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1. GENERAL INFORMATION  

 

ADDRESS: Part Lot 7433 and Part Lot 5988 (57) Bayview 
Boulevard, Bayview, Town of Darwin (Bookmark A1) 

CURRENT ZONE: Zone FD (Future Development) 

PROPOSED ZONE: LR (Low Density Residential) and LMR (Low-Medium 
Density Residential) 

SUMMARY OF APPLICATION:  Subdivision to create 18 lots 

APPLICANT: Earl James and Associates, Kevin Dodd 

LAND OWNER: Dover Investments Pty Ltd, Director Ivan Wong 

BENEFICIARY: Land owner 

AREA: Lot 7433 - 54,300m2 / 5.34ha  

Lot 5988 is 42,900m2 / 4.29ha 

 
 
2. LEGISLATIVE REQUIREMENTS 
 
The Minister for the Department of Lands, Planning and Environment is responsible for 
determining proposals to amend the NT Planning Scheme 2020 (including the amendment 
component of a concurrent application).  
 
The Planning Act 1999 establishes requirements relating to the exhibition, consultation and 
reporting of concurrent applications.  
 
Under section 30N, the consent authority must conduct a hearing if any submissions are 
received during the exhibition period.  
 
Under section 30P, the consent authority must (following any required hearing and taking 
account of matters under section 30P(2)) make a preliminary decision that if the Minister were 
to approve the amendment proposal, the authority would be likely to consent or refuse to 
consent to the development proposal. 
 
Under section 30Q of the Act, the consent authority must give the Minister a written report 
that includes the preliminary decision, the submissions received, the issues raised in 
submissions or during consultation, and any other information that the consent authority 
believes the Minister should take into account when considering the proposal. 
 
Upon receipt of a notice of approval of the amendment proposal from the Minister, the consent 
authority must determine, as required by section 30W(1) to either consent, alter and consent 
or refuse the development proposal.  
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Third Party Appeal Rights  

There is no third party right of appeal in relation to any decision by the Minister for Lands, 
Planning and Environment in relation to the amendment proposal. 
 
There is no right of appeal by a third party under section 117 of the Planning Act 1999 in respect 
of this determination as pursuant to Part 4 of the Planning Regulations 2000 section 14(2) states 
there is no right of review if the determination relates to the subdivision…of land. 
 
3. ASSESSMENT SYNOPSIS 
 
This report concludes that the Authority should:  

• make a preliminary decision that if the Minister were to approve the amendment 
proposal the consent authority would be likely to consent to the development proposal; 

• provide a report to the Minister including the preliminary decision, the submissions and 
the issues raised in the submissions; and 

• delegate to the Chair the determination of the development proposal subject to the 
Minister’s decision on the amendment proposal. 

 
4. PROPOSAL  
 
The pre-lodgement meeting with a planning advisor, as required by Section 30B of the Planning 
Act 1999, was held on 4 July 2023. Regarding the amendment proposal it was noted that Zone 
LR (using greenfield lot sizes) was considered more appropriate for Areas A and C, Zone LMR 
for Area B can be considered. Proposed lots 13 and 14 (now lots 11 and 12) in Area A would 
conflict with the alignment of any future road to connect to the constructed intersection at 
Tiger Brennan Drive, however the Crown Land Estate division of the Department of Lands, 
Planning and Environment advised that there are no longer plans to develop land to the east 
and south of Bayview thereby resolving this conflict. 
 
As part of the pre-lodgement meeting, it was noted that a similar subdivision application was 
submitted by the applicant in 2022 (application reference PA2022/0474) and it was 
recommended that the applicant refer to the matters previously raised in the technical 
assessment for that application, service authority comments and public submissions received. 
The application was withdrawn by the applicant in April 2023. 
 
On 27 September 2023, Kevin Dodd of Earl James and Associates lodged a concurrent 
application comprising: 

• an amendment proposal to rezone Part Lot 7433 and Part Lot 5988 (57) Bayview 
Boulevard, Bayview, Town of Darwin from Zone FD (Future Development) to Zone LR 
(Low Density Residential) and Zone LMR (Low-Medium Density Residential) and  

• a development proposal seeking consent to subdivide Part Lot 7433 and Part Lot 5988 
(57) Bayview Boulevard, Bayview, Town of Darwin to create 19 lots. 

 
The application notes that in order to subdivide the land in accordance with the Darwin Inner 
Suburbs Area Plan, a planning scheme amendment to change the zone from Zone FD (Future 
Development) to Zone LR (Low Density Residential) and Zone LMR (Low-Medium Density 
Residential) is required to support the proposed lot sizes. The concurrent application process is 
being utilised to allow for a single process for the application, exhibition and receiving of 
comments for both the planning scheme amendment and development application. 
 
Lots 5988 and 7433, Town of Darwin, are Crown lease parcels that have been progressively 
developed as the Bayview Marina Estate. The developers were initially granted a Crown lease 
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over Lot 5988, Town Darwin (CLT 1251) in 1993. Then in 2004, a Crown lease (CLT 2155) was 
granted over an additional land area (Lot 7433) to enable the subdivision to be expanded. The 
current application proposes to create 18 lots as below:  
 
Area A – Comprises of a strip of land that is part of Lot 5988 and a portion of Lot 7433. The 
subdivision proposes to create 12 lots in this area having lots sizes ranging from 454m2 to 
715m2 and will be in zone LR. This area also includes the creation of a 15m wide public road 
and access to Lot 7433 adjacent to Lot 10. 
 
Area B – Comprises of a strip of land that is part of Lot 5988 and a portion of Lot 7433. The 
subdivision proposes to create 2 lots in this area measuring 399m2 and 392m2 and is zoned 
LMR.  
 
Area C - Comprises of the middle section of Lot 7433 and a small portion of Lot 5988. The 
subdivision proposes to create 4 lots and a 15m wide public road and access to Lot 7433 
adjacent to Lot 1. The 2 lots to the north will be in zone LR and include lot sizes of 1429m2 and 
670m2. The two lots to the south will be in Zone LMR and include lot sizes of 1812m2 and 
597m2. 
 
The balance of Lot 7433 will form the remnant Crown Lease Term (CLT) parcel.  The subdivision 
includes lots that can be used for the purpose of dwelling-single, dwelling-group and dwelling 
multiple. The Area Plan identifies the site residential and future development, and a discussion 
relating to provisions of the intended zoning, zone LR and LMR is provided below.   
 
A copy of the exhibition material including the application is at Bookmark B1.  
 
Following exhibition of the application, the application was deferred under delegation to allow 
the applicant to address matters raised in the technical assessment and in comments from 
service authorities. 
 
The applicant provided two amended subdivision layouts, one with 18 lots (Bookmark B2) and 
the second with minor changes to the (18) lots sizes and an access provided from proposed 
Area A to Area C (Bookmark B3) in response to comments from Council. The amended 
subdivision plans were circulated to submitters and service authorities for comment. Any 
development permit issued should reference the revised proposal of “subdivision to create 18 
lots”. The applicant’s response to service authority comments is discussed further in section (l). 
 
Planning History 
In 2022 a similar subdivision application (for 21 lots) was lodged over the lots located in Zone 
FD however the proposal was withdrawn and the concurrent application lodged in its place. 
 
The planning history for Lot 5988 and Lot 7433 is provided below. 

Development 
Permit 

Purpose Date of Issue Lot 5988 Lot 7433 

DP13/0635A 
Extension of time for 2 years to 
DP13/0635. 

06/10/2015 ✓ ✓ 

DP13/0635 Subdivision to create 2 lots 18/09/2013 ✓ ✓ 

DP11/0778 Subdivision to create 5 lots 26/10/2011 ✓  

DP06/0278 
6 x 3 bedroom cluster dwellings in 
2 x 2 storey buildings 

05/07/2006 ✓ ✓ 
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Development 
Permit 

Purpose Date of Issue Lot 5988 Lot 7433 

DP08/0327 Subdivision to create 65 lots 23/04/2008 ✓  

DP02/0144A 
Extension of time for 1 year to 
DP02/0144 

19/01/2006 ✓ ✓ 

DP04/0322 
Building set back plans for Stage 10 
Bayview Estate 

19/11/2004 ✓ ✓ 

DP04/0010 Subdivision to create 29 lots 28/07/2004 ✓ ✓ 

DP03/0265 Subdivision to create 1 lot  17/10/2003  ✓ 

DP04/0081 
5x3 bedroom cluster dwellings in 2 
storeys 

24/03/2004 ✓ 
 

DP03/0288 Subdivision to create 3 lots 12/11/2003 ✓  

DP03/0074 
33 x 3 Bedroom Flats in 4 Storeys 
& Restaurant / 10 x 3 Flats in 3 
Storeys 

28/03/2003 ✓ 
 

DP02/0104C 
Consolidate proposed Lots 6211 
and 6212 at the southern end of 
Fanning Dive 

05/12/2002 ✓ 
 

DP02/0104B 
Remove marina berths from 
proposed Lots 1 (6075) & 2 (6076) 

05/11/2002 ✓  

DP98/0218H Amend Boundaries of Lot 6943 05/11/2002 ✓  

DP98/0218G Carparking Lot 03/10/2002 ✓  

DP02/0104A 

Vary the size of Proposed Lots 22, 
23 & 24 and include the water 
adjacent to proposed Lot 3 in the 
title to that lot 

18/06/2002 

✓  

DP98/0218F Include water to lots 6071 to 6074 18/06/2002 ✓  

DP98/0218E Extension of time for 2 years 31/05/2002 ✓  

DP02/0144 Foreshore filling 12/06/2002 ✓  

DP02/0104 Subdivision to create 45 lots 14/05/2002 ✓  

DP02/0244 
Building setbacks & design 
guidelines - Bayview stage 8 

30/09/2002 
✓  

DP98/0218D Variation to layout 07/11/2001 ✓  

DP98/0218C 
Boundary re-alignment and 
additional 2 lots 

22/08/2001 
✓  

DP01/0388 
Setback & design guidelines stage 
7B & 9 

08/10/2001 
✓  

DP01/0347 
Subdivision to create 38 lots – 
Stage 9 

04/10/2001 
✓  

DP01/0314 
Subdivision to create 15 lots - 
Stage 7B 

10/08/2001 
✓  

DP98/0218B Subdivision to create Lot 6943 09/11/1999 ✓  

DP00/0101 8 x 3 Bedroom Cluster Dwellings 21/03/2000 ✓  
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Development 
Permit 

Purpose Date of Issue Lot 5988 Lot 7433 

DP98/0389 Sales Office 07/08/1998 ✓  

DP98/0218 Subdivision to create 231 lots 25/05/1998 ✓  

S 2562 Subdivision to create 2 lots 10/12/1993 ✓  

 
5. SITE AND LOCALITY CONTEXT  
 
The suburb of Bayview is located northeast of the Darwin Central Business District and has 
been developed for predominately residential purposes with some commercial land uses 
located in the marina.   
 
Lot 5988 and Lot 7433 Town of Darwin are Crown Lease parcels that have progressively been 
developed as the Bayview Marina Estate. The land subject to this application (the site) has been 
identified as the last suitable land for residential development within the original Crown Lease 
areas of the estate. The applicant advised this will be the final subdivision in the current Crown 
Lease parcels. 
 
The site is adjacent to lots zoned LMR (Low-Medium Density Residential), LR (Low Density 
Residential) and FD (Future Development). 
 
Access to the Bayview Estate is provided via a signalised intersection at Stoddart Drive and 
Tiger Brennan Drive to the west and via a left in – left out access at Stoddart Drive and Tiger 
Brennan Drive to the east. 
 
Site, Surrounds and Zoning 

 
Figure 1: Bayview Locality Plan 
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6. PUBLIC EXHIBITION 
 
The application was placed on public exhibition for a period of 28 days from 8 March 2024 to 
5 April 2024. 13 public submissions were received under section 49(1) of the Planning Act 1999 
and one late submission was received on 8 April 2024. Copies of the submissions received are 
at Bookmarks C1 – C14.  
 
 
7. PRELIMINARY DECISION ABOUT DEVELOPMENT PROPOSAL (SECTION 30P OF 

THE PLANNING ACT) 
 
Section 30P(2) of the Planning Act 1999 establishes matters the consent authority is required 
to consider in making a preliminary decision in relation to the development proposal. 
 
The matters discussed below are those identified in section 30P(2) that are relevant to this 
proposal.   
 
(a) the planning scheme that applies to the land to which the application relates (the land);  

Northern Territory Planning Scheme 2020 (NTPS 2020) 

The NT Planning Scheme 2020 applies to the land and subdivision to create 18 lots requires 
consent under Clause 1.8 (When development consent is required). It is identified as Impact 
Assessable under Clause 1.8(1)(c)(ii), therefore the strategic framework (Part 2 of the Scheme, 
including Darwin Regional Land Use Plan 2015 and Darwin Inner Suburbs Area Plan 2016), 
overlay Clauses 3.4 (CR - Coastal Reclamation) and 3.7 (LSSS - Land Subject to Storm Surge) 
zone purpose and outcomes of Clauses 4.2 (Zone LR – Low Density Residential) and Clause 4.3 
(Zone LMR – Low-Medium Density Residential) and Clauses 6.2.1 (Lot Size and Configuration 
for Subdivision in Zones LR, LMR, MR and HR), 6.2.2 (Lots Less Than 600m2 for Dwellings-
Single), 6.2.3 (Site Characteristics for Subdivision in Zones LR, LMR, MR and HR) and 6.2.4 
(Infrastructure and Community Facilities for Subdivision in Zones LR, LMR, MR and HR), need 
to be considered.  

 
These clauses have been considered and it is found that the proposal complies with the relevant 
requirements of the Planning Scheme. A copy of the technical assessment is provided at 
Bookmark D. 
 
Part 2 - Strategic Framework 
 
Clause 2.1 (Purpose of the Strategic Framework) requires that interpretation of the Planning 
Scheme and determinations of a consent authority have regard to the policies and planning 
concepts expressed in documents appearing in Part 2 or Schedule 5 and ensure that a use or 
development or proposed use or development is consistent with them.  

Darwin Regional Land Use Plan 2015 (DRLUP) 

The purpose of the Darwin Regional Land Use Plan 2015 (DRLUP) is to identify the essential 
characteristics and needs that will shape future development in the region and establish an 
overarching framework for that development. 
 
The location of the proposed development is in an area identified for Urban/Peri-Urban land 
use. These areas will accommodate a full range of land uses such as a variety of housing types, 

http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#planning_scheme
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
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retail and commercial, community facilities and services, sport, recreation and urban open 
space, and natural and conservation areas. 
 
The proposal aligns with the key Residential objectives of the DRLUP by providing residential 
lots that integrate new and existing residential development to maintain character and create 
a cohesive society that meets the diverse needs and aspirations of all sectors of the community. 
 
The high level mapping in the DRLUP does not recognise the nuances in established areas 
between those smaller sites that have been built upon and those that remain undeveloped. A 
discussion regarding application of clause 6.2.1 is provided later in the section of this report 
with the Part 6 – Subdivision Requirements. 
 
Darwin Inner Suburbs Area Plan 2016 

The Darwin Inner Suburbs Area Plan 2016 (DISAP) provides a framework to guide progressive 
growth and development within the Inner Suburbs of Darwin building on the broad regional 
strategic planning policies established by the Darwin Regional Land Use Plan 2015. 
 
The Land Use Plan identifies the subject land as future development. Land to the west of the 
subject land is shown in the DISAP as a mixture of low density and low-medium residential, 
which forms part of the existing Bayview Marina Estate. 
 
Part 3 – Overlays 
 
3.4 CR - Coastal Reclamation 

The site is within the level of the highest astronomical tide. The application proposes site 
preparation earthworks and a sea wall to ensure the site (areas A and C) is suitable for 
residential development. Area B does not require earthworks as this area has been filled and 
surcharged as part of a previous stage of Bayview that was competed in 2004. 
 
Sub-clause 3 of Clause 3.4 (CR - Coastal Reclamation) states, the consent authority in considering 
an application for coastal landfill must have regard to the advice of the agency responsible for natural 
resources and the environment.  
 
The application was circulated to the Department of Lands, Planning and Environment, 
previously the Department of Environment, Parks and Water Resources and their comments 
are summarised below in section (l). Conditions and notes relating to acid sulfate soils and 
erosion and sediment control have been recommended for inclusion on any development 
permit issued. 
 
3.7 LSSS - Land Subject to Storm Surge 

The purpose of Clause 3.7 (LSSS - Land Subject to Storm Surge) is to identify areas with a known 
risk of inundation from primary or secondary storm surges and ensure that development in these 
areas demonstrates adequate measures to minimise the associated the risk to people, damage to 
property and costs to the general community caused by storm surge.  
 
The relevant administration is provided below: 
(5) Land within the PSSA is to be used or developed only with consent.  

(6) The consent authority may consent to a use or development within the PSSA that is not in 
accordance with sub-clauses 8-10 only if it is satisfied that the application demonstrates that 
there is no increased risk to people and property, including adjoining property.  
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The site is located within the primary and secondary storm surge area (PSSA and SSSA). The 
application identifies bulk earthworks that will be undertaken to achieve the proposed road 
design and site levels for lots in preparation for residential development. These works will 
ensure that the lots are suitable for development as they will be elevated to approximately RL 
6.5m AHD, above the storm surge level. In addition, a seawall is proposed will enable the 
development of the lots for their intended purposes, and with a crest level of RL6.5m AHD, will 
mitigate risk and damage as a result of any storm surge event. 
 
Part 4 – Zones 
 
4.2 Zone LR – Low Density Residential 

The subdivision proposal is separated into 3 areas, area A and part of area C is in zone LR (Low 
Density Residential). The area A subdivision proposes to create 12 lots in this area having lots 
sizes ranging from 454m2 to 715m2. The Area C subdivision proposes to create 4 lots and a 
15m wide public road. The 2 lots to the north will be in zone LR and include lot sizes of 1429m2 
and 670m2. The remaining 2 lots to the south will be in Zone LMR.  
 
Access to area A will extend from Latrobe Street and include the creation of a 15m wide public 
road which will provide access to each of the lots.  Access to area C will extend from O’Ferrals 
Road and include the creation of a 15m wide public road which will provide access to each of 
the lots. Council access from Area A to Area C to Lot 7433 is provided from an access road 
adjacent to Lot 10A and Lot 1C. City of Darwin advises they are satisfied with the new access 
arrangements to the remaining part Lot 7433, to allow vehicle access between area A and area 
C. 
 
The proposal will add to the residential land supply for low density dwellings (such as dwelling-
single, dwelling-independent and ancillary structures etc.) in an area identified for a range of 
low-rise housing options in accordance with the purpose of the zone.  
 
4.3 Zone LMR – Low-Medium Density Residential 

The subdivision proposal is separated into 3 areas, area B and part area C is in zone LMR (Low-
Medium Density Residential). The Area B subdivision proposes to create 2 lots in this area 
measuring 399m2 and 392m2. The Area C subdivision proposes to create 4 lots and a 15m wide 
public road. The 2 lots to the north will be in zone LR and 2 lots to the south will be in Zone 
LMR and include lot sizes of 1812m2 and 597m2. 
 
Access to area B is provided from Fanning Drive/O’Ferrals Road and access to area C will 
extend from O’Ferrals Road and include the creation of a 15m wide public road which will 
provide access to each of the lots. The proposal will add to the residential land supply for low-
medium density dwellings (such as dwelling-single, dwelling-group etc.) in an area identified for 
a range of low-rise housing options in accordance with the purpose of the zone. The land is 
located in an area with access to existing transport networks, reticulated services, open space 
and community facilities. 
 

Part 6 – Subdivision Requirements 

The assessment of the lot layout and proposed building envelopes comply with Clauses 6.2.1 
(Lot Size and Configuration for Subdivision in Zones LR, LMR, MR and HR) and 6.2.2 (Lots Less 
Than 600m2 for Dwellings-Single), on the basis the application is assessed under the following 
Zone LR greenfield provisions: 
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• Under clause 6.2.1 the minimum lot size for Zone LR in greenfield areas identified for compact 
urban growth in the strategic framework is an average of 600m2 and no smaller than 450m2.  

 
Clause 6.2.1 provisions relating to minimum lot sizes for Zone LR other than greenfield areas 
identified for compact urban growth in the strategic framework of 800m2 has not been applied as 
part of this assessment. 
 
The broader Bayview Marina Estate was developed prior to the introduction of the DRLUP in 
the Planning Scheme; and comprises a range of smaller lot sizes.  
 
The LR lots adjoining proposed area A (Lots 7374 to 7499) have lots sizes ranging from 524m2 

(Lot 7378) to 732m2 (Lot 7375), where the majority of lots are 600m2 or less. This excludes Lot 
7486 with a lot size of 887m2 and Lot 7499 is 1970m2 as these 2 lots are zoned LMR. Adjoining 
proposed lots 1 and 2 of part area C, the lots sizes are 602m2 to 619m2.   

 
There is no clear definition of greenfield in the DRLUP or DISAP, however, there is a definition 
of greenfield in the Compact Urban Growth Policy 2015 which is the creation of new planned 
suburbs and communities on previously undeveloped land. 
 
Historic imagery confirms that prior the development of the Bayview Marina Estate, the land 
was undeveloped and is therefore appropriately considered as greenfield. 
 
This application applies to the last portion of land within the original estate lease area suitable 
for residential development. The application also seeks to match the existing zoning along 
proposed area A and part of area C where the existing zoning pattern is LR. 
 
In addition, the proposal has been assessed as complying with Clauses 6.2.3 (Site 
Characteristics for Subdivision in Zones LR, LMR, MR and HR) and 6.2.4 (Infrastructure and 
Community Facilities for Subdivision in Zones LR, LMR, MR and HR). 

 

(b) the amendment proposal in the application;  
 
The amendment proposal within this application relates to a proposed change in the zoning of 
the land, from Zone FD (Future Development) to Zone LR (Low Density Residential) and Zone 
LMR (Low-Medium Density Residential).  The merits of the proposal are discussed in section 
7(i) of this report. In summary, the site is potentially suitable for the proposed use because it 
facilitates housing choice to meet the diverse needs of Darwin’s population consistent with the 
existing pattern of residential development and promotes sustainable development by utilising 
existing service infrastructure. 

 
 (c) any significant development report given to the consent authority under section 30D(6)(c)(iii);  
 
The Minister did not request a significant development report.  
 
(d) any interim development control order in force for the land; 
 
There are no interim development control orders relevant to the site.  
 
 
 

http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#amendment_proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#significant_development_report
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#interim_development_control_order
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
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(e) any environment protection objective, as defined in section 5 of the Waste Management 
and Pollution Control Act , that is relevant to the land;  

 
The application was circulated to DEPWS and have identified a range of statutory obligations 
under the WMPC Act in their comments which will be referenced as a permit note.  
 
(f)  any information received as a result of consultations carried out, submissions received, or 

evidence given at a hearing; 
 
A total of 13 public submissions were received during the exhibition period and one submission 
was received after the exhibition period (refer to section (r) below).  A list of the submissions 
received are at Bookmark C1 to C14. 
 
The issues raised in the submissions are summarised below: 
 
Nuno De Castro 
24 Stoddart 
Drive, Bayview 
(Bookmark C1) 

• Requests the consideration of traffic volumes along Stoddard Drive for 
existing properties. 

• Concerns that the section of Stoddart Drive between Broadhurst 
Court and Laidlaw Court has not been constructed to accommodation 
traffic volumes for a primary collector or secondary collector road and 
instead is a minor street/ cul de sac. 

• Concerns regarding traffic safety to residents reversing onto Stoddart 
Drive. 

• Consideration of another entry/exit for the development that reduces 
current traffic volumes through Stoddard Drive between Broadhurst 
Court and Laidlaw Court. 

• Traffic plans that consider safety of children, pedestrians and the 
elderly. 

Brandon van 
Antwerpen  
(Bookmark C2) 

• Objects to the proposed subdivision. 

Esther and 
Justin Jones  
21 O’Ferrals 
Road, Bayview. 
(Bookmark C3) 

• Objects to the proposed subdivision. 
• The removal of native mangroves in Area C as a result of the proposed 

subdivision on climate change and impacts on the marine environment. 

• Disputes that the applications involves harbour dredging. 

• Backflow and leeching into the nearby creek system and mangrove 
system affecting fish and other vulnerable and endangered species in 
Darwin Harbour. 

• Impact on fauna from the proposal as a 2015 environmental report 
identified 26 vulnerable, 19 endangered and one critically endangered 
marine, mammal and fauna species living in Darwin’s harbour including 
Bayview. 

• Parking congestion for Area C cul-de-sac which is directly behind their 
property. 

• Concerns regarding privacy and impact on everyday living for existing 
Bayview residents as a result of the proposal including overlooking 

http://www.austlii.edu.au/au/legis/nt/consol_act/wmapca398/
http://www.austlii.edu.au/au/legis/nt/consol_act/wmapca398/
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
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into backyard and living areas, increased traffic and noise during 
construction. 

• Decrease in property value as a result of the proposed subdivision. 

• Loss of views from their property of the mangroves. 

Michelle 
Leonard and 
Shane Lally 
19 O’Ferrals 
Road, Bayview 

(Bookmark C4) 

• Objects to the proposed subdivision for Area C. 

• The cost of the road construction from Benison Road not being 
developed should be provided by the developer. 

• Requests the developer build a construction road from the Benison 
Road entrance. 

• Impact on existing infrastructure as a result of the proposed 
subdivision including traffic safety for children and residents and road 
damage from heavy vehicles to City of Darwin road infrastructure. 

• Concerns regarding security and crime from access being provided 
beside Lot 1 of Area C. 

• Decrease in property value as a result of the proposed development 
and concerns regarding multiple dwelling development that may 
occur. 

• Loss of privacy, overlooking from new dwellings and limitation on 
providing landscape screening due to the existing tiling along the 
boundary. 

• The removal of vegetation resulting in urban sprawl creating heat 
stress. The proposal not supporting the Northern Territory 
Government Climate Change Response: Towards 2050 and City of 
Darwin’s Greening Darwin Strategy. 

• Concerns regarding light spill and visual bulk as a result of the 
additional residential development. 

• Loss of views from their property of the mangroves, noise pollution, 

• Traffic safety from drivers speeding and existing parking concerns with 
cars parking along the verge blocking sightlines. 

Rosario S 
Finocchiaro  
(Bookmark C5) 

• Provides background on previous issues regarding dumping of 
excavation spoil on Crown Land Lot 7433 at the end of Latrobe Street 
and requests a condition on any development permit that earthmoving 
plant and general construction access must be via the disused branch 
of the intersection at the Benison Road and Tiger Brennan Drive 
intersection rather than via Latrobe Street or Perth Street. 

• Objects to the proposed subdivision in Area B and the area instead be 
used as the access to a new road for residents of east Bayview to the 
Benison Road and Tiger Brennan Drive intersection. 

• Access to Tiger Brennan Drive from Stoddard Drive presents safety 
issues as the street is narrow and on a hill. 

 
Christina 
Nicolakis  

• Objects to the proposed subdivision. 
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15 O’Ferrals 
Road, Bayview 

(Bookmark C6) 

• The removal of mangroves as a result of the proposed subdivision on 
climate change and impacts on the marine environment. 

• Impact on fauna from the proposal as a 2015 environmental report 
identified 26 vulnerable, 19 endangered and one critically endangered 
marine, mammal and fauna species living in Darwin’s harbour including 
Bayview. 

• Concerns regarding the removal of mature mangroves. 

• Disputes that the applications involves harbour dredging and that 
there should be no risk to nature, people, community and property as 
result of the proposal. 

• Concerns regarding traffic congestion and emergency vehicle access 
due to multiple dwelling development and use of on-street car parking.  

• Concerns regarding privacy, property value and impact on way of 
living for existing Bayview residents as a result of the proposal 
including overlooking, increased traffic and noise during construction. 

 
Ilias Nicolakis 
15 O’Ferrals 
Road, Bayview 
(Bookmark C7) 

• Objects to the proposed subdivision. 

• The removal of mangroves as a result of the proposed subdivision on 
climate change and impacts on the marine environment. 

• Impact on fauna from the proposal as a 2015 environmental report 
identified 26 vulnerable, 19 endangered and one critically endangered 
marine, mammal and fauna species living in Darwin’s harbour including 
Bayview. 

• Concerns regarding the removal of mature mangroves. 

• Disputes that the applications involves harbour dredging and that 
there should be no risk to nature, people, community and property as 
result of the proposal. 

• Concerns regarding traffic congestion and emergency vehicle access 
due to multiple dwelling development and use of on-street car parking.  

• Concerns regarding privacy, property value and impact on way of 
living for existing Bayview residents as a result of the proposal 
including overlooking, increased traffic and noise during construction. 

Ranjit 
Darkadakis 
55 Ellengowan 
Drive, Brinkin 

 
(Bookmark C8) 

• Objects to the proposed subdivision. 

• The removal of mangroves as a result of the proposed subdivision on 
climate change and impacts on the marine environment. 

• Impact on fauna from the proposal as a 2015 environmental report 
identified 26 vulnerable, 19 endangered and one critically endangered 
marine, mammal and fauna species living in Darwin’s harbour including 
Bayview. 

• Concerns regarding the removal of mature mangroves. 

• Disputes that the applications involves harbour dredging and that 
there should be no risk to nature, people, community and property as 
result of the proposal. 
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• Concerns regarding traffic congestion and emergency vehicle access 
due to multiple dwelling development and use of on-street car parking.  

• Concerns regarding privacy, property value and impact on way of 
living for existing Bayview residents as a result of the proposal 
including overlooking, increased traffic and noise during construction. 

Georgios and 
Eleni Georgiou 
16 Latrobe 
Street, Bayview 

(Bookmark C9) 

• Objects to the proposed subdivision. 

• Purchased their lot as the plans showed there was a walkway at the 
back providing privacy. 

• Concerns regarding privacy, property value and impact on way of 
living for existing Bayview residents as a result of the proposal 
including overlooking, increased traffic and noise during construction. 

Virginia Close 
4 Perth Street, 
Bayview 
(Bookmark C10) 

• Objects to the proposed subdivision proposal. 

• Raises concerns regarding impacts on climate change and the marine 
environment from the removal of mangroves as a result of the 
proposed subdivision. 

• Concerns regarding the removal of mature mangroves and mangrove 
mud on ecology and fauna species. 

• Smell/ pollution associated with mangrove removal. 

• Concerns regarding erosion from sea wall construction and not being 
publicly accessible. 

• Raises concerns regarding traffic congestion and traffic safety from 
proposed cul de sacs. 

• Raises questions regarding management of the Darwin Harbour and 
infrastructure, new roads, electricity and sewage. 

 
Margaret Clinch 
of PLAN, The 
Planning Action 
Network Inc. 
(Bookmark C11) 

• References previous subdivision application in 2023 that was 
withdrawn. 

 
• Concerns from home owners in the area that the proposal would not 

match the character and quality of homes in the area. 
 
• Concerns regarding views, access, impact on existing residents 
 
• Land not suitable for the development as it is located in land with 

mangroves. 
 
• The Area Plan does not automatically rezone land and rezoning is to 

be considered by the Minister. 
 
• The DISAP identifies the zone as Zone FD and does not indicate a 

potential change to the zoning. 
 
• Requests the applicant addresses the environmental considerations 

(including mangroves) by a certified report by a qualified 
environmental professional. 
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• Concerns regarding safety from the sea wall and cul de sacs proposed 
in the subdivision. 

 
• Concerns regarding connecting the proposed subdivision with existing 

infrastructure. 
 
• Concerns that some drawings and plans are not to scale. 
 
• Concerns regarding the cost of the development and that it’s not the 

answer to the current housing problem. 
 

Allison Grierson, 
Tim Baldwin, 
Lisa and Phillip 
Ryder , David 
and Leanne 
Pears 
46 and 48 
O’Ferrals Road, 
Bayview 
(Bookmark C12) 

• The Traffic Impact Assessment report (Attachment K) excludes 
suburban traffic flow and road configurations of impact to O’Ferrals 
Road for the rezoning and development. 

 
• Traffic safety issues from increased vehicles along O’Ferrals Road 

which narrows, limited parking and traffic congestion. 
 
• Requests the developer install the new road at Tiger Brennan Drive 

and Benison Road, not installing the road would mean traffic on Perth 
Street, Fanning Drive and O’Ferrals Road will significantly increase. 

 
• Requests reconfiguration of parking on O’Ferrals Road with sealing of 

the verge making it clear where parking can occur. 
 

James 
Richardson  
18 Omero 
Street, Brinkin 
(Bookmark C13) 

• Objects to the proposed subdivision. 

• Site is unsuitable for residential housing due to rising sea levels and 
low-lying habitat in Darwin Harbour is inundated regularly. 

• Areas A and C should be left vegetation to act as a buffer for the 
existing residential neighbourhood, erosion control and a buffer 
against biting insects. 

 
In response to the public submissions received, the applicant provided a response to 
submissions at Bookmark B2. 
 
Development Assessment Services’s Comments 
The concerns raised in the submissions are noted. 
 

The main issues raised in the submissions relate to: DAS’s Comments 

• Decrease in property value as a result of the proposed 
subdivision. 

Changes in property value as a result of 
the proposal is not a planning 
consideration. 
 

• The application involves harbour dredging however it’s 
not included in the application and there should no risk 
to nature, people, community and property as result of 
the proposal. 

Clause 3.9 (Darwin Harbour Dredging) is 
listed over the site, however this overlay 
applies for dredging of the seabed. The 
proposal does not include dredging of 
the seabed and therefore this clause is 
not applicable. 
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The main issues raised in the submissions relate to: DAS’s Comments 

• The Area Plan does not automatically rezone land and 
rezoning is to be considered by the Minister. 

• The DISAP identifies the zone as Zone FD and does not 
indicate a potential change to the zoning. 

The concurrent application is for a 
planning scheme amendment (rezoning) 
and development proposal for a 
subdivision. The rezoning component of 
the concurrent application will be 
considered by the Minister. 

• Concerns that some drawings and plans are not to 
scale. 

The DCA may wish to query the 
applicant regarding the scale of the 
plans submitted. 

• Concerns regarding the cost of the development and 
that it’s not the answer to the current housing problem. 

The cost of the development is not a 
planning consideration. 

Existing and future traffic congestion and safety concerns 

• Traffic Impact Assessment should consider traffic 
volumes along Stoddard Drive for existing properties, 
suburban traffic flow and road configurations of 
impact to O’Ferrals Road for the rezoning and 
development and safety of children, pedestrians and 
the elderly. 

• The existing section of Stoddart Drive between 
Broadhurst Court and Laidlaw Court has not been 
constructed to accommodation current traffic 
volumes. 

• Traffic safety for residents reversing onto Stoddart 
Drive. 

• Emergency vehicles access. 

The roads within the proposed 
subdivision are managed by City of 
Darwin. City of Darwin has requested a 
conditions for road design including 
pedestrian/cycle corridors and 
compliance with the NT Subdivision 
Guidelines. The conditions regarding 
road design as requested by City of 
Darwin are recommended on any 
development permit issued. 

• Construction of another entry and exist into Bayview 
from road established at Benison Road and Tiger 
Brennan Drive. 

The application was circulated to the 
relevant referral agencies including 
Crown Land Estate, Transport Planning 
and City of Darwin who did not raise 
any concerns regarding the access 
proposed to the subdivision. 

• Condition requested on any development permit that 
earthmoving plant and general construction access 
must be via the disused branch of the intersection at 
the Benison Road and Tiger Brennan Drive intersection 
rather than via Latrobe Street or Perth Street. 

• Road damage that may occur from heavy vehicles to 
City of Darwin road infrastructure. 

City of Darwin requests a condition that 
a Site Construction Management Plan 
be required including haulage routes, 
use of City of Darwin land and how land 
will be managed during the construction 
phased. A condition can be included on 
any development permit issued. 

• If not constructed, the cost of the previous road 
construction works at Benison Road not being 
developed should be provided by the developer. 

The cost of previous road construction 
works is not a planning consideration. 

• Proposed Area B be used as access for residents to the 
east of Bayview to Benison Road and Tiger Brennan 
Drive intersection. 

The application was circulated to the 
relevant referral agencies including 
Crown Land Estate, Transport Planning 
and City of Darwin who did not raise 
any concerns regarding the access 
proposed to the subdivision. 

• Existing and future on street parking congestion as a 
result of the proposed subdivision. 

• Reconfiguration of parking on O’Ferrals Road with 
sealing of verge making it clear where parking can 
occur. 

Latrobe Street, Fanning Drive and 
O’Ferrals Road are roads managed by 
City of Darwin, therefore matters 
regarding on street car parking is the 
responsibility of City of Darwin. 
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The main issues raised in the submissions relate to: DAS’s Comments 

• Management of new roads and infrastructure. The roads proposed to be created in the 
subdivision will be managed by City of 
Darwin.  
 
 
 
 

Removal of Mangroves 

• Impacts on climate change and marine environment. 
• Backflow and leeching into the nearby creek system 

and mangrove system affecting fish and other 
vulnerable and endangered species in Darwin 
Harbour. 

• Impact on fauna from the proposal as a 2015 
environmental report identified 26 vulnerable, 19 
endangered and one critically endangered marine, 
mammal and fauna species living in Darwin’s harbour 
including Bayview. 

• Smell/ pollution associated with mangrove removal. 

The application was circulated to 
referral agency responsible for 
environmental matters the Department 
of Lands, Planning and Environment 
(formerly the Department of 
Environment, Parks and Water 
Security). In their original comments 
they advised the applicant should 
consider whether the development has 
the potential for a significant 
environmental impact under the 
Environment Protection Act 2019 by 
using the pre-referral screening tool. 
Further comments were provided 
recommending the application arrange a 
pre-referral meeting with DEPWS. The 
additional information provided 
following the pre-referral meeting was 
circulated to DEPWS for review and 
further comments were provided raising 
matters to be addressed by the 
applicant in relation how matter 
regarding buffer zones for biting midges 
and disturbance of Potential Acid 
Sulfate Soils will be addressed. 
 
The matter raised in the comments from 
DEPWS can be addressed through 
conditions and notes on any 
development permit issued regarding 
managing and mitigating acid sulfate 
soils, as requested by DEPWS in their 
original comments and regarding biting 
midges, Medical Entomology 
recommends a warning on land titles 
advising of the biting midge problem as 
a condition. 

• The proposal not supporting the Northern Territory 
Government Climate Change Response: Towards 
2050 and City of Darwin’s Greening Darwin Strategy. 

The application has been assessed 
against the requirements of the NT 
Planning Act 1999 and NT Planning 
Scheme 2020. 

• Areas A and C should be left as vegetation to act as a 
buffer for the existing residential neighbourhood, 
erosion control and a buffer against biting insects. 

• Erosion from sea wall construction and not being 
publicly accessible. 

Public access to the sea wall is not a 
planning requirement. Erosion and 
sediment control can be managed 
through a condition on any 
development permit issued. 

• Land is not suitable for the development as it is located 
in land with mangroves. 

The land is capable of supporting the 
proposed development. Comments 
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The main issues raised in the submissions relate to: DAS’s Comments 

• Site is unsuitable for residential housing due to rising 
sea levels and low-lying habitat in Darwin Harbour is 
inundated regularly. 

from service authorities have been 
sought in relation to the capability of the 
land. The requirements of service 
authorities are addressed through 
conditions and notes on the permit. 
 
Additionally, the application identifies 
bulk earthworks that will be undertaken 
to achieve the proposed road design 
and site levels for lots in preparation for 
residential development. These works 
will ensure that the lots are suitable for 
development as they will be elevated to 
approximately RL 6.5 m AHD, above the 
storm surge level. In addition, a seawall 
is proposed will enable the development 
of the lots for their intended purposes, 
and with a crest level of RL6.5 m AHD, 
will mitigate risk and damage as a result 
of any storm surge event. 

• Requests the applicant addresses the environmental 
considerations (including mangroves) by a certified 
report by a qualified environmental professional. 

The applicant has submitted a pre-
referral screening report as supporting 
documentation prepared by EcOz 
Environmental Consultants. 

Impact on amenity  

• Concerns regarding privacy and impact on 
everyday living for existing Bayview residents as a 
result of the proposal including overlooking into 
backyard and living areas, increased traffic and 
noise during construction. 

• Loss of views from their property of the 
mangroves. 

• Security and crimes from increased dwellings as a 
results of the proposed subdivision. 

• Concerns regarding light spill and visual bulk as a 
result of the additional residential development. 

• Development not complying with low and medium 
density housing when considering the surrounding 
area which is mainly single dwellings. 

• The proposal would not match the character and 
quality of homes in the area. 

The concerns raised regarding the 
impact on amenity mainly relate to 
future dwelling development and will be 
addressed during the development of 
future dwellings. 

 
 
 (g)  a matter that the Minister has, under section 30ZC(1), directed the consent authority to 

consider in relation to concurrent applications generally; 
 
The Minister has made no direction in relation to the application. 
 
(h) if a public environmental report or an environmental impact statement has been prepared or 

is required under the Environmental Assessment Act in relation to the application:  
(i) the report or statement; and  
(ii) the results of any assessment of the report or statement under that Act;  

 

http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#concurrent_application
http://www.austlii.edu.au/au/legis/nt/consol_act/eaa294/
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The application has been circulated to Department of Lands, Planning and Environment 
(formerly the Department of Environment, Parks and Water Security) for comment who advised 
that there are matters that need to be addressed by the applicant regarding their pre-referral 
screening. The comments are discussed further in section (l) below. 
 
 
(i) the merits of the development proposal as demonstrated in the application;  
 
The application submits the following merits: 

The Bayview Marina development is a master planned development that has provided a variety of 
housing options for the Darwin market over many years and also comprised an Estate Development, 
unit title component that comprised the lots fronting the marina and the associated marina berths. 
The land currently being proposed for development is part of the balance of Crown lease issued by 
the NT Government. The purpose of these Crown leases is for residential subdivisional purposes and 
the subdivisions now being proposed are consistent with the purpose of the leases that the 
Government has issued. The proposed subdivisions will be the final subdivisions form the Crown 
leases and will complete the Bayview Marina development. The design and construction of the 
proposed, new allotments will benefit the NT economy and will provide prime housing options that 
are sure to be well sought after in the market. The range of lots sizes being proposed will provide an 
opportunity for people with varying financial capabilities to secure an allotment and develop a home 
in close proximity to the Darwin CBD. 
 
(j) the capability of the land to support the development proposal and the effect of the proposal 

on the land, and on other land, the physical characteristics of which may be affected by the 
proposal;  

 
The land is capable of supporting the proposed development. Comments from service 
authorities have been sought in relation to the capability of the land. The requirements of 
service authorities are addressed through conditions and notes on the permit. 
 
(k) the public facilities or public open space available in the area in which the land is situated and 

any requirement for the facilities, or land suitable for public recreation, to be provided by the 
applicant;  

 
The application does not actively provide any public facilities or public open space, however 
the proposal is located in the existing suburb of Bayview which has established public open 
space areas within walking distance to the site. 
 
(l)  the public utilities or infrastructure provided in the area in which the land is situated and any 

requirement for:  
(i) public facilities and services to be connected to the land; and  
(ii) facilities, infrastructure or land to be provided by the applicant;  

  
The application was circulated to the below service authorities and agencies for comment.  
 
Aboriginal Areas Protection Authority (AAPA) - Bookmark E1 

AAPA recommends the proponent apply for an Authority Certificate in accordance with section 
19B of the Northern Territory Aboriginal Sacred Sites Act 1989 (the Sacred Sites Act) prior to 
undertaking any development activity or other work on site. 
 

http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#development_proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#development_proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s20.html#proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s20.html#proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
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DAS’s response – The comments can be addressed through notes on any development permit 
issued. 
 

City of Darwin (Council) – Bookmark E2 

Council advised they do not object to the proposed rezoning.  

Council advised in accordance with the NT Subdivision Development Guidelines and City of 
Darwin requirements, gross pollutant traps to stormwater outlets affected by this subdivision 
are required to be installed, to the satisfaction of the City of Darwin and at no cost to Council. 

Council will be requiring an extended defects liability period for all infrastructure within this 
subdivision which is to be handed to City of Darwin. 

Conditions precedent regarding vehicle access, stormwater management, site construction 
management plan are requested. Comments are provided regarding street trees, street and 
public lighting and road design are provided. Council request conditions regarding design and 
specification for landscaping on the road verges, crossovers and driveways, sight lines, 
easements, works over Council property, stormwater connections, design and specifications of 
roads and compliance with the NT Subdivision Development Guidelines. 

Council raised concerns regarding the proposed subdivision layout and requested updated 
plans demonstrating the provision of a heavy vehicle access to Lot 7433, to allow vehicle access 
between Area A and Area C. The applicant provided amended plans which were circulated to 
Council who advised they are satisfied with the new access arrangements to the remain part 
Lot 7433, to allow vehicle access between Area A and Area C and the other issues raised in the 
letter dated 5 April 2024 can be included in the conditions in any development permit. 
 
DAS’s response – The comments can be addressed through conditions and notes on any 
development permit issued. 
 
Department of Lands, Planning and Environment (formerly Department of Environment, Parks 
and Water Security) Bookmark E3 

The Environment Division of DEPWS advised: 

• The applicant should consider whether the development has the potential for a 
significant environmental impact under the Environment Protection Act 2019 by using 
the pre-referral screening tool. Further comments were provided recommending the 
application arrange a pre-referral meeting with DEPWS. The additional information 
provided following the pre-referral meeting was circulated to DEPWS for review and 
further comments were provided raising matters to be addressed by the applicant in 
relation how matter regarding buffer zones for biting midges and disturbance of 
Potential Acid Sulfate Soils will be addressed. The applicant provided at response at 
Bookmark B4 to the matters raised by DEPWS advising that: 

o a Caution Notice should be lodged with the parent parcel noting the inherent biting 
midge problem and that the owner/occupier is responsible for managing biting midge 
problems that occur on their land. 

o appropriate mosquito breeding prevention and control measures be implemented 
during the construction phase (i.e. preventing the creation of standing or pooling 
water bodies where mosquitos may breed). 

o Recommendation of a condition on any development permit issued to prepare an 
Acid Sulfate Soil Management Plan (ASSMP) which details the expected volumes to 
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be generated, handling and treatment procedures, testing requirements and 
monitoring. 

• Standard comments were provided regarding statutory obligations under the Waste 
Management and Pollution Control Act 1998 Act, dust, noise, stormwater, storage, site 
contamination and waste management. 

• The development has potential to create acid sulfate soils and consideration should be 
made to manage and mitigate acid sulfate soils during the development. A note has been 
requested regarding managing and mitigating acid sulfate soils. 

• The Land Management Unit notes the application includes an Erosion and Sediment 
Control Plan and advises the document has not been reviewed and requests conditions 
and notes on any development permit issued for a Type 2 Erosion and Sediment Control 
Plan. 

• Weed species are present over the subject parcels and are subject to the Weeds 
Management Act 2001 (WM Act). A note has been requested regarding management of 
weeds under the WM Act. 

• The Flora and Fauna Division notes that there will be some clearing of mangroves that 
those areas have already been impacted by the existing Bayview development due to 
edge effects and changes to local hydrology etc. 

• The lots are located outside a water control district and are not subject to a water 
allocation plan. 

DAS’s response – The pre-referral screening comments from DEPWS requested the applicant 
address matters regarding buffer zones for biting midges and disturbance of Potential Acid 
Sulfate Soils. A note regarding managing and mitigating acid sulfate soils was requested by 
DEPWS in their original comments and the regarding biting midges, Medical Entomology 
recommends a warning on land titles advising of the biting midge problem. The comments can 
be addressed through conditions and notes on any development permit issued. 
 

Medical Entomology, Department of Health - Bookmark E4 

Medical Entomology advises the proposed lot will be subject to high to very high pest biting 
midge problems from the adjacent mangrove area.  There are currently no insecticide control 
options to treat mangrove biting midge breeding grounds. Adult biting midge control may be 
effective to some extent, but would be the responsibility of the landowner to organise such 
treatments on their private lots via a pest controller. Medical Entomology notes the reduction 
in the size of the originally approved Bayview and the affluent nature of the suburb suggest the 
potential for indoor air-conditioned living would reduce biting midge exposure. Medical 
Entomology notes they receive biting midge complaints from residents, and newcomers to 
Darwin in particular can experience intense itching, secondary infection and scarring. Medical 
Entomology recommends a warning on land titles advising of the biting midge problem, and 
that NT Health and local council is unable to resolve the biting midge issue and 
recommendations provided to prospective buyers regarding architectural design to reduce 
biting midge exposure. 

Additionally Medical Entomology advises an unlined drain to the north of the proposal holds 
stagnant water during the dry season and requires regular insecticide treatment by Medical 
Entomology and recommends the drain is strained to reduce ponding and mosquito breeding 
in the drain. 

Medical Entomology notes an appropriate all weather access easement provided along the 
eastern boundary of proposed Lot 12, to allow machinery to access the southern bank of the 
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unlined drain via Latrobe Street. In response to this comment the applicant advised the drain 
referred to in the submission from Entomology is external to the Crown lease and consequently 
access should not have to be provided adjacent to proposed Lot 12. Access to the entire drain 
is already available from Stoddart Drive. 

DAS’s response – It is not recommended that a condition be placed on the development 
regarding an access easement or remediate the bend in the drain north of the proposal as the 
lots fall outside of the applicant’s lease and the proposed development area. The sites to the 
North are managed by Crown Land Estate and the application was circulated to them for 
comment, however they did not raise any concerns regarding the proposed subdivision layout. 

The remaining comments from Medical Entomology regarding biting midge control through the 
construction phase and a caution notice can be addressed through conditions and notes on any 
development permit issued.  

 

Power and Water Corporation, Power Networks – Bookmark E5 

Power Networks advises the proponent is to engage the relevant professionals to carry out 
power servicing to the requirements of Power and Water Corporation. 

DAS’s response – The comments can be addressed through conditions and notes on any 
development permit issued. 

 

Power and Water Corporation, Water Services – Bookmark E6  

Water Services advised the parent parcels are not currently connected to reticulated water and 
sewer services. The developer is to engage the relevant professional to provide water and 
sewer services to the requirements of Power and Water Corporation. There is an existing 
sewerage easement within Lot 5988 and structures must not be located on or over a water 
supply or sewerage easement.  

DAS’s response – The comments can be addressed through conditions and notes on any 
development permit issued. 

 

Survey Land Records, DIPL – Bookmark E7 

Survey Land Records advises they have no comment for the proposed rezoning. Regarding the 
subdivision Survey Land Records advises to ensure any potential encroachment issues are 
taken into account with regarding to new boundaries, contact Place Names unit for road to be 
officially names, street addressing will be assigned on data allocation and for the proponent to 
be aware of survey markers in the area. 

DAS’s response – The comments can be addressed through notes on any development permit 
issued. 
 

Transport Planning, DIPL – Bookmark E8 

Transport Planning advises all proposed work within, or impacting upon the Tiger Brennan 
Drive road reserve shall be in accordance with the standards and specifications of the Transport 
Civil Services Division (TCSD). Access from a NTG controlled road is to be sought from TCSD. 
All new road reserves created within the subdivision shall be vested with the relevant local road 
authority and shall be noted on the survey plans as such. 
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DAS’s response – The comments can be addressed through notes on any development permit 
issued. 

Crown Land Estate did not raise any concerns regarding the proposed subdivision or rezoning 
and noted that the development will need to be completed in line with all the relevant NT 
legislation regarding the installation of firebreaks and the Weeds Management Act.  

DAS’s response – The comments can be addressed through notes on any development permit 
issued. 

 
No comments received by NBN Co, Land Development Unit and Environmental Health. 
 
(m) the potential impact on the existing and future amenity of the area in which the land is 

situated;  
 
The proposal complies with the subdivision requirements for Zone LR and LMR and is generally 
consistent with the surrounding residential development.  Conditions and advisory notes on 
any permit issued can address matters identified by service authorities (erosion and sediment 
control, stormwater, construction noise, vehicle access, reticulated services etc.). 
 
 
 (n) the public interest, including (if relevant) how the following matters are provided for in the 

application:  
(i) community safety through crime prevention principles in design;  
(ii) water safety;  
(iii) access for persons with disabilities;  

 
It is not considered that the proposed zoning and development would have an adverse impact 
upon the public interest in terms of community safety, water safety, or access for persons with 
a disability.  
 
(o)  if the development proposal relates to a subdivision of land on which a building is, or will be, 

situated – whether the building complies, or will comply, with any requirements prescribed 
by regulation in relation to the building (including, for example, requirements about the 
structural integrity and fire safety of the building);  

 
Not applicable. 
 
(p)  any potential impact on natural, social, cultural or heritage values (including, for example, 

the heritage significance of a heritage place or heritage object under the Heritage Act );  
 
The proposal is unlikely to have any potential impact on social, cultural or heritage value within 
this development area. 
 
(pa) for a proposed subdivision or consolidation of land in a Restricted Water Extraction Area – 

whether the subdivision or consolidation complies with the restrictions of sections 14A and 
14B of the Water Act 1992 and the requirements of section 14C(1) of that Act; 

 
The Water Resources Division of DEPWS advises the lots are located outside a water control 
district and are not subject to a water allocation plan. 
 
 

http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#amenity
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#development_proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s5.html#subdivision
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#building
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#building
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#building
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#building
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(q) any beneficial uses, quality standards, criteria, or objectives, that are declared under the 
Water Act ;  

 
The following declared beneficial uses apply to the subject land for Darwin Harbour: 
 

• Aquaculture, environment, cultural, rural stock and domestic. 

It is the responsibility of the developer and land owner to ensure that land use does not result 
in a contravention of the Water Act 1992. 
 
(r) other matters the consent authority considers relevant.  
 
One late public submission objecting to the application was received on 8 April 2024 by Merran 
Short of 8 Latrobe Street, Bayview. The main issues in the submission is summarised below. A 
full copy of the submission is provided in Bookmark C14. 
 
The main issues raised in the submission relate to: 
• Traffic congestion, specifically during peak hours into Bayview due to there only being 

intersection that allows entry and exit from the traffic lights to the west and has a waiting 
time of several minutes. 

• Traffic report should also consider existing vacant blocks that will be developed. 
• Additional traffic generated by the development negatively impacting Latrobe Street Perth 

Street causing an increased risk to residents and children. 
• Concerns regarding traffic safety impacts from increased in-street parking a Perth Street is 

narrow and currently difficult to navigate. 
• Development not complying with low and medium density housing when considering the 

surrounding area which is mainly single dwellings. 
• Concerns the proposal will place a greater burden on the existing infrastructure. 
• The proposal will affect property value. 
• Concerns regarding the placement of the exhibition signs and not being consulted about 

the proposed development. 
• Negative impact on existing residents from increased traffic. 
• The nearest park to the development is small and the proposal will place additional pressure 

on the existing limited open space. 
• Concerns regarding the removal of mature mangroves, an irreplaceable and essential 

ecological system. 
 
The roads within the proposed subdivision are managed by City of Darwin. City of Darwin has 
requested conditions for road design including pedestrian/cycle corridors and compliance with 
the NT Subdivision Guidelines and  are recommended on any development permit issued. The 
concerns raised regarding the impact on amenity mainly relate to future dwelling development 
and will be addressed during the development of future dwellings. Changes in property value 
as a result of the proposal is not a planning consideration. 
 
The application was circulated to referral agency responsible for environmental matters the 
Department of Lands, Planning and Environment (formerly the Department of Environment, 
Parks and Water Security). In their original comments they advised the applicant should 
consider whether the development has the potential for a significant environmental impact 
under the Environment Protection Act 2019 by using the pre-referral screening tool. Further 
comments were provided recommending the application arrange a pre-referral meeting with 
DEPWS. The additional information provided following the pre-referral meeting was circulated 
to DEPWS for review and further comments were provided raising matters to be addressed by 
the applicant in relation how matter regarding buffer zones for biting midges and disturbance 

http://www.austlii.edu.au/au/legis/nt/consol_act/wa83/
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of Potential Acid Sulfate Soils will be addressed. The matter raised in the comments from 
DEPWS can be addressed through conditions and notes on any development permit issued 
regarding managing and mitigating acid sulfate soils, as requested by DEPWS in their original 
comments and regarding biting midges, Medical Entomology recommends a warning on land 
titles advising of the biting midge problem as a condition. The application was exhibited in 
accordance with the requirements of the Planning Act 1999. 
 
 
8. RECOMMENDATION SUMMARY 
 
The consent authority is required to make a number of related decisions about a concurrent 
application. The decisions required in relation to the amendment proposal and development 
proposal are summarised below. 
 
Recommended 1 relates to the preliminary decision the consent authority is likely to make, as 
required by section 30P, on the development proposal seeking consent.  
 
A development proposal seeking consent to Part Lot 7433 and Part Lot 5988 (57) Bayview 
Boulevard, Bayview, Town of Darwin for subdivision to create 18 lots, in the event the Minister 
were to approve the amendment proposal.  
 
Note that the preliminary decision does not result in a development permit at this stage in the 
concurrent application process. 
 

Recommended 2 relates to the report the consent authority is required, under section 30Q to 
provide to the Minister.  
 
Recommended 3 delegates to the Chair the determination of the development proposal 
contained in the application after receipt of a notice from the Minister under section 30U(1) 
Minister’s decision on the amendment proposal. 
 
Note that the determination of the development proposal will also give effect to the 
amendment proposal contained in the concurrent application. 
 
 
9. RECOMMENDATION 1 
 
Recommendation 1:  
 
As required by section 30P(1)(a), the consent authority must make a preliminary decision that, 
if the Minister were to approve the amendment proposal to rezone Part Lot 7433 and Part Lot 
5988 (57) Bayview Boulevard, Bayview, Town of Darwin; and provide consent pursuant to 
30W(6) that it would be likely to determine to consent to the development under section 
30W(1)(a) conditionally for the purpose of a subdivision to create 18 lots subject to the 
following conditions: 
 
CONDITIONS PRECEDENT 

1. Prior to the commencement of works (including site preparation), in principle approval is 
required for all road infrastructure including, but not limited to; the road reserve widths, 
road geometries pavement widths and a detailed landscaping plan for all proposed road 
reserves, with all works meeting the requirements of the Northern Territory Government’s 
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Subdivision Guidelines 2023, to the requirement of City of Darwin to the satisfaction of the 
consent authority. 
 

2. Prior to commencement of works (including site preparation), crossover design approval is 
to be obtained from City of Darwin.   
 

3. Prior to the commencement of works (including site preparation), an engineered plan 
completed by a suitably qualified civil engineer demonstrating the on-site collection of 
stormwater and its discharge into the local underground stormwater drainage system, shall 
be submitted to, and approved by the City of Darwin, to the satisfaction of the consent 
authority.  The plan shall include details of site levels, and Council’s stormwater drain 
connection points and connection details.  The plan shall include details of the gross 
pollutant traps, site levels, Council’s stormwater drain connection points and connection 
details. 

 
4. Prior to the commencement of works (including site preparation), the applicant is to prepare 

a Site Construction Management Plan (SCMP) to the requirements of the City of Darwin, 
to the satisfaction of the consent authority. The SCMP should specifically address the 
impact to Council owned public spaces and include a waste management plan for disposal 
of waste to Shoal Bay, traffic control for affected City of Darwin roads, haulage routes, 
storm water drainage & sediment control, use of City of Darwin land, and how this land will 
be managed during the construction phase. 

 
5. Prior to the commencement of works, a Type 2 Erosion and Sediment Control Plan (ESCP) 

must be developed in accordance with the Department of Environment, Parks and Water 
Security 15 https://www.waterquality.gov.au/issues/acid-sulfate-soils Page 6 of 8 
nt.gov.au Erosion and Sediment Control Plan (ESCP) procedures (see Note 1). The ESCP 
must be developed and certified by a Certified Professional in Erosion and Sediment Control 
(CPESC). The ESCP must be submitted for acceptance prior to the commencement of any 
earth disturbing activities (including clearing and early works) to Development Assessment 
Services via email: das.ntg@nt.gov.au. 

 
GENERAL CONDITIONS 

6. The works carried out under this permit shall be in accordance with the drawings endorsed 
as forming part of this permit. 
 

7. The owner of the land must enter into agreements with the relevant authorities for the 
provision of water supply, drainage, sewerage, electricity and telecommunication networks 
to each lot shown on the endorsed plan in accordance with the authorities’ requirements 
and relevant legislation at the time. 

 
Please refer to notations 1, 2 and 3 for further information. 
 

8. Any developments on or adjacent to any easements on site shall be carried out to the 
requirements of the relevant service authority to the satisfaction of the consent authority. 
 

9. All existing and proposed easements and sites for existing and required utility services must 
be vested in the relevant authority for which the easement or site is to be created on the 
plan of subdivision submitted for approval by the Surveyor General. 
 

10. All proposed roads to be created on the plan of subdivision submitted for approval by the 
Surveyor General must be dedicated to the City of Darwin.  
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11. The kerb crossovers and driveways to the site approved by this permit are to meet the 

technical standards of City of Darwin, to the satisfaction of the consent authority. 
 

12. Engineering design and specifications for the proposed and affected roads, including:  
 
a. street lighting 
b. stormwater drainage  
c. vehicular access  
d. pedestrian/cycle corridors, and  
e. street-scaping and landscaping of nature strips.  

 
Shall comply with the Northern Territory Subdivision Development Guidelines 2023. All 
approved works will be constructed at the applicant's expense, to the requirements of City 
of Darwin.  

 
13. Stormwater is to be collected and discharged into the drainage network to the technical 

standards of and at no cost to the City of Darwin, to the satisfaction of the consent 
authority. 

 
14. The owner shall: 

a.  remove disused vehicle and/ or pedestrian crossovers; 
b.  provide footpaths/cycleways; 
c.  collect stormwater and discharge it to the drainage network; and 
d.  undertake reinstatement works; 

 
all to the technical requirements of and at no cost to the City of Darwin, to the satisfaction 
of the consent authority 

 
15. No fence, hedge, tree or other obstruction exceeding a height of 0.6m is to be planted or 

erected so that it would obscure sight lines at the junction of the driveway and the public 
street to the requirements of the City of Darwin, to the satisfaction of the consent 
authority. 

 
16. All works relating to this permit must be undertaken in accordance with the endorsed 

Erosion and Sediment Control Plan (ESCP) to the satisfaction of the consent authority. 
Should the endorsed ESCP need to be amended, the revised ESCP must be developed and 
certified by a Certified Professional in Erosion and Sediment Control (CPESC). The revised 
ESCP must be submitted for acceptance to Development Assessment Services via email: 
das.ntg@nt.gov.au. 
 

17. All reasonable and practicable measures must be undertaken to prevent: erosion occurring 
onsite, sediment leaving the site, and runoff from the site causing erosion offsite. 
Appropriate erosion and sediment control measures must be effectively implemented 
throughout the construction phase of the development (including clearing and early works) 
and all disturbed soil surfaces must be satisfactorily stabilised against erosion at completion 
of works, to the satisfaction of the consent authority on written advice from the CPESC. 

 
18. Before issue of titles and pursuant to section 34 of the Land Title Act, a Caution Notice 

should be lodged with the Registrar General on the parent parcel to include the following 
advice on all the proposed lots indicated on the endorsed drawings. The Caution Notice is 
to state that: ‘The land is subject to high biting midge problems, and the owner/occupier is 

mailto:das.ntg@nt.gov.au
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responsible for managing biting midge problems that occur on this land. This could be via 
the use of personal insect repellents, avoidance of outdoor areas during periods of pest 
biting insect problems, use of protective clothing, use of fine mesh insect screening on 
dwellings and outdoor patios and verandas, and the use of adult biting insect control 
insecticides around houses and in shrub and grass areas, applied by a qualified pest 
controller’, to the requirements of Department of Health (Medical Entomology), to the 
satisfaction of the consent authority. 

 
19. The developer should implement necessary measures to ensure mosquito breeding does 

not occur during the construction phase of the development, to the requirements of the 
Department of Health (Medical Entomology), to the satisfaction of the consent authority. 

 
 
NOTES 
 
1. The Power and Water Corporation advises that the Water and Sewer Services 

Development Section (waterdevelopment@powerwater.com.au) and Power Network 
Engineering Section (powerdevelopment@powerwater.com.au) should be contacted via 
email a minimum of 1 month prior to construction works commencing  in order to determine 
the Corporation’s servicing requirements, and the need for upgrading of on-site and/or 
surrounding infrastructure. 
 

2. All developers, including owner-builders, are required to comply with Commonwealth 
telecommunications requirements. Under Commonwealth law, developers are generally 
required to provide fibre-ready pit and pipe in their developments at their expense. 
Developers may be able to access an exemption from these arrangements in some 
circumstances. For more information visit www.infrastructure.gov.au/tind   

 
3. If you choose nbn to service your development, you will need to enter into a development 

agreement with nbn.   The first step is to register the development via 
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments.html once 
registered nbn will be in contact to discuss the specific requirements for the 
development.  Nbn requires you to apply at least 3 months before any civil works 
commence. All telecommunications infrastructure should be built to nbn guidelines found 
at  
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/builders-
designers.html 

 
4. The development must comply with the technical standards of the Northern Territory 

Subdivision Development Guidelines for the construction of public infrastructure as part of 
subdivision works to the requirements of the relevant local and service authorities. Prior to 
any works commencing, it is encouraged that you engage early with the relevant authorities 
to confirm their requirements, and any variations that may be sought to the Subdivision 
Development Guidelines, to ensure the works are completed to the relevant authorities’ 
requirements. The Northern Territory Subdivision Development Guidelines can be found 
at: https://www.ntlis.nt.gov.au/sdg-online/ 
 

5. Any proposed works on/over City of Darwin property shall be subject to separate 
application to City of Darwin and shall be carried out to the requirements and satisfaction 
of City of Darwin. 

 

mailto:waterdevelopment@powerwater.com.au
mailto:powerdevelopment@powerwater.com.au
http://www.infrastructure.gov.au/tind
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/builders-designers.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/builders-designers.html
https://www.ntlis.nt.gov.au/sdg-online/


 

 

 

 

 

29 

6. Street and public lighting shall be designed to achieve the minimum lighting levels required 
as per the AS/NZS 1158.3.1:2020 and the lighting design shall be certified by a member of 
the Illuminating Engineering Society (The IES). Street and public lighting designs for public 
spaces/road reserves/pathways within the subdivision shall be compatible with the City of 
Darwin’s smart lighting control system. 
 

7. Designs and specifications for landscaping of the road verges adjacent to the property shall 
be submitted for approval by City of Darwin and all approved works shall be constructed at 
the applicant’s expense, to the requirements of City of Darwin. 

 
8. The location, design and specifications for proposed and affected crossovers shall be 

provided at the applicant’s expense, to the satisfaction of City of Darwin. 
 

9. As part of any subdivision, the parcel numbers for addressing should comply with the 
Australian Standard (AS/NZS 4819:2011). For more information contact Survey and Land 
Records surveylandrecords@nt.gov.au 08 8995 5356. The numbers shown on the plans 
endorsed as forming part of this permit are indicative only and are not for addressing 
purposes. 
 

10. The Department of Environment, Parks and Water Security Erosion and Sediment Control 
Plan (ESCP) procedures as updated available at: https://depws.nt.gov.au/land-
management.  
 

11. Information regarding erosion and sediment control can be obtained from the IECA Best 
Practice Erosion and Sediment Control 2008 books available at www.austieca.com.au and 
the Land Management Factsheets available at www.nt.gov.au/environment/soil-land-
vegetation. For further advice, contact the Development Coordination Branch: (08) 8999 
4446. 

 
12. All land in the Northern Territory is subject to the Weeds Management Act 2001 (WM Act). 

The WM Act describes the legal requirements and responsibilities that apply to owners and 
occupiers of land regarding declared weeds. General duties described in Division 1 of the 
WM Act include the requirement to take all reasonable measures to prevent land being 
infested with a declared weed and to prevent a declared weed from spreading. There are 
additional duties including a prohibition on buying, selling, cultivating, moving or 
propagating any declared weed and the requirement to notify the Weed Management 
Branch of a declared weed not previously present on the land within 14 days of detection. 
Gamba grass is subject to a statutory weed management plan. Management obligations 
outlined in these plans are legally binding on all owners and occupiers. Management 
requirements and copies of the statutory weed management plans are available online at 
https://nt.gov.au/environment/weeds/weed-management-planning. Information 
regarding weed management is available online, https://nt.gov.au/environment/weeds, or 
alternatively contact the Weed Management Branch for further advice on (08) 8999 4567. 
Further information as to management requirements and the Weed Management Plan for 
gamba grass is available online (https://nt.gov.au/environment/weeds), or alternatively 
contact the Weed Management Branch for further advice on (08) 8973 8857. 

 
13. The Transport and Civil Services Division (TCSD) of the Department of Infrastructure, 

Planning and Logistics (DIPL) advises: 
• All proposed work (including the provision or connection of services) within, or 

impacting upon the Tiger Brennan Drive road reserve shall be in accordance with 
the standards and specifications of the TCSD, DIPL.  

mailto:surveylandrecords@nt.gov.au
https://depws.nt.gov.au/land-management
https://depws.nt.gov.au/land-management
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• Note that a development permit issued under the Planning Act 1999 is not an 
approval for access upon a Northern Territory Government (NTG) road. Approval 
for the access to be taken from, or constructed within the NTG controlled road 
reserve rests solely with the TCSD, DIPL as the approving authority. 

• All new road reserves created within the subdivision shall be vested with the 
relevant local road authority and shall be noted on the survey plans as such. 

14. The Aboriginal Areas Protection Authority recommends that the permit holder obtain an 
Authority Certificate to indemnify against prosecution under the Northern Territory 
Aboriginal Sacred Sites Act 1989. For advice on how to obtain a certificate please contact 
the Aboriginal Areas Protection Authority. 

 
15. Any proposed works which fall within the scope of the Construction Industry Long Service 

Leave and Benefits Act 2005 must be notified to NT Build by lodgement of the required 
Project Notification Form. Payment of any levy must be made prior to the commencement 
of any construction activity. NT Build should be contacted via email (info@ntbuild.com.au) 
or by phone on 08 8936 4070 to determine if the proposed works are subject to the Act. 

 
16. The development has the potential to create Acid Sulfate Soils (ASS) and consideration 

should be made to manage and mitigate acid sulfate soils during the development. Any 
proposed works should be undertaken in accordance with the National Acid Sulfate Soils 
Guidance and further information - https://www.waterquality.gov.au/issues/acid-sulfate-
soils. Jurisdictional guidelines such as the Queensland Acid Sulfate Soil Technical Manual: 
Soil Management Guidelines v4.0 (Dear et al. 2014) and the Western Australian Acid Sulfate 
Soils Guidelines Series (DER 2015) may also be referenced. It should be noted that failure 
to ensure proper management of ASS could result in implications with your proposed 
development. 

 
 
10. REASONS FOR RECOMMENDATION 1 
 
1. Pursuant to sections 30P(2)(a) and (b) of the Planning Act 1999, the consent authority must 

take into account any planning scheme that applies to the land to which the application 
relates and the amendment proposal contained within the application.  
 
The NT Planning Scheme 2020 applies to the land and subdivision to create 18 lots requires 
consent under Clause 1.8 (When development consent is required). It is identified as 
Impact Assessable under Clause 1.8(1)(c)(ii), therefore the strategic framework (Part 2 of 
the Scheme, including Darwin Regional Land Use Plan 2015 and Darwin Inner Suburbs 
Area Plan 2016), overlay Clauses 3.4 (CR - Coastal Reclamation) and 3.7 (LSSS - Land 
Subject to Storm Surge) zone purpose and outcomes of Clauses 4.2 (Zone LR – Low Density 
Residential) and Clause 4.3 (Zone LMR – Low-Medium Density Residential) and Clauses 
6.2.1 (Lot Size and Configuration for Subdivision in Zones LR, LMR, MR and HR), 6.2.2 (Lots 
Less Than 600m2 for Dwellings-Single), 6.2.3 (Site Characteristics for Subdivision in Zones 
LR, LMR, MR and HR) and 6.2.4 (Infrastructure and Community Facilities for Subdivision in 
Zones LR, LMR, MR and HR), need to be considered.  
 
These clauses have been considered and it is found that the proposal complies with the 
relevant requirements of the Planning Scheme.  
 
Part 2 - Strategic Framework 
 

mailto:info@ntbuild.com.au
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Clause 2.1 (Purpose of the Strategic Framework) requires that interpretation of the 
Planning Scheme and determinations of a consent authority have regard to the policies and 
planning concepts expressed in documents appearing in Part 2 or Schedule 5 and ensure 
that a use or development or proposed use or development is consistent with them.  
 
Darwin Regional Land Use Plan 2015 (DRLUP) 
The purpose of the Darwin Regional Land Use Plan 2015 (DRLUP) is to identify the 
essential characteristics and needs that will shape future development in the region and 
establish an overarching framework for that development. 
The location of the proposed development is in an area identified for Urban/Peri-Urban 
land use. These areas will accommodate a full range of land uses such as a variety of 
housing types, retail and commercial, community facilities and services, sport, recreation 
and urban open space, and natural and conservation areas. 
 
The proposal aligns with the key Residential objectives of the DRLUP by providing 
residential lots that integrate new and existing residential development to maintain 
character and create a cohesive society that meets the diverse needs and aspirations of all 
sectors of the community. 
 
The high level mapping in the DRLUP does not recognise the nuances in established areas 
between those smaller sites that have been built upon and those that remain undeveloped. 
A discussion regarding application of clause 6.2.1 is provided later in the section of this 
report with the Part 6 – Subdivision Requirements. 
 
Darwin Inner Suburbs Area Plan 2016 
The Darwin Inner Suburbs Area Plan 2016 (DISAP) provides a framework to guide 
progressive growth and development within the Inner Suburbs of Darwin building on the 
broad regional strategic planning policies established by the Darwin Regional Land Use 
Plan 2015. 
 
The Land Use Plan identifies the subject land as future development. Land to the west of 
the subject land is shown in the DISAP as a mixture of low density and low-medium 
residential, which forms part of the existing Bayview Marina Estate. 
 
Part 3 – Overlays 
 
3.4 CR - Coastal Reclamation 
The site is within the level of the highest astronomical tide. The application proposes site 
preparation earthworks and a sea wall to ensure the site (areas A and C) is suitable for 
residential development. Area B does not require earthworks as this area has been filled 
and surcharged as part of a previous stage of Bayview that was competed in 2004. 
 
Sub-clause 3 of Clause 3.4 (CR - Coastal Reclamation) states, the consent authority in 
considering an application for coastal landfill must have regard to the advice of the agency 
responsible for natural resources and the environment.  
 
The application was circulated to the Department of Lands, Planning and Environment, 
previously the Department of Environment, Parks and Water Resources. Conditions and 
notes relating to acid sulfate soils and erosion and sediment control have been 
recommended for inclusion on any development permit issued. 
 
3.7 LSSS - Land Subject to Storm Surge 
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The purpose of Clause 3.7 (LSSS - Land Subject to Storm Surge) is to identify areas with a 
known risk of inundation from primary or secondary storm surges and ensure that development 
in these areas demonstrates adequate measures to minimise the associated the risk to people, 
damage to property and costs to the general community caused by storm surge.  

 
The relevant administration is provided below: 
(7) Land within the PSSA is to be used or developed only with consent.  

(8) The consent authority may consent to a use or development within the PSSA that is not in 
accordance with sub-clauses 8-10 only if it is satisfied that the application demonstrates that 
there is no increased risk to people and property, including adjoining property.  

The site is located within the primary and secondary storm surge area (PSSA and SSSA). 
The application identifies bulk earthworks that will be undertaken to achieve the proposed 
road design and site levels for lots in preparation for residential development. These works 
will ensure that the lots are suitable for development as they will be elevated to 
approximately RL 6.5m AHD, above the storm surge level. In addition, a seawall is proposed 
will enable the development of the lots for their intended purposes, and with a crest level 
of RL6.5m AHD, will mitigate risk and damage as a result of any storm surge event. 
 
Part 4 – Zones 
 
4.2 Zone LR – Low Density Residential 

The subdivision proposal is separated into 3 areas, area A and part of area C is in zone LR 
(Low Density Residential). The area A subdivision proposes to create 12 lots in this area 
having lots sizes ranging from 454m2 to 715m2. The Area C subdivision proposes to create 
4 lots and a 15m wide public road. The 2 lots to the north will be in zone LR and include 
lot sizes of 1429m2 and 670m2. The remaining 2 lots to the south will be in Zone LMR.  
 
Access to area A will extend from Latrobe Street and include the creation of a 15m wide 
public road which will provide access to each of the lots.  Access to area C will extend from 
O’Ferrals Road and include the creation of a 15m wide public road which will provide 
access to each of the lots. Council access from Area A to Area C to Lot 7433 is provided 
from an access road adjacent to Lot 10A and Lot 1C. City of Darwin advises they are 
satisfied with the new access arrangements to the remaining part Lot 7433, to allow vehicle 
access between area A and area C. 
 
The proposal will add to the residential land supply for low density dwellings (such as 
dwelling-single, dwelling-independent and ancillary structures etc.) in an area identified for 
a range of low-rise housing options in accordance with the purpose of the zone.  
 
4.3 Zone LMR – Low-Medium Density Residential 

The subdivision proposal is separated into 3 areas, area B and part area C is in zone LMR 
(Low-Medium Density Residential). The Area B subdivision proposes to create 2 lots in this 
area measuring 399m2 and 392m2. The Area C subdivision proposes to create 4 lots and a 
15m wide public road. The 2 lots to the north will be in zone LR and 2 lots to the south will 
be in Zone LMR and include lot sizes of 1812m2 and 597m2. 
 
Access to area B is provided from Fanning Drive/O’Ferrals Road and access to area C will 
extend from O’Ferrals Road and include the creation of a 15m wide public road which will 
provide access to each of the lots. The proposal will add to the residential land supply for 
low-medium density dwellings (such as dwelling-single, dwelling-group etc.) in an area 
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identified for a range of low-rise housing options in accordance with the purpose of the 
zone. The land is located in an area with access to existing transport networks, reticulated 
services, open space and community facilities. 
 

Part 6 – Subdivision Requirements 

The assessment of the lot layout and proposed building envelopes comply with Clauses 
6.2.1 (Lot Size and Configuration for Subdivision in Zones LR, LMR, MR and HR) and 6.2.2 
(Lots Less Than 600m2 for Dwellings-Single), on the basis the application is assessed under 
the following Zone LR greenfield provisions: 

• Under clause 6.2.1 the minimum lot size for Zone LR in greenfield areas identified for compact 
urban growth in the strategic framework is an average of 600m2 and no smaller than 450m2.  
 
Clause 6.2.1 provisions relating to minimum lot sizes for Zone LR other than greenfield areas 
identified for compact urban growth in the strategic framework of 800m2 has not been applied 
as part of this assessment. 
 
The broader Bayview Marina Estate was developed prior to the introduction of the DRLUP 
in the Planning Scheme; and comprises a range of smaller lot sizes.  
 
The LR lots adjoining proposed area A (Lots 7374 to 7499) have lots sizes ranging from 
524m2 (Lot 7378) to 732m2 (Lot 7375), where the majority of lots are 600m2 or less. This 
excludes Lot 7486 with a lot size of 887m2 and Lot 7499 is 1970m2 as these 2 lots are 
zoned LMR. Adjoining proposed lots 1 and 2 of part area C, the lots sizes are 602m2 to 
619m2.   

 
There is no clear definition of greenfield in the DRLUP or DISAP, however, there is a 
definition of greenfield in the Compact Urban Growth Policy 2015 which is the creation of 
new planned suburbs and communities on previously undeveloped land. 
 
Historic imagery confirms that prior the development of the Bayview Marina Estate, the 
land was undeveloped and is therefore appropriately considered as greenfield. 
 
This application applies to the last portion of land within the original estate lease area 
suitable for residential development. The application also seeks to match the existing 
zoning along proposed area A and part of area C where the existing zoning pattern is LR. 
 
In addition, the proposal has been assessed as complying with Clauses 6.2.3 (Site 
Characteristics for Subdivision in Zones LR, LMR, MR and HR) and 6.2.4 (Infrastructure and 
Community Facilities for Subdivision in Zones LR, LMR, MR and HR). 

 
2. Pursuant to sections 30P(f) of the Planning Act 1999, the consent authority must take into 

account any information received as a result of consultations carried out, submissions 
received, or evidence given at a hearing. 
 
A total of 13 public submissions were received during the exhibition period and one 
submission was received after the exhibition period which is addressed in section 30(r) 
below).   
 
The main issues raised in the submissions relate to: 
• Decrease in property value as a result of the proposed subdivision. 
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• The application involves harbour dredging however it’s not included in the application 
and there should no risk to nature, people, community and property as result of the 
proposal. 

• The Area Plan does not automatically rezone land and rezoning is to be considered by 
the Minister. 

• The DISAP identifies the zone as Zone FD and does not indicate a potential change to 
the zoning. 

• Concerns that some drawings and plans are not to scale. 
• Concerns regarding the cost of the development and that it’s not the answer to the 

current housing problem. 
 

Existing and future traffic congestion and safety concerns 
• Traffic Impact Assessment should consider traffic volumes along Stoddard Drive for 

existing properties, suburban traffic flow and road configurations of impact to O’Ferrals 
Road for the rezoning and development and safety of children, pedestrians and the 
elderly. 

• The existing section of Stoddart Drive between Broadhurst Court and Laidlaw Court 
has not been constructed to accommodation current traffic volumes. 

• Traffic safety for residents reversing onto Stoddart Drive. 
• Construction of another entry and exist into Bayview from road established at Benison 

Road and Tiger Brennan Drive. 
• Condition requested on any development permit that earthmoving plant and general 

construction access must be via the disused branch of the intersection at the Benison 
Road and Tiger Brennan Drive intersection rather than via Latrobe Street or Perth 
Street. 

• If not constructed, the cost of the previous road construction works at Benison Road 
not being developed should be provided by the developer. 

• Proposed Area B be used as access for residents to the east of Bayview to Benison 
Road and Tiger Brennan Drive intersection. 

• Road damage that may occur from heavy vehicles to City of Darwin road infrastructure. 
• Existing and future on street parking congestion as a result of the proposed subdivision. 
• Emergency vehicles access. 
• Management of new roads and infrastructure. 
• Reconfiguration of parking on O’Ferrals Road with sealing of verge making it clear 

where parking can occur. 
 

Removal of Mangroves 
• Impacts on climate change and marine environment. 
• Backflow and leeching into the nearby creek system and mangrove system affecting 

fish and other vulnerable and endangered species in Darwin Harbour. 
• Impact on fauna from the proposal as a 2015 environmental report identified 26 

vulnerable, 19 endangered and one critically endangered marine, mammal and fauna 
species living in Darwin’s harbour including Bayview. 

• The proposal not supporting the Northern Territory Government Climate Change 
Response: Towards 2050 and City of Darwin’s Greening Darwin Strategy. 

• Smell/ pollution associated with mangrove removal. 
• Erosion from sea wall construction and not being publicly accessible. 
• Land is not suitable for the development as it is located in land with mangroves. 
• Requests the applicant addresses the environmental considerations (including 

mangroves) by a certified report by a qualified environmental professional. 
• Site is unsuitable for residential housing due to rising sea levels and low-lying habitat 

in Darwin Harbour is inundated regularly. 
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• Areas A and C should be left vegetation to act as a buffer for the existing residential 
neighbourhood against high lights, erosion control and a buffer against biting insects. 
 

Impact on amenity  
• Concerns regarding privacy and impact on everyday living for existing Bayview 

residents as a result of the proposal including overlooking into backyard and living areas, 
increased traffic and noise during construction. 

• Loss of views from their property of the mangroves. 
• Security and crimes from increased dwellings as a results of the proposed subdivision. 
• Concerns regarding light spill and visual bulk as a result of the additional residential 

development. 
• Development not complying with low and medium density housing when considering 

the surrounding area which is mainly single dwellings. 
• The proposal would not match the character and quality of homes in the area. 

 
Development Assessment Services’s Comments 
The concerns raised in the submissions are noted. Changes in property value as a result of 
the proposal is not a planning consideration. Clause 3.9 (Darwin Harbour Dredging) is listed 
over the site, however this overlay applies for dredging of the seabed. The proposal does 
not include dredging of the seabed and therefore this clause is not applicable. The 
concurrent application is for a planning scheme amendment (rezoning) and development 
proposal for a subdivision. The rezoning component of the concurrent application will be 
considered by the Minister. The cost of the development is not a planning consideration. 
The roads within the proposed subdivision are managed by City of Darwin.  
 
Existing and future traffic congestion and safety concerns 
City of Darwin has requested a conditions for road design including pedestrian/cycle 
corridors and compliance with the NT Subdivision Guidelines. The conditions regarding 
road design as requested by City of Darwin are recommended on any development permit 
issued. The application was circulated to the relevant referral agencies including Crown 
Land Estate, Transport Planning and City of Darwin who did not raise any concerns 
regarding the access proposed to the subdivision. City of Darwin requests a condition that 
a Site Construction Management Plan be required including haulage routes, use of City of 
Darwin land and how land will be managed during the construction phased. A condition can 
be included on any development permit issued. The cost of previous road construction 
works is not a planning consideration. The application was circulated to the relevant referral 
agencies including Crown Land Estate, Transport Planning and City of Darwin who did not 
raise any concerns regarding the access proposed to the subdivision. Latrobe Street, 
Fanning Drive and O’Ferrals Road are roads managed by City of Darwin, therefore matters 
regarding on street car parking is the responsibility of City of Darwin. The roads proposed 
to be created in the subdivision will be managed by City of Darwin. 
 
Removal of Mangroves 
The application was circulated to referral agency responsible for environmental matters the 
Department of Lands, Planning and Environment (formerly the Department of Environment, 
Parks and Water Security). In their original comments they advised the applicant should 
consider whether the development has the potential for a significant environmental impact 
under the Environment Protection Act 2019 by using the pre-referral screening tool. 
Further comments were provided recommending the application arrange a pre-referral 
meeting with DEPWS. The additional information provided following the pre-referral 
meeting was circulated to DEPWS for review and further comments were provided raising 
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matters to be addressed by the applicant in relation how matter regarding buffer zones for 
biting midges and disturbance of Potential Acid Sulfate Soils will be addressed. 
 
The matter raised in the comments from DEPWS can be addressed through conditions and 
notes on any development permit issued regarding managing and mitigating acid sulfate 
soils, as requested by DEPWS in their original comments and regarding biting midges, 
Medical Entomology recommends a warning on land titles advising of the biting midge 
problem as a condition. The application has been assessed against the requirements of the 
NT Planning Act 1999 and NT Planning Scheme 2020. Public access to the sea wall is not a 
planning requirement. Erosion and sediment control can be managed through a condition 
on any development permit issued. 
 
The land is capable of supporting the proposed development. Comments from service 
authorities have been sought in relation to the capability of the land. The requirements of 
service authorities are addressed through conditions and notes on the permit. 
 
Additionally, the application identifies bulk earthworks that will be undertaken to achieve 
the proposed road design and site levels for lots in preparation for residential development. 
These works will ensure that the lots are suitable for development as they will be elevated 
to approximately RL 6.5 m AHD, above the storm surge level. In addition, a seawall is 
proposed will enable the development of the lots for their intended purposes, and with a 
crest level of RL6.5 m AHD, will mitigate risk and damage as a result of any storm surge 
event. 
 
The applicant has submitted a pre-referral screening report as supporting documentation 
prepared by EcOz Environmental Consultants. 
 
Impact on amenity 
The concerns raised regarding the impact on amenity mainly relate to future dwelling 
development and will be addressed during the development of future dwellings. 

 
3. Pursuant to sections 30P(j) of the Planning Act 1999, the consent authority must take into 

account the capability of the land to support the development proposal and the effect of 
the proposal on the land, and on other land, the physical characteristics of which may be 
affected by the proposal. 
 
The land is capable of supporting the proposed development. Comments from service 
authorities have been sought in relation to the capability of the land. The requirements of 
service authorities are addressed through conditions and notes on the permit. 

 
4. Pursuant to sections 30P(r) of the Planning Act 1999, the consent authority must take into 

account other matters the consent authority considers relevant.  
 
One late public submission objecting to the application was received on 8 April 2024. The 
main issues raised in the submission relate to: 
• Traffic congestion, specifically during peak hours into Bayview due to there only being 

intersection that allows entry and exit from the traffic lights to the west and has a 
waiting time of several minutes. 

• Traffic report should also consider existing vacant blocks that will be developed. 
• Additional traffic generated by the development negatively impacting Latrobe Street 

Perth Street causing an increased risk to residents and children. 

http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#development_proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s20.html#proposal
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s3.html#land
http://www.austlii.edu.au/au/legis/nt/consol_act/pa100/s20.html#proposal
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• Concerns regarding traffic safety impacts from increased in-street parking a Perth 
Street is narrow and currently difficult to navigate. 

• Development not complying with low and medium density housing when considering 
the surrounding area which is mainly single dwellings. 

• Concerns the proposal will place a greater burden on the existing infrastructure. 
• The proposal will affect property value. 
• Concerns regarding the placement of the exhibition signs and not being consulted 

about the proposed development. 
• Negative impact on existing residents from increased traffic. 
• The nearest park to the development is small and the proposal will place additional 

pressure on the existing limited open space. 
• Concerns regarding the removal of mature mangroves, an irreplaceable and essential 

ecological system. 
 

The roads within the proposed subdivision are managed by City of Darwin. City of Darwin 
has requested conditions for road design including pedestrian/cycle corridors and 
compliance with the NT Subdivision Guidelines and are recommended on any 
development permit issued. The concerns raised regarding the impact on amenity mainly 
relate to future dwelling development and will be addressed during the development of 
future dwellings. Changes in property value as a result of the proposal is not a planning 
consideration. 
 
The application was circulated to referral agency responsible for environmental matters 
the Department of Lands, Planning and Environment (formerly the Department of 
Environment, Parks and Water Security). In their original comments they advised the 
applicant should consider whether the development has the potential for a significant 
environmental impact under the Environment Protection Act 2019 by using the pre-
referral screening tool. Further comments were provided recommending the application 
arrange a pre-referral meeting with DEPWS. The additional information provided 
following the pre-referral meeting was circulated to DEPWS for review and further 
comments were provided raising matters to be addressed by the applicant in relation how 
matter regarding buffer zones for biting midges and disturbance of Potential Acid Sulfate 
Soils will be addressed. The matter raised in the comments from DEPWS can be 
addressed through conditions and notes on any development permit issued regarding 
managing and mitigating acid sulfate soils, as requested by DEPWS in their original 
comments and regarding biting midges, Medical Entomology recommends a warning on 
land titles advising of the biting midge problem as a condition. The application was 
exhibited in accordance with the requirements of the Planning Act 1999. 

 

 
11. RECOMMENDATION 2 
 
That under section 30Q of the Planning Act 1999, the consent authority report to the Minister 
for Lands, Planning and Environment advising of the likely decision in relation to the 
development proposal, issues raised in the submissions, issues raised at the hearing and any 
other matters it considers the Minister should take into account when considering the 
amendment proposal. 
 

12. RECOMMENDATION 3 
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That, pursuant to section 86(1) of the Planning Act 1999, the Development Consent Authority 
delegates its powers to the Chair or in the absence of the Chair any member of the Darwin 
Division of the Authority to: 
 

• determine pursuant to Section 30W(1)(a) to consent to the development proposal 
contained in the concurrent application and consent to the concurrent application after 
receipt of a notice under Section 30U(1) that the Minister has approved the amendment 
proposal contained in the application. 

• issue a development permit under section 54(1) in relation to the development proposal 
to develop Lot 7433 and Part Lot 5988 (57) Bayview Boulevard, Bayview, Town of Darwin 
for the purpose of subdivision to create 18 lots; and 

• issue the relevant notices under Section 30Y. 

 

AUTHORISED 

 

 
…………………………… 

Senior Planner 

Lands Planning & Development Assessment Services 
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Exhibition sign along Latrobe Street at proposed Area A. 



 

 

 

Exhibition sign along Fanning Drive and O’Ferrals Road at proposed Area B. 

 

 

 



Exhibition sign along O’Ferrals Road at proposed Area C. 



 
Proposed Area A at the end of Latrobe Street 



 
Proposed Area A at the end of Latrobe Street (South) 



 
Proposed Area A at the end of Latrobe Street (North) 



 

 
Proposed Area A at the end of Latrobe Street (North) 



 
O’Ferrals Road and Fanning Drive 



 
Proposed Area B at O’Ferrals Road and Fanning Drive 



 
View of O’Ferrals Road from Proposed Area B 



 
Rear access track to Proposed Area B 



 
Proposed Area C along O’Ferrals Road



Drain along Stoddart Drive 



 

 

 
Proposed Development Report 

Lots 5988 and 7433, Town of Darwin 
This report forms part of a Concurrent Application seeking approval to change the zoning of part of Lots 
5988 and 7433, Town of Darwin from FD (Future Development) to LR (Low Density Residential) and LMR 
(Low-Medium Density Residential) and then subdivide the subject parts of Lots 5988 and 7433 in order to 
create 19 lots. 

Lots 5988 and 7433, Town of Darwin are Crown lease parcels that have been progressively developed as 
the Bayview Marina Estate. Bayview Marina Estate is one of Darwin’s premier residential subdivisions 
located a short distance from the Darwin CBD. 

The subdivision is recognised for its high standard of development that has resulted from strict design 
guidelines developed and managed by the developer, Dover Investments. 

The developers were initially granted a Crown lease over Lot 5988, Town Darwin (CLT 1251) in 1993 and 
then in 2004 a Crown lease (CLT 2155) was granted over an additional land area (Lot 7433) to enable the 
subdivision to be expanded. 

The NT Government’s strategic planners saw the potential for even further development in the Sadgrove’s 
Creek locality and the Bayview developers were granted an option to purchase an additional area to the 
east of Lot 7433.  

 

Bayview Marina Estate 



 

 

 

Since that time the extension of residential development further to the east into the mangroves has gone 
off the agenda due to a variety of reasons and there are no longer any plans to develop the land to the 
east and south of Bayview. 

Whilst the development of the option area is not going to happen, there are still certain areas of the 
existing Crown leases that have been assessed as being suitable for residential development. Areas not 
suitable for development, such as buffer strips along Tiger Brennan Drive and strips comprising the 
seawalls are obviously not suitable for residential development and these areas are in the process of being 
surrendered from the Crown leases.  

The three remnant areas that have been determined as being suitable for residential development were 
the subject Development Application in 2013. These areas are adjacent to the eastern boundary of the 
Crown leases. The intention was to create three lots and then construct units on the proposed lots. 

The Development Consent Authority (DCA) subsequently issued DP13/0635, approving the creation of two 
new parcels. The third parcel was removed from the proposal in order to provide an access option for the 
land to the east, however provision for that access is no longer required. 

Consideration has been given to the most appropriate form of development for the three subject areas, 
taking into account the existing Bayview residents and the preferred living options for future residents. 

The 2013 proposal, for the land to be developed to its highest potential yield of units was discarded and 
the option of a subdivision that creates separate freehold lots was adopted.  

The current application is seeking the approval of the DCA to subdivide Lots 5988 and 7433, Town of 
Darwin for the purpose of creating 19 lots, in accordance with plans 22/8093/36, 27A, 28 and 29A. 

 

      
Public open space abutting the marina 



 

 
The areas proposed for development  



 

MATTERS TO BE ADDRESSED 

46(3)(aa) – Interested parties 

Applicant Details 

Earl James and Associates  

Representative: Kevin Dodd 

Address: GPO Box 884, Darwin NT 0801 

Email: kdodd@eja.com.au 

Phone: 08 89812494 

 

Landowner: 

Lot 5988, Town of Darwin 

Dover Investments Pty Ltd (ACN 009 637 914)  

Address: Level 8, 728 George Street 
        Sydney NSW 2000 

Phone: c/o 08 89812494 

 

Lot 7433, Town of Darwin 

Dover Investments Pty Ltd (ACN 009 637 914)  

Address: Level 8, 728 George Street 
        Sydney NSW 2000 

Phone: c/o 08 89812494 

 

46(3)(a) – Compliance with the NT Planning Scheme 

Property details: 

Lot 5988, Town of Darwin 

Title details: Volume 857 Folio 147 

Crown Lease Term 1251 

Survey Plan: S92/195 

Address: 57 Bayview Boulevard, Bayview 

Easements: Nil 

Lot Area: 5.43 hectares 

 

Lot 7433, Town of Darwin 

Title details: Volume 857 Folio 148 

Crown Lease Term 2155 

Survey Plan: S2003/206 

Address: Bayview 

Easements: Nil 

Lot Area: 3.2 hectares 



 

          

 

Survey plan S92/195 



 

 

Survey plan S2003/206 

 

 



 

Strategic Framework 

The Darwin Regional Land Use Plan 2015 (DRLUP) applies to the subject land and identifies the 
subject land as being suitable for urban/peri-urban development. 

The lots being proposed by the current application are ideally suited to urban development and in no 
way conflict with the intention of the DRLUP. 

The Darwin Inner Suburbs Area Plan (DISAP) also applies to the land comprised within the Bayview 
Crown leases. 

The DISAP provides a framework to guide progressive growth and development within the Inner 
Suburbs of Darwin and the land that is the subject of this application, lying on the eastern edge of the 
existing Bayview development, is identified for ‘Future Development’. 

 

 

 

 

 



 

 

The following figure showing Residential Areas, from the DISAP, also identifies the subject area as a 
Future Development Area. 

 

 

The Planning Principles associated with Future Development Area are set out in the following table 
from the DISAP: 

 

 



 

Part of the land that is the subject of the current application is zoned LMR whilst the rest is zoned LR 
and FD. 

The intention is for those parts that are currently zoned FD to be rezoned to LR and LMR. 

Reticulated services are to be extended to service the proposed lots and details of the servicing are 
included within this Statement of Effect.  

Zoning 

As previously mentioned, part of the land that is the subject of the current application is zoned LMR 
(Low-Medium Density Residential) whilst the rest is zoned LR and FD. The intention is for those parts 
that are currently zoned FD to be rezoned to LR and LMR prior to titles issuing for the proposed lots. 

The intention is to amend the NTPS so the zoning of all the land comprised within Area A is LR. Part of 
Area A is already zoned LR, whilst the eastern part is zoned FD. Similarly, the intention is to also 
rezone the area comprising Lots 1, 2 and 3 in Area C to zone LR. 

The purpose of zone LR is: 

Provide predominantly for low rise urban residential development comprising individual houses and 
uses compatible with residential amenity, in locations where full reticulated services are available.   

The lots being proposed by the current application are consistent with the purpose of the zone and will 
provide new housing options that will be fully serviced and can utilise existing community services and 
facilities. The proposed lots will also have a zone that is the same as the zoning of the existing, 
abutting parcels. 

The purpose of zone LMR is to provide a range of low rise housing options that contribute to the 
streetscape and residential amenity in locations supported by community services and facilities, and 
where full reticulated services are available. 

Proposed Lot 4 in Area C, to be rezoned to LMR, is consistent with the purpose of the zone and will 
provide new housing options that will be fully serviced and can utilise existing community services and 
facilities. The LMR zone proposed for Lot 4 is consistent with the existing zoning of the land 
immediately to the south.   

The current application is not seeking approval for the use of the land but will result in parcels that will 
facilitate the development of the desired housing options where reticulated services are available and 
there are community services available. 

Zone Outcomes 

The outcome being sought for zone LR is an efficient pattern of land use with all lots connected to 
reticulated services, integrated with existing transport networks, and with convenient access to open 
space and community facilities. 

The LMR zone is looking for lots that are connected to the reticulated services, integrated with existing 
transport networks, and with reasonable access to open space and community services. 

The lots being proposed by the current application will be connected to reticulated services and the 
subdivision will involve the development of new portions of public road that will connect to an 
integrated road network. 

The new lots will be able to utilise the existing open space areas (parks, bicycle and walkways, 
heritage areas) and given Bayview’s proximity to the CBD and other service commercial areas, the 
new residents will have access to existing community facilities.  

Overlays 

The Overlays in the NTPS identify areas of land that have specific development requirements. 

The Record of Administrative Interests advises the following Overlays apply to Lots 5988 and 7433: 

CR  Coastal Reclamation 

The purpose of this Overlay is to ensure that landfill of coastal areas does not adversely affect 
adjacent land or waters, or the quality of adjacent waters, and is suited to its intended purpose. 



 

The Administration section of this overlay advises that the placement of fill below the level of the 
highest astronomical tide requires consent. The filling works will be part of the works associated with 
the development of this subdivision and geotechnical consultants Douglas Partners (DP), have 
previously been engaged to provide an assessment of the proposed site filling and seawalls. 

It should be noted that Area B does not require earthworks as this area has been filled and surcharged 
as part of a previous stage of Bayview that was competed in 2004. 

The DP report (attached) advises that the proposed construction for Areas A and C will be as follows: 

Area A: Clear and reshape the sloping ground, then construct a building platform at a final level at 
about RL5.5m AHD by filling over the prepared site surface. Surcharge the lot for a period of up to 5 
months with about 2 m of filling to reduce post construction settlements, then remove the surcharge 
and construct a seawall to RL6.5 m AHD. 

Area C: Remove and stockpile the rock armour from the current seawall, reshape the sloping fill batter, 
then construct a building platform at a final level at about RL5.5 m AHD by filling over the prepared 
site surface. Surcharge the lot for a period of up to 8 months with about 2 m of filling to reduce post 
construction settlements, then remove the surcharge and construct a seawall to RL6.5 m AHD.  

Also from the DP report: 

Geotechnical Issues for Design and Construction 

Based on the previous earthworks carried out for construction of similar filling platforms suitable for 
residential construction in Stages 3 to 10 of the Bayview subdivision, there are four main geotechnical 
issues to be addressed. These include the following: 
a. stability of the filling and surcharge during placement over soft marine sediments; 
b. differential settlement between previously placed filling and new filling which may lead to the 
formation of tension cracks at the interface between the “old” and “new” filling; 
c. settlement of the filling platform; and 
d. stability of the seawall after surcharge is removed and rock armour is placed. 
 
Each of these four issues will be specifically addressed by incorporating the following geotechnical 
design features and construction strategies into the site filling procedures, and by monitoring the 
settlement of fill platforms by precise survey. 
 
Issue a: The current site surfaces will be cleared and benched before an engineered filling platform 
comprising a woven geotextile layer, a rockfill working platform, engineered filling and surcharge is 
placed over the mud surface. The earthworks profile proposed for site filling and surcharge is shown 
on attached Drawing 5. A similar profile has been successfully used for construction of previous 
stages of Bayview including the adjacent Stage 10 earthworks. 
 
Issue b: The new filling will be carefully placed in a controlled manner, and will be keyed into the 
current filling, to minimise the risk of longitudinal cracking and to ensure stability of the filling platform 
at all stages. Any tension cracks that form at the interface between “old” and “new” filling will be 
reinstated before surcharge is removed. Tension cracks that have formed due to differential 
settlement at Bayview and the nearby Tiger Brennan Drive embankments have been successfully 
reinstated with minimal detrimental effect to the filling platform using this approach. 
Page 4 of 6 
Geotechnical Assessment of Proposed Site Filling & Seawalls Project 77861.01 
Stage 11 - Lots A and C, Bayview, NT May 2012 
 
Issue c: Surcharge will be placed over the engineered filling to heights predetermined by engineering 
calculations. Examples of surcharge profiles and estimated surcharge times for areas including part of 
Lot A and all of Lot C are shown on attached Drawings 6 and 7. Settlement of the filling platform 
under surcharge loads will be monitored by periodic survey and the surcharge will not be removed 
until approximately 90% of primary consolidation under filling load has been achieved. Settlement 
monitoring of previous stages of Bayview for periods of up to 5 years after removal of surcharge 
indicates that post construction settlements of monuments located on filled areas have generally been 
limited to 20 mm or less. 



 

 
Issue d: The seawall section proposed for Lots A and C is shown on attached Drawing 8. This 
section differs from previous seawall sections at Bayview because shallower average mud depths 
along the lease boundary on this eastern side allow for a steeper, stable armour rock wall to be 
constructed on a rockfill base. The seawall construction comprises removing and displacing soft 
mangrove mud and replacing this soft soil with a rockfill base. The top of the rockfill base will be at or 
slightly below natural surface level and the rockfill base will be founded on the underlying stiff marine 
clay. This rockfill base will be placed before the working platform and site filling so that trenching 
required to remove mud does not cause any instability in the filling. 
After the surcharge is removed to the design site level of about RL5.5 m AHD, the compacted outer fill 
batter will be trimmed to a slope of 5H:4V and a 1 m high precast concrete retaining wall will be 
constructed at the crest of the batter as shown on Drawing 8. A non-woven geotextile will be laid on 
the batter and secured under the wall, then armour rock (which was previously removed and 
stockpiled before filling Lots A and C) will be placed on the batter and over the base of the retaining 
wall. 

 

Suitability for Residential Construction 
The attached Drawing 4 shows the locations of the proposed Stage 11 - Lots A and C which confirms 
that the information on mud depths and surcharge calculations contained in previous DP geotechnical 
reports will adequately cover the proposed Stage 11 lot areas. In addition, the information on 
Drawings 6 and 7 indicate that previous calculations of surcharge heights and surcharge times could 
be revised to adequately address the proposed construction schedule of the Stage 11 lots. 
The proposed composite wall profile with a rockfill base will be stable, will enable development of the 
lots for their intended purposes, and with a crest level of RL6.5 m AHD will mitigate risk and damage 
as a result of any storm surge event. 
If the proposed seawall section shown on Drawing 5 is adopted for construction, some additional geo-
environmental sampling, testing and reporting will be required to assess the potential for acid sulphate 
soils (PASS) and to address the issues of handling and disposal of PASS. The management of ASS 
has been addressed for previous stages of Bayview and the management plans would apply to this 
additional construction. 



 

          

 

Typical section through filling and surcharge 

 

 

 

 

 

 

 

 

 



 

 

Typical section through final seawall 

The future use of the subject area (post surcharging) is yet to be determined however the suitability of 
the site for the future use will be considered as part of a future DA. 

The DP report advises that existing material comprises mostly silty gravelly cobbles and boulders. The 
cobbles and boulders have been described as medium to high strength and as being well compacted. 

The DP report and the Cardno plans advise that outer batter slopes of 1V:2.5H should be maintained 
in order to ensure against slope instability and associated impact on adjacent waters. 

Other measures to minimise impact on the adjacent areas include silt fences and rock sediment traps. 

The DP report outlines the surcharge procedures and advises that if all the requirements are followed, 
then any impact on acid sulphate soils within the marine environment should be avoided. 

In addition to the extensive work undertaken by DP, Dover recently engaged environmental 
consultants EcOz to assess the proposed development and the likely environmental impacts. 

The Ecoz report forms part of this application.  

In relation to the impact on coastal processes the EcOz report makes the following conclusion: 

The development is considered unlikely to have a significant impact on coastal processes for the 
following reasons: 
• Currents and tidal movement are limited at the locations that will be reclaimed. 
• There is no evidence of erosion occurring along the coastline around the edges of the existing 
Bayview Development. 

 

 

 

 

 



 

CNC             Clearing of Native Vegetation 

From the DP report: 

Lot A (Area A) comprises grassed and vegetated vacant land which is partially filled over intertidal mud 
flats. 
The lot is bounded by a filled area to the north, by residential allotments located on a filling platform to 
the south and west, and by a narrow corridor of cleared mangroves, then mangrove forest to the east. 
Lot A site surface currently slopes down to the east from about RL5.5 m AHD on the crest of the filling 
platform to about RL2 to 2.6 m along the eastern lease boundary. 

Lot C comprises unvegetated vacant land located in a re-entrant corner of the Bayview rock armoured 
seawall, as well as low-lying intertidal mud flats. The lot is bounded by residential allotments located 
on a filling platform to the north, west and south and by a narrow corridor of cleared mangroves, then 
mangrove forest to the east. Lot C surface is currently level at about RL5.5 m along the western boundary 
and slopes down across the rock wall to about RL1.8 to 2.4 m over intertidal mudflats along 
the eastern lease boundary. 

In relation to the impact on vegetation, the EcOz report makes the following conclusions: 

The development will result in the loss of a small area of mangroves but is considered unlikely to have a 
significant impact for the following reasons: 
• The clearing is small scale and is located on land that is zoned Residential and Future Development. 
• The surrounding mangroves that fringe Sadgroves Creek are protected by Conservation zoning. 
• Dover Investments has committed to implementing ASS management and ESCP’s during construction to 
minimise the generation of contaminated and turbid stormwater runoff and reduce the likelihood of that water 
entering the adjacent mangroves that are zoned Conservation. 
• Dover Investments has committed to managing weeds to meet the requirements of the Weeds Management 
Act. 
• Mangroves have persisted adjacent to the existing development, which indicates that impacts are likely to be 
limited to within the direct disturbance footprint.  
• Due to the small scale and location of the development footprint the loss of habitat is not expected to alter 
biodiversity, ecological integrity and functioning. 

 

DHD Darwin Harbour Dredging 

The proposed subdivision does not involve any harbour dredging. 

 

LSSS Land Subject to Storm Surge 

The purpose of this overlay is to identify areas with a known risk of inundation from primary or 
secondary storm surges and ensure that development in these areas demonstrates adequate 
measures to minimise the associated the risk to people, damage to property and costs to the general 
community caused by storm surge. 

The earthworks and construction measures outlined in the DP report will render the land suitable for 
the proposed use and minimise the risk to people and damage to property. 

 

 

 

 

 

 

 

 

 



 

 

Existing zones  



 

 

A view along part of the existing seawall on the eastern side of Bayview 

 

 

 

 

 

 



 

 

Clause 6.2.1 deals with lot size and configuration for subdivision in zone LR, LMR, MR and HR. 

The purpose of the Clause is ensure that subdivision of land for urban residential purposes creates lots 
of a size, configuration and orientation suitable for residential development at a density envisaged by 
the zone. 

Clause 6.2.1 lists the following Requirements for the subdivision of land in zone LR, LMR, MR and HR: 

Land is to be subdivided in accordance with Table A to this clause 

 

The areas proposed for the development of Lots zoned LR are not infill areas and consequently can be 
regarded as greenfield areas. Consequently, the average lot area required in 600m2 with a minimum lot 
area of 450m2. The lots being proposed for Area A, and that section of Area C to be zoned LR, conform 
with the average lot area requirement and all lots have areas greater than 450m2. 

The prescribed minimum lot size for lots zoned LMR is 300m2 and all of the lots proposed to have an LMR 
zoning have areas in excess of the prescribed minimum. 

 

Lots are to conform with the building envelope requirements in Table B to this clause. 

The building envelope requirements are listed in the following Table: 

 

 

Plans 22/8093/31A, 32 and 33A indicate that all of the proposed lots can accommodate the required 
building envelopes. 

Lots have sufficient area and appropriate dimensions to provide for the proposed density of developments 
including dwellings, vehicle access, parking and ancillary buildings.   

The lots have been designed to ensure that they can all accommodate the dwellings, access, parking and 
any ancillary buildings expected for parcels zoned LR and LMR. 



 

There are no battle-axe lots.  

No battle-axe parcels are being proposed by the current application. 

Lots are oriented to allow dwellings to take advantage of environmental conditions such as prevailing 
breezes and sunlight. 

The design of future dwellings on the prosed lots will be able to take environmental conditions into account. 

Lots are connected to reticulated services.  

Byrne Consultants has been engaged to consider service reticulation and the servicing of each of the 
proposed lots. 

Servicing reports have been prepared and these form part of the current Development Application.  

Servicing details are provided in following sections of this Statement of Effect but each of the proposed 
Lots will have water, power, sewer and communications connections. 

Where there are lots for medium and higher density residential development, those lots are:  

(a) distributed in small groups serviced by public transport;  

(b) in close proximity to public open space and with adequate access to community facilities and services; 
and  

(c) not located in a cul-de-sac 

It is intended that the proposed Lots will be zoned LR and LMR and the purpose of the zone is to 
provide for a range of low-rise housing options. 

All of the lots within Area A, and proposed Lots 1,2 and 3 in Area C will be for single dwellings. 
Similarly, the lots in Area B and proposed Lot 5 in Area C will be single dwellings as they all have 
areas less than 600m2. 

Proposed Lot 4 in Area C, with an intended LMR zoning, could yield 3 dwellings. 

The proposed Lots can all utilise the existing public transport that (buses) that service Bayview as well 
as the range of open space options within the precinct. 

Areas A and C are to be developed as cul-de-sacs however the lots are only for low and medium 
future uses and the proposed roads are not long cul-de-sacs.  

6.2.2 Lots Less Than 600m2 for Dwellings-Single  
 
Purpose  
Ensure the subdivision of land to lots of less than 600m2 will allow residential development that minimises 
impact on amenity and the functionality of the street infrastructure.  
 
Administration  
1.          The consent authority must not consent to a subdivision that is not in accordance with sub-clauses 

3 and 4.  
2.          An application must provide plans to demonstrate the requirements of sub-clause 4. 
 
Requirements  
3.          Lots subject to this clause shall not have a boundary to any public road less than specified in the 

table to this clause. 
 
All of the proposed lots have frontages that exceed the minimums listed in the table to Clause 6.2.2. 
 
 4.          The site layout of lots subject to this clause is able to comply with the purpose of this clause and 

the development requirements for vehicle parking (5.2.4), building setbacks (5.4.3 and 5.4.3.3) and 
private open space (5.4.6).  

 



 

As required by Clause 5.2.4, every Lot can accommodate 2 on-site parking spaces and every lot has 
sufficient area to ensure that the required area of private open space can be accommodated in the 
development of a future dwelling (refer to plans 22/8093/31A, 32 and 33A). 
 
Plans 22/8093/34B,37A and 37B indicate drive and on-street parking options. Whilst a few of the lots do 
not have the required 6.5m for on-street parking directly in front of the lots (due to the curved kerblines, the 
streets do allow for on-street parking in close proximity to the subject lots. This on-street parking option will 
not be inconvenient for the lot owners and will not unduly reduce the operation or amenity of the street.  
 

 
 

 

Clause 6.2.3 deals with site characteristics for subdivision in Zones LR 

The purpose of this Clause is to ensure that the subdivision of land provides lots suitable for urban 
residential purposes that respond appropriately to the physical characteristics of the land and does not 
detrimentally impact on surrounding land. 

Administration  

1. The consent authority may consent to a subdivision that is not in accordance with sub-clauses 2-6, 
only if it is satisfied the subdivision design is consistent with the purpose of this clause.  
 

 
Requirements  
 
2. Avoid the development of land of excessive slope, unstable or otherwise unsuitable soils (e.g. 

seasonally waterlogged) and natural drainage lines.  
 

The entire Bayview Marina development has involved earthworks and site treatment to ensure that the 
land is suitable for the purpose for which it was leased – residential subdivisional purposes. 
 
The design and implementation of these earthworks has been carried out in conjunction with relevant 
Government agencies over many years and similarly, all design and construction works for the 
proposed areas will be undertaken by engineering and environmental consultants in consultation with 
Government agencies.   
 

 
3. Ensure, by site selection or site grading, that areas intended for lots less than 600m² do not slope 

in excess of 2%, such that the need for on-site stormwater structures, retaining walls and the like is 
minimised.  
 

All site design will ensure that the grades of those lots with areas less than 600m2 are not greater than 
2 %. 
 
 
4. Retain and protect significant natural and cultural features.  

O’Ferrals Rock has previously been identified as a significant cultural feature and will not be impacted 
by the current proposal. 

 



 

5. Avoid development of land affected by a 1% AEP flood or storm surge event.  

As with previous stages of the Bayview development, the subject land will be developed to ensure that 
the resulting housing lots are free of the 1% AEP storm surge event. 

6. Retain and protect natural drainage lines and any distinctive landform features or stands of natural 
vegetation and incorporate them into public open space. 

Previous assessments of the entire Bayview lease areas have identified the distinctive landforms (eg: 
O’Ferrals Rock) and these have been excluded form development and set aside as public open space. 

Clause 6.2.4 deals with infrastructure and community facilities for subdivision in Zones LMR 

The purpose of this Clause is to ensure that subdivision of land for residential purposes is 
appropriately integrated with infrastructure, community services and facilities. 

Bayview Marina Estate is a centrally located residential precinct that is a short distance from 
commercial and community facilities located in Darwin CBD, Stuart Park, Parap and Winnellie. 

Each of the areas proposed for development by the current application will have direct access onto an 
established public road network. This network services the Bayview development and then connects to 
Tiger Brennan Drive that in turn leads to the rest of Darwin and beyond. 

There is a Government public bus service that services Bayview and the residents of the proposed lots 
will be able to utilise this service. 

Bayview incorporates a variety of public open space including parks, walking paths and heritage areas 
and all of the lots being proposed by the current application are less that 400m walking distance from a 
neighbourhood park. 

As previously mentioned, Byrne Consultants has been engaged to consider service reticulation and this 
application includes the Byrne servicing reports. 

The Reports contain all the necessary detail but following are extracts in relation to the various services, 
including comments from Power and Water Corporation (PWC): 

 

Water and Sewer 

PWC comments: 

Lot A 

 For water – A new DN150 water main is to connect from the existing DN150 main at the end 
of Latrobe Street, be looped in the cul-de-sac and connect back into the existing DN100 in 
Perth Street. It is recommended that the water network is designed to direct flow through 
the cul-de-sac and reduce risk to water quality 

 For sewer – connect into existing sewer reticulation main in Latrobe Street via new DN150 
sewer reticulation main. 

 

Lot B 

 For water – Install 2 x service connections on the existing DN150 water main in O’Ferrals 
Road 

 For sewer – construct new sewer service connections for both lots and connect into existing 
vacuum pit BA/P1 

 

Lot C 

 For water – A new DN150 water main is to connect from the existing DN150 main in 
O’Ferrals Road, looped in the cul-de-sac and connect back into the existing DN150 in 



 

O’Ferrals Road. It is recommended that the water network is designed to direct flow through 
the cul-de-sac and reduce risk to water quality 

 For sewer – Construct new sewer reticulation main to service the subdivision and connect into 
existing DN125 vacuum sewer line via a new vacuum pit built as per PWC standard drawing 
W2-2-10A 

 

 

Power 

All high and low voltage electrical reticulation will be designed and constructed in accordance with PWC 
specifications. 

Similarly, streetlight design will be in accordance with City of Darwin (COD) requirements. 

 

Concept electrical plans prepared by electrical consultant AGA Consulting Engineers: 

 

 

 



 

 

 

Concept streetlighting plans prepared by AGA Consulting Engineers: 

 

 



 

 

 



 

 

 

Part of the extensive public walkway network through Bayview 

 

 

 

 

 



 

Stormwater 

The stormwater drainage design prepared by Byrne has been designed in accordance with COD standards 
and the Northern Territory Subdivision Development Guidelines.  

Internal Stormwater Strategy: 

The intent of the internal development stormwater strategy is to direct all stormwater flows from the 
proposed lots toward the road reserve where it will be collected via kerb and channel along the roadway 
and captured via stormwater inlet pits into the proposed stormwater pipe network. The sites shall 
discharge stormwater into the existing mangrove creek in accordance with the current 
stormwater management philosophy for the development. 

Area A 

The proposed lawful point of discharge for the development of Lot A is into the mangroves and creek area 
east of Latrobe Street. An existing 525mm diameter RCP which discharges to the area shall be extended 
and upsized to account for the additional development catchment area of Lot A. 

Area B 

All stormwater from Lot B is collected by the existing stormwater network (pit and pipes) on O’Ferrals Road 
which is directed via the trunk underground drainage network to a drainage easement through Lot 7502 
before discharging into the adjacent mangroves area. No upgrades to the existing drainage system are 
proposed to service Lot B. 

Area C 

The proposed lawful point of discharge for the development of Lot C shall be via the existing underground 
stormwater network and 1200mm diameter RCP outlet which discharges to the mangroves area through 
Lot PT8169. The existing 1200mm RCP discharge pipe shall be extended and upsized to account for the 
additional development catchment area of Lot C. 
 
External Stormwater Strategy: 

It is anticipated that the proposed internal stormwater strategy design will cause no worsening effects of 
existing upstream conditions due to the proposed stormwater network being sized sufficiently to convey 
the upstream inflows. No worsening of the downstream flows is expected due to discharge into the existing 
tidal mangrove creek. 

 

Traffic Assessment  

Byrne has carried out a traffic impact assessment with the full results contained in the attached servicing 
the report. 

Following are the conclusions extracted from the report: 

• Intersection 1 (Stoddard Dr / Tiger Brennan Dr / Woolner Rd) exhibited minor changes in the 
intersection performance due to the development traffic generation (no notable change). The 
intersection performance with respect to degree of saturation, average delay and queue length 
lowered during the 2027 and 2032 scenarios due to the applied background growth factors on Tiger 
Brennan Drive and Woolner Road, not the development traffic. It is beyond the scope of this TIA to 
suggest any upgrades to this intersection and impact by the proposed development is minimal. 
 
• Intersection 2 (Stoddard Dr / Tiger Brennan Dr) exhibited a LoS of B and DoS <=0.6 during the 2032 
growth scenario (AM / PM) due to growth rates applied to Tiger Brennan Drive. This intersection 
performs satisfactorily with the proposed development traffic. 
 
• Intersection 3 (Stoddard Dr / Fanning Dr) and Intersection 4 (Stoddard Dr / Bayview Blvd) exhibited 
a LoS of A and a DoS <=0.2 for all growth scenarios performing satisfactorily with the proposed 
development traffic. 



 

 

 

 

 

 

 

30C(4)(a) – Compliance with an Interim Development Control Order 

The subject land is not subject to any Interim Development Control Orders. 

30C(4)(b) – Public Environmental Report or Environment Impact Statement 

EcOz environmental consultants were engaged to carry out an assessment (screening) in order to 
determine whether the development has the potential for significant environmental impact under the 
Environment Protection Act 2019. 

The screening indicated that the development is unlikely to have a significant impact and therefore does 
not need to be referred under the Environment Protection Act 2019. 
 

30C(4)(c) – Merits of the proposed development 

The Bayview Marina development is a master planned development that has provided a variety of housing 
options for the Darwin market over many years and also comprised an Estate Development, unit title 
component that comprised the lots fronting the marina and the associated marina berths. 

The land currently being proposed for development is part of the balance of Crown lease issued by the NT 
Government. The purpose of these Crown leases is for residential subdivisional purposes and the 
subdivisions now being proposed are consistent with the purpose of the leases that the Government has 
issued. 

The proposed subdivisions will be the final subdivisions form the Crown leases and will complete the 
Bayview Marina development. 



 

The design and construction of the proposed, new allotments will benefit the NT economy and will provide 
prime housing options that are sure to be well sought after in the market. 

The range of lots sizes being proposed will provide an opportunity for people with varying financial 
capabilities to secure an allotment and develop a home in close proximity to the Darwin CBD.    

 

30C(4)(d) – The physical characteristics of the land 

As previously addressed in this report and the associated attachments, the physical characteristics of 
the land have been assessed by engineering consultants and siteworks will render the subject areas 
suitable for the intended use. 

30C(4)(e) – Public facilities or open space 

The housing lots being proposed by the current application will be able to utilise the existing public facilities 
and open space within Bayview and the adjoining areas. 

 

 

An existing neighbourhood park in close proximity to the areas 
being proposed for development 

30C(4)(f) – Public utilities and infrastructure 

Significant design and consultation work has already been undertaken to ensure that the proposed lots can 
be serviced with power, water, sewer and telecommunication. 

All lots will have direct access onto a public road network and stormwater management has been 
considered to ensure that the lots will all have appropriate drainage measures in place. 

30C(4)(g) – Potential impact on the existing and future amenity of the area 

As with any staged development, each progressive stage of the Bayview Marina development has had 
some impact on the preceding stages. 



 

The current application deals with the final stage of the development of the existing Crown leases and the 
lots now being proposed are for residential uses which is consistent with the existing uses in the existing, 
adjacent stages. 

Given that the uses are consistent, the impact on the amenity of the area will be minimal.    

30C(4)(h) – Assessment of the benefit or detriment to the public interest of the development 

The proposal will have significant economic benefit in not only the design and construction of the 
subdivisions, but also the ongoing benefits to a wide range of design and trades people during the 
construction of new dwellings on the lots. 

Apart from the clear economic benefits, the creation of new housing options will benefit the wider 
community by providing the opportunity for more people to reside in this unique residential precinct. 

30C(4)(i) – Building regulations 

There are no buildings on the subject areas.   

30C(4)(j) – Unit Titles Act 

Not applicable 

 



 

 

 

Concurrent Application 

Lots 5988 and 7433, Town of Darwin 

Reason for Concurrent Application 

Lots 5988 and 7433, Town of Darwin are Crown lease parcels that have been progressively 
developed as the Bayview Marina Estate. Bayview Marina Estate is one of Darwin’s premier 
residential subdivisions located a short distance from the Darwin CBD. 

The subdivision is recognised for its high standard of development that has resulted from strict design 
guidelines developed and managed by the developer, Dover Investments (Dover). 

There are three remnant areas that have been determined as being suitable for residential 
development and these areas were the subject of Development Application in 2013. These areas are 
adjacent to the eastern boundary of the Crown leases and the intention was to create three lots and 
then construct units on the proposed lots. 

The developers did not proceed with the unit development proposal and are now considering less 
intense development of the Crown lease areas in the form of  a majority individual housing lots as well 
as one larger allotment that may be utilised for multiple dwellings. 

The subject areas, as shown in the figure below, comprise a range of zonings under the NT Planning 
Scheme (NTPS). The current zonings include LR (Low Density Residential), LMR (Low-Medium 
Residential) and FD (Future Development). 



 

 

Existing zones  



 

 

Dover has consulted extensively in order to determine the size of housing lot that is being sought in 
today’s market and as a result of that consultation, as well as detailed site investigation and 
consideration of available services, has arrived at the designs shown on plans 22/8093/27A, 28 and 
29A. 

These plans show lot sizes ranging from 392m2 up to 2,128m2.  

In order to facilitate the development of the proposed lots in accordance with requirements of the 
NTPS, Council and relevant Government agencies, it will be necessary to rezone those areas of the 
subject land with FD zonings to zone LR and LMR. 

The concurrent application process is being utilised as it will allow for a single application, a single 
exhibition period for the Planning Scheme amendment and development application components of 
the application and also allow for a single submission/comment from authorities and members of the 
community.  

 

The proposed subdivision areas  

 



 

 

 

Description of the Proposed Amendment 

In 2022 a Development Application was lodged seeking approval to subdivide the subject remnant 
areas for the purpose of creating 21 urban allotments. Whilst the proposal was consistent with the 
purpose and intention of the Crown leases (residential subdivision), some of the subject land area 
was zoned FD (Future Development). 

As this FD area is not identified in an Area Plan for the type of housing lots proposed by the 2022 
Development Application, it has been determined that those parts of the subject land, currently zoned 
FD, should be rezoned to LR (Low Density Residential) and LMR (Low-Medium Density Residential) 
as those zones are consistent with the type of land parcels intended for the subject area. 

The objective of this concurrent application is to create 19 urban allotments on the eastern edge of 
the Bayview Marina Estate Crown leases. 

The Darwin Regional Land Use Plan 2015 (DRLUP) applies to the subject land and identifies the 
subject land as being suitable for urban/peri-urban development. 

The lots being proposed by the current application are ideally suited to urban development and in 
no way conflict with the intention of the DRLUP. 

The Darwin Inner Suburbs Area Plan (DISAP) also applies to the land comprised within the 
Bayview Crown leases. 

The DISAP provides a framework to guide progressive growth and development within the Inner 
Suburbs of Darwin and the land that is the subject of this application, lying on the eastern edge of 
the existing Bayview development, is identified for ‘Future Development’. 



 

 

 

 

 

 

 

 



 

The following figure showing Residential Areas, from the DISAP, also identifies the subject area as a 
Future Development Area. 

 

 

The Planning Principles associated with Future Development Area are set out in the following table 
from the DISAP: 

 

 



 

Part of the land that is the subject of the current application is zoned LMR (Low-Medium Density 
Residential) whilst the rest is zoned FD (Future Development) and LR (Low Density Residential) 

 

The intention is to amend the NTPS so the zoning of all the land comprised within Area A is LR. Part of 
Area A is already zoned LR, whilst the eastern part is zoned FD. Similarly, the intention is to also 
rezone the area comprising Lots 1, 2 and 3 in Area C to zone LR. 

The purpose of zone LR is: 

Provide predominantly for low rise urban residential development comprising individual houses and 
uses compatible with residential amenity, in locations where full reticulated services are available.   

The lots being proposed by the current application are consistent with the purpose of the zone and 
will provide new housing options that will be fully serviced and can utilise existing community 
services and facilities. The proposed lots will also have a zone that is the same as the zoning of the 
existing, abutting parcels. 

This application is also proposing to rezone the land comprised within proposed Lot 4 in Area C to 
LMR 

The purpose of zone LMR is: 

Provide a range of low rise housing options that contribute to the streetscape and residential amenity 
in locations supported by community services and facilities, and where full reticulated services are 
available.  

Proposed Lot 4 is consistent with the purpose of the zone and will provide new housing options that 
will be fully serviced and can utilise existing community services and facilities. The LMR zone 
proposed for Lot 4 is consistent with the existing zoning of the land immediately to the south.   

Plan 22/8093/39 (below and attached) shows the proposed zoning changes. 

 



 

 

 



 

Below are the Zoning Tables for the LR, LMR and FD Zones. 

 

 



 



 

 

 

 

 

 

 

 

 

 

 



 



 

 

 

 

 

 

 

 

 

 

 

 

 



 

 



 

 

 

Land Suitability 

As with all the preceding Stages of the Bayview Marina Estate, earthworks will be involved in 
rendering the land suitable for the intended use. 

Geotechnical consultants Douglas Partners (DP) have been involved in the past stages and they have 
previously prepared a report to detail the site filling and seawall construction. 

A copy of the DP report is included in this application and is addressed in more detail in the 
Development Proposal component of this concurrent application.  

It is expected that any approval for the subdivision being proposed by the current application will be 
conditional on the design of all earthworks being approved by the relevant authorities prior to the 
commencement of any construction. 

 

Infrastructure 

Byrne Consultants has been engaged to consider service reticulation and the servicing of each of the 
proposed lots. 

Servicing reports have been prepared and these form part of the current application. These reports 
have been prepared after consultation with the relevant service authorities. 

Servicing details are outlined in the Development Proposal but each of the proposed Lots will have 
water, power, sewer and communications connections. 

 

 

 

 

 

 



 

Conclusion 

The proposed Planning Scheme amendment will facilitate the development of lots in the final stages 
of the Bayview Marina Estate. 

The creation of the new lots is consistent with the purpose of the Crown leases and Darwin Regional 
Land Use Plan. 

The new lots will provide valuable new housing options that are close to the Darwin CBD and the 
future residents will be able to utilise the existing community and commercial facilities in the locality. 
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1 Introduction
1.1 Scope
Byrne Consultants has been commissioned by Dover Investments Pty Ltd to develop a Stormwater
Management Plan (SMP) for the proposed development of Lots A, B and C forming Stage 11 of Bayview
Subdivision. The objective of this report is to document the proposed developments stormwater
management strategy including design criteria, catchment area, flow calculations, legal point of discharge,
and preliminary stormwater network modelling design.

1.2 Limitations
The limitations of this report include:

 No flood modelling has been undertaken as part of this study.
 No detailed engineering survey of existing lots has been undertaken as part of the assessment.
 Publicly available lidar survey was used for the assessment.
 Plans provided in the Appendices are preliminary only and not for construction purposes.
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2 Site Conditions
2.1 Site Description
Dover Investments Pty Ltd is progressing the development of Bayview subdivision to create a low to
medium density residential development. The proposed sites are located within the Bayview Subdivision,
Darwin, NT and consists of three (3) proposed development sites labelled Lot’s A, B & C as shown in Figure
2.1.

Lot’s A & B is proposed to feature low density residential (LR) blocks and Lot C is proposed to feature both
low density (LR) and medium density residential blocks (LMR) as described under the NT Planning Scheme.

The proposed development areas are:

Lot A - 10,600 m2

Lot B - 800 m2 and

Lot C - 11,200 m2

Figure 2.1 – Bayview Subdivision Project Area
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2.2 Proposed Development
The proposed development consists of three (3) separate land developments with two (2) new road 
reserves as detailed in Figure 2.2, 2.3 and 2.4. 

The intended use of the lots is as follows:

 Lot A – 12 residential lots (LR).
 Lot B – 2 residential lots (LR).
 Lot C – 3 residential lots (LR).
 Lot C – 2 residential lots (LMR, approx. 9 dwellings)

Figure 2.2 – Lot A Bayview Subdivision Development Intent
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Figure 2.3 – Lot B Bayview Subdivision Development Intent

Figure 2.4 – Lot C Bayview Subdivision Development Intent
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3 Design Basis
3.1 Requirements
The design has been based on Northern Territory Government (NTG) and other design standards including:

 Northern Territory Subdivision Development Guidelines (NT SDG), (2020)
 Australian Rainfall and Runoff (Geoscience Australia)
 Stormwater Drainage Design in Small Urban Catchments (ARRB Special Report No. 34)

 Austroads Guidelines, including Guide to Road Design – Part 5: Drainage

3.2 Design Criteria
Table 3.1 – Design Criteria

Parameter Criteria Value Comments

Design Storms Minor Storm: Q2

Major Storm: Q100

As per NT SDG Table 19

Flow Widths ≤ 2.5 metres from kerb invert As per NT SDG Table 21

Flow Depths Minor Storm: Flows must not overtop kerb

Major Storm: Flow contained within the road reserve
boundaries

As per NT SDG Table 21 & 22

Freeboard Min 300mm freeboard to allotment boundaries As per NT SDG Table 22

3.3 Constraints
The stormwater design constraints include:

 Topography – The site is constrained by existing dwellings to the west and mangroves to the east.
 Stormwater – The existing stormwater network system and existing outlet locations.
 Stormwater – The construction of a revetment wall which prevents overland flow path discharge to the

east.

3.4 Assumptions
The design assumptions include:

 The development of the surrounding lots will be in accordance with Darwin’s Inner Suburbs Plan
(Residential).

 All existing stormwater pipe sizes are as per the diameters identified in available sources including
DBYD and City of Darwin Open Hub Data (ArcGIS).

 There are no blocked stormwater pipes on site or within the downstream catchment.
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4 Existing Topography and Drainage Patterns
4.1 Existing Conditions

4.1.1 Lot A

The site generally falls from west to east from an existing urban residential environment to a vegetated
mangrove creek. From google imagery and CoD Stormwater Network Mapping, the existing site indicates
that stormwater is collected in a series of stormwater pits located along Latrobe Street. The existing
underground stormwater pipe system discharges into the mangroves at the end of Latrobe Street through a
525mm diameter RCP.

4.1.2 Lot B

The project area consists of a vacant lot which drains towards O’Ferrals Road reserve at an approximate
grade of 1%. Stormwater discharge from the lot is collected by the existing stormwater network (pit and
pipes) which is directed via the trunk underground drainage network to via a drainage easement through
Lot 7502 before discharging into the adjacent mangroves area. No upgrades to the existing drainage system
are proposed to service Lot B.

4.1.3 Lot C

The site generally falls from west to east from an existing urban residential environment to a vegetated
mangrove creek. From google imagery and CoD Stormwater Network Mapping, stormwater is collected via
the truck stormwater network located within O’Ferrals Road reserve. The trunk drainage network then
discharges stormwater into the mangrove creek via a 1200mm diameter RCP which runs through Lot
PT8169. Do designated easement through PT8169 was identified, so the pipe alignment would need to be
confirmed.

4.2 Upstream Network Catchment Assessment
For the purposes of preliminary investigations, a high-level upstream catchment assessment has been
conducted. Existing pit and pipe networks have been modelled and catchment boundaries defined for the
purpose of preliminary hydrology and hydraulics calculations. It is anticipated that the proposed
stormwater design will cause no worsening effects of upstream conditions.

4.3 Flooding Assessment
Department of Environment and Natural Resources storm surge map indicates that the Site is subject to
flooding via Extreme Storm Surge (10,000-year ARI) as shown in Figure 4.1. Flood mitigation has been
considered during the design process of the development and involves the implementation of raised
embankments and revetment walls to RL to 6.5m in line with the current immunity of existing Bayview
development. No further flood analysis has been conducted as part of this study.
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Figure 4.5 – Storm Surge Excerpt

4.4 Lawful Point of Discharge (LPD)
Refer to Appendix B for stormwater drainage plans.

4.4.1 Lot A

The proposed LPD for the development of Lot A is into the mangroves and creek area east of Latrobe
Street. An existing 525mm diameter RCP which discharges to the area shall be extended and upsized to
account for the additional development catchment area of Lot A.

4.4.2 Lot B

All stormwater from Lot B is collected by the existing stormwater network (pit and pipes) on O’Ferrals Road
which is directed via the trunk underground drainage network to a drainage easement through Lot 7502
before discharging into the adjacent mangroves area. No upgrades to the existing drainage system are
proposed to service Lot B.

4.4.3 Lot C

The proposed LPD for the development of Lot C shall be via the existing underground stormwater network
and 1200mm diameter RCP outlet which discharges to the mangroves area through Lot PT8169

The existing 1200mm RCP discharge pipe shall be extended and upsized to account for the additional
development catchment area of Lot C.



Bayview Subdivision Development
Stormwater Management Plan
Dover Investments Pty Ltd 14

5 Stormwater Hydrology Assessment (Quantity)
5.1 Pre-Development Peak Flow Calculations
Pre-development flows were not assessed as part of this study as there is no impact on the downstream
stormwater network. The proposed stormwater design is effectively connecting to the downstream end of
the existing networks and therefore adding any additional stormwater flows to the upstream networks.

5.2 Post Development Peak Flow Calculations
All stormwater management infrastructure is designed generally in accordance with Northern Territory
Subdivision Development Guidelines (2020).

5.2.1 Design Storms

The annual exceedance probability (AEP) for residential zones is 50% and 1% for the minor and major
design storms respectively as per NT SDG, table 19.

5.2.2 Design Rainfall Intensity

Design rainfall intensities for this study were obtained from the 12D default hydrology data for the Coty of
Darwin Region. Refer to Appendix A for the relevant IFD chart adopted din the design.

5.2.3 Time of Concentration

The time of concentration has been calculated utilising the following components:

 5 min - Standard inlet time within road reserve
 10 min - Standard inlet time within lot areas

5.2.4 Runoff Coefficients

As per the NT SDG the drainage design has been carried out using a runoff coefficient of 0.73 and 1 for
minor and major storms respectively with a coefficient of 0.9 for impervious areas.

5.2.5 Peak Discharges

The stormwater catchment areas and network system for each site is defined in Appendix A and all
hydrological and hydraulic calculations can be seen in Appendix B. A summary of post development
hydrological calculations can be seen below.
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Table 5.2 – Post Development Peak Flow Calculations

Catchment
Label

(-)

Time
Tc

(min)

Q100
Runoff

C
(-)

Q2
Runoff

C
(-)

Q100
Intensity

I
(mm/hr)

Q2
Intensity

I
(mm/hr)

Area
A

(ha)

Q100
Qc=CIA

(L/s)

Q2
Qc=CIA

(L/s)

1-1         
1-2 10 1 0.73 283 147 0.129 192.6 85.8

 5 0.9 0.9 366 189 0.129   
1-3         
1-4         
1-5         
2-1 10 1 0.73 283 147 0.0723 107.9 48.1

 5 0.9 0.9 366 189 0.0723   
2-2 10 1 0.73 283 147 0.0623 93.1 41.5

 5 0.9 0.9 366 189 0.0623   
2-3 10 1 0.73 283 147 0.0141 21.1 9.4

 5 0.9 0.9 366 189 0.0141   
2-4 10 1 0.73 283 147 0.0124 18.5 8.2

 5 0.9 0.9 366 189 0.0124   
2-5 10 1 0.73 283 147 0.0459 68.6 30.5

 5 0.9 0.9 366 189 0.0459   
3-1 10 1 0.73 283 147 0.0813 121.4 54.1

 5 0.9 0.9 366 189 0.0813   
4-1 10 1 0.73 283 147 0.0515 76.9 34.3

 5 0.9 0.9 366 189 0.0515   
5-1 10 1 0.73 283 147 0.0719 107.4 47.8

 5 0.9 0.9 366 189 0.0719   
6-1 10 1 0.73 283 147 0.0204 30.4 13.6

 5 0.9 0.9 366 189 0.0204   
6-2 10 1 0.73 283 147 0.0608 90.9 40.5

 5 0.9 0.9 366 189 0.0608   
6-3 10 1 0.73 283 147 0.0179 26.7 11.9

 5 0.9 0.9 366 189 0.0179   
6-4 10 1 0.73 283 147 0.0178 26.6 11.8

 5 0.9 0.9 366 189 0.0178   
6-5         
7-1 10 1 0.73 283 147 0.0631 94.2 42

 5 0.9 0.9 366 189 0.0631   
7-2 10 1 0.73 283 147 0.0139 20.8 9.3

 5 0.9 0.9 366 189 0.0139   
7-3 10 1 0.73 283 147 0.016 23.9 10.6

 5 0.9 0.9 366 189 0.016   
8-1 10 1 0.73 283 147 0.0076 11.3 5

 5 0.9 0.9 366 189 0.0076   
9-1 10 1 0.73 283 147 0.0895 133.7 59.6

 5 0.9 0.9 366 189 0.0895   
10-1 10 1 0.73 283 147 0.0825 123.2 54.9

 5 0.9 0.9 366 189 0.0825   
11-1         
11-2         
12-1 10 1 0.73 283 147 0.0684 102.2 45.6

 5 0.9 0.9 366 189 0.0684   
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Catchment
Label

(-)

Time
Tc

(min)

Q100
Runoff

C
(-)

Q2
Runoff

C
(-)

Q100
Intensity

I
(mm/hr)

Q2
Intensity

I
(mm/hr)

Area
A

(ha)

Q100
Qc=CIA

(L/s)

Q2
Qc=CIA

(L/s)

EX 1-1 10 1 0.73 283 147 0.0679 101.5 45.2
 5 0.9 0.9 366 189 0.0679   

EX 1-2 10 1 0.73 283 147 0.0352 52.6 23.4
 5 0.9 0.9 366 189 0.0352   

EX 1-3 10 1 0.73 283 147 0.0109 16.2 7.2
 5 0.9 0.9 366 189 0.0109   

EX 1-4 10 1 0.73 283 147 0.1016 151.8 67.6
 5 0.9 0.9 366 189 0.1016   

EX 2-1         
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6 Stormwater Quality Assessment
6.1 Design Basis
The NT SDG require that gross pollutant traps are considered as part of the drainage design.

6.2 Assessment
Given the existing stormwater system within the development and associated discharge points do not have
a gross pollutant trap installed on the outlets. It is not proposed to provide GPT’s as part of this stormwater
design. The intention is to connect or extend the proposed stormwater system to the existing discharge
outlets and to discharge stormwater under the current site conditions into the mangrove creek.
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7 Road Reserve Drainage
7.1 Lot A & C Road
Lot A and C’s proposed road reserve cross-section comprises of a standard urban cross-section with kerb
and gutter discharging into an underground pit and pipe network.

Subsoil drains have been nominated along both sides of the pavement edge, typically following the grade of
the roadway and discharging into the underground stormwater network.

7.2 Lot B Road
Lot B’s road reserve (O’Ferrals Road) will remain unchanged with the exception of an extension on the
existing property accesses to the existing kerb line.

The existing road comprises of a standard urban cross-section with kerb and gutter discharging into an
underground pit and pipe network.



Bayview Subdivision Development
Stormwater Management Plan
Dover Investments Pty Ltd

Appendix A Stormwater Drainage Plan
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Appendix B Stormwater Catchment Plan



N

BSK01822007

STORMWATER CATCHMENT PLAN
LOT A & B

AS SHOWN

BB

SC

BAYVIEW SUBDIVISION

N



N

BSK01922007

STORMWATER CATCHMENT PLAN
LOT C

AS SHOWN

BB

SC

BAYVIEW SUBDIVISION



Bayview Subdivision Development
Stormwater Management Plan
Dover Investments Pty Ltd

Appendix C Q2 Hydrology and Hydraulics Calcs



12D MODEL - HYDROLOGICAL DESIGN SHEET

Project:        NT22007 CONTOURS
Drainage Model: DRAINAGE DESIGN
Rainfall File:  $LIB\AUS NT Darwin.12dhydro
Tc Method:      Direct
Rainfall Method: IFD Table
Runoff C Method: Direct

Minor 2 Year Storm Event

Node Node Setout Setout Setout Catch Time Intensity Runoff Area Full Full Full Partial Partial Partial Catchment Approach Road Flooded Flooded Flooded Road Road Max Pond Inlet Inlet Bypass Bypass
Name Type Easting Northing RL ID Tc I C A CA Sum CA Qc=CIA CA Sum CA Qc=CIA Flow Qc Flow Qa Capacity Depth Width Vel.Dep Grade Xfall Depth Curve Name Flow Qg Flow Qb Node

(-) (-) (m) (m) (m) (-) (min) (mm/hr) (-) (ha) (ha) (ha) (L/s) (ha) (ha) (L/s) (L/s) (L/s) (L/s) (m) (m) (sq.m/s) (%) (%) (m) (-) (L/s) (L/s) (-)

1-1 MH 702187.69 8624695.89 6.05 -
1-2 SE2 702198.59 8624698.54 5.72 1P 10 147 0.73 0.129 0.0941 0.2102 85.8 0.0471 0.1631 85.6 85.8 85.8 219 0.097 2.11 0.09 1.4 4 1.0 GRADE 77.3 8.5 2-5

1I 5 189 0.9 0.129 0.1161 0.1161
1-3 MH 702210.35 8624702.19 5.84 -
1-4 MH 702216.4 8624698.26 5.79 -
1-5 HW OUT 702223.45 8624700.68 5.16 -
2-1 SE2 702241.81 8624605.25 5.9 1P 10 147 0.73 0.0723 0.0528 0.1178 48.1 0.0264 0.0914 48 48.1 48.1 130.2 0.095 2.07 0.05 0.7 4 0.5 GRADE 48.1 3-1

1I 5 189 0.9 0.0723 0.065 0.065
2-2 SE2 702247.46 8624607.28 5.9 1P 10 147 0.73 0.0623 0.0455 0.1016 41.5 0.0228 0.0788 41.4 41.5 41.5 129.8 0.09 1.95 0.05 0.4 4 0.5 GRADE 41.5 2-3

1I 5 189 0.9 0.0623 0.0561 0.0561
2-3 SE2 702235.11 8624643.08 5.71 1P 10 147 0.73 0.0141 0.0103 0.023 9.4 0.0051 0.0178 9.4 9.4 9.4 130.2 0.056 1.08 0.02 0.5 4 0.5 GRADE 9.4 2-4

1I 5 189 0.9 0.0141 0.0127 0.0127
2-4 SE2 702224.71 8624673.29 5.7 1P 10 147 0.73 0.0124 0.009 0.0201 8.2 0.0045 0.0156 8.2 8.2 8.2 130.2 0.054 1.02 0.02 0.5 4 0.5 GRADE 8.2 2-5

1I 5 189 0.9 0.0124 0.0111 0.0111
2-5 SS3 702221.04 8624683.84 5.53 1P 10 147 0.73 0.0459 0.0335 0.0748 30.5 0.0168 0.0581 30.5 30.5 39 534 0.022 0.15 SAG 39 -

1I 5 189 0.9 0.0459 0.0413 0.0413
3-1 SE2 702229.44 8624641.1 5.71 1P 10 147 0.73 0.0813 0.0593 0.1324 54.1 0.0297 0.1028 54 54.1 54.1 130.2 0.099 2.16 0.06 0.5 4 0.5 GRADE 54 0.1 12-1

1I 5 189 0.9 0.0813 0.0731 0.0731
4-1 SS3 702215.39 8624681.79 5.53 1P 10 147 0.73 0.0515 0.0376 0.0839 34.3 0.0188 0.0651 34.2 34.3 34.3 534 0.018 0.15 SAG 34.3 -

1I 5 189 0.9 0.0515 0.0464 0.0464
5-1 SE2 702200.67 8624692.9 5.71 1P 10 147 0.73 0.0719 0.0525 0.1172 47.8 0.0262 0.0909 47.7 47.8 47.8 219 0.08 1.68 0.07 1.4 4 1.0 GRADE 47.8 4-1

1I 5 189 0.9 0.0719 0.0647 0.0647
6-1 SE2 702216.07 8624254.91 5.97 1P 10 147 0.73 0.0204 0.0149 0.0332 13.6 0.0074 0.0258 13.5 13.6 13.6 130.2 0.063 1.26 0.03 0.5 3 0.5 GRADE 13.6 10-1

1I 5 189 0.9 0.0204 0.0183 0.0183
6-2 SE2 702223.37 8624257.17 5.97 1P 10 147 0.73 0.0608 0.0444 0.0991 40.5 0.0222 0.0769 40.4 40.5 40.5 130.1 0.09 1.93 0.05 0.5 3 0.5 GRADE 40.5 6-3

1I 5 189 0.9 0.0608 0.0547 0.0547
6-3 SE2 702237.48 8624211.68 5.73 1P 10 147 0.73 0.0179 0.0131 0.0292 11.9 0.0065 0.0227 11.9 11.9 11.9 130.2 0.06 1.19 0.02 0.5 3 0.5 GRADE 11.9 6-4

1I 5 189 0.9 0.0179 0.0161 0.0161
6-4 SE2 702251.6 8624166.19 5.49 1P 10 147 0.73 0.0178 0.013 0.029 11.8 0.0065 0.0225 11.8 11.8 11.8 130.2 0.06 1.19 0.02 0.5 3 0.5 GRADE 11.8 7-3

1I 5 189 0.9 0.0178 0.016 0.016
6-5 MH 702256.77 8624149.51 5.78 -
7-1 SE2 702206.49 8624141.85 5.22 1P 10 147 0.73 0.0631 0.046 0.1028 42 0.023 0.0798 41.9 42 42 130.2 0.091 1.96 0.05 0.5 3 0.5 GRADE 42 LOST

1I 5 189 0.9 0.0631 0.0568 0.0568
7-2 SE2 702208.76 8624134.57 5.22 1P 10 147 0.73 0.0139 0.0102 0.0227 9.3 0.0051 0.0176 9.2 9.3 9.3 130.1 0.056 1.07 0.02 0.5 3 0.5 GRADE 9.3 LOST

1I 5 189 0.9 0.0139 0.0125 0.0125
7-3 SE2 702240.1 8624144.32 5.38 1P 10 147 0.73 0.016 0.0117 0.026 10.6 0.0058 0.0202 10.6 10.6 10.6 130.2 0.058 1.14 0.02 0.5 3 0.5 GRADE 10.6 7-2

1I 5 189 0.9 0.016 0.0144 0.0144
8-1 SE2 702237.83 8624151.63 5.38 1P 10 147 0.73 0.0076 0.0055 0.0123 5 0.0028 0.0096 5 5 5.8 0.5 3 0.5 GRADE 5.8 7-1

1I 5 189 0.9 0.0076 0.0068 0.0068
9-1 SE2 702244.29 8624163.92 5.49 1P 10 147 0.73 0.0895 0.0653 0.1459 59.6 0.0327 0.1132 59.4 59.6 59.8 130 0.102 2.25 0.06 0.5 3 0.5 GRADE 59 0.8 8-1

1I 5 189 0.9 0.0895 0.0806 0.0806
10-1 SE2 702230.18 8624209.41 5.73 1P 10 147 0.73 0.0825 0.0602 0.1345 54.9 0.0301 0.1044 54.8 54.9 54.9 130.2 0.099 2.17 0.06 0.5 3 0.5 GRADE 54.7 0.2 9-1

1I 5 189 0.9 0.0825 0.0743 0.0743
11-1 MHX 702259.77 8624139.8 4.55 -
11-2 HW OUT 702269.23 8624142.03 4.5 -
12-1 SE2 702219.01 8624671.31 5.55 1P 10 147 0.73 0.0684 0.05 0.1116 45.6 0.025 0.0866 45.5 45.6 45.7 130.2 0.093 2.02 0.05 0.5 3 0.5 GRADE 45.7 4-1

1I 5 189 0.9 0.0684 0.0616 0.0616
EX 1-1 SE2 702131.49 8624657.24 6.39 1P 10 147 0.73 0.0679 0.0496 0.1108 45.2 0.0248 0.086 45.1 45.2 45.2 45.2 -

1I 5 189 0.9 0.0679 0.0612 0.0612
EX 1-2 SE2 702139.43 8624660.54 6.44 1P 10 147 0.73 0.0352 0.0257 0.0574 23.4 0.0129 0.0446 23.4 23.4 23.4 23.4 -

1I 5 189 0.9 0.0352 0.0317 0.0317
EX 1-3 SE2 702144.71 8624671.11 6.53 1P 10 147 0.73 0.0109 0.0079 0.0177 7.2 0.004 0.0138 7.2 7.2 7.2 7.2 -

1I 5 189 0.9 0.0109 0.0098 0.0098
EX 1-4 SE2 702142.07 8624679.71 6.59 1P 10 147 0.73 0.1016 0.0742 0.1656 67.6 0.0371 0.1285 67.5 67.6 67.6 67.6 -

1I 5 189 0.9 0.1016 0.0914 0.0914
EX 2-1 SE2 702200.58 8624126.01 5.63 0 0 -



12D MODEL - HYDRAULIC DESIGN SHEET

Project:              NT22007 CONTOURS
Drainage Model:       DRAINAGE DESIGN
Rainfall File:        $LIB\AUS NT Darwin.12dhydro
Rainfall Method:      IFD Table
Manning n Roughness:  0.013
Freeboard Limit:      0.15 m

Minor 2 Year Storm Event

Pipe Pipe Pipe Pipe Full Pipe Pipe Pipe Full-area Full-area Full-area Full-area Part-area Part-area Part-area Part-area Catchment Direct Pipe Peak Net Bypass Pipe Capacity Q/Qcap Full Pipe Norm Depth Crit Depth Capacity Vel US Node Pipe Pipe DS Node Cover Cover Pipe Pipe US Node US Node Pipe P'head Loss WSE Loss Pipe US Node Pipe Pipe DS Node HGL HGL F'board
ID Type Length Size Area Af Grade Grade Tct I Sum CA Qc=CIA Tct I Sum CA Qc=CIA Flow Qc Flow Qdp Flow Qrat Flow Qb Flow Q Flow Qcap Ratio Vel Vf=Q/Af Vel Vn=Q/An Vel Vc=Q/Ac Vcap=Qcap/Af Grate RL US IL DS IL Grate RL Limit Min DS Bend DS Drop Ku Kw V'head (Ku.V'head) (Kw.V'head) T'head Loss HGL US HGL DS HGL HGL Grade Grade US

(-) (-) (m) (mm) (sq.m) (%) (1 in) (min) (mm/hr) (ha) (L/s) (min) (mm/hr) (ha) (L/s) (L/s) (L/s) (L/s) (L/s) (L/s) (L/s) (-) (m/s) (m/s) (m/s) (m/s) (m) (m) (m) (m) (m) (m) (deg) (m) (-) (-) (m) (m) (m) (m) (m) (m) (m) (m) (%) (1 in) (m)

1-1 to 1-2 RCP 11.22 450 0.159 0.9 111.3 10.65 143.11 0.3515 139.7 10.4 144.58 0.3498 140.5 140.5 140.5 140.5 270.3 0.52 0.88 1.72 1.46 1.7 6.05 4.87 4.77 5.72 0.6 0.6 -3.6 0.404 0.6 0.7 0.04 0.02 0.03 0.09 5.16 5.13 5 4.84 1.19 84.4 0.89
1-2 to 1-3 RCP 12.31 675 0.358 0.18 555.5 10.74 142.55 0.6789 268.8 10 147 0.6691 273.2 273.2 273.2 -8.5 264.7 356.8 0.74 0.74 1.09 1.57 1 5.72 4.36 4.34 5.84 0.6 0.6 50.3 0.02 1.81 2.22 0.03 0.05 0.06 0.03 4.84 4.78 4.75 4.76 0.22 446.7 0.88
1-3 to 1-4 RCP 7.21 675 0.358 0.18 555.5 10.84 141.93 0.6789 267.7 10.1 146.38 0.6691 272.1 272.1 272.1 -8.5 263.6 356.8 0.74 0.74 1.09 1.56 1 5.84 4.32 4.31 5.79 0.6 0.76 -51.9 0.171 2.18 2.49 0.03 0.06 0.07 0.02 4.76 4.69 4.63 4.6 0.85 117.2 1.08
1-4 to 1-5 RCP 7.46 1050 0.866 0.4 250 10.9 141.57 1.3442 528.6 10.16 146.02 1.3247 537.3 537.3 537.3 537.3 1734.4 0.31 0.62 1.76 1.73 2 5.79 4.14 4.11 5.16 0.8 0 2.44 2.77 0.02 0.05 0.05 0.03 4.6 4.55 4.51 4.51 0.48 208.2 1.19
2-1 to 2-2 RCP 6 375 0.11 0.4 250 10 147 0.1178 48.1 5 189 0.0914 48 48.1 48.1 48.1 110.9 0.43 0.44 0.97 1.08 1 5.9 4.91 4.89 5.9 0.6 0.6 -89.3 0.02 9.7 0.01 0.09 0 5.29 5.2 5.19 5.2 0.05 1994.1 0.61
2-2 to 2-3 RCP 37.87 375 0.11 0.43 233.5 10.05 146.7 0.2194 89.4 10 147 0.2191 89.5 89.5 89.5 89.5 114.8 0.78 0.81 1.15 1.33 1.04 5.9 4.87 4.7 5.71 0.6 0.6 0 0.236 2.29 2.67 0.03 0.08 0.09 0.17 5.2 5.12 4.92 4.82 0.51 197.3 0.7
2-3 to 2-4 RCP 31.95 600 0.283 0.2 500 10.37 144.81 0.3748 150.8 10.05 146.7 0.372 151.6 151.6 151.6 -0.1 151.4 274.7 0.55 0.54 0.99 1.36 0.97 5.71 4.47 4.4 5.7 0.6 0.6 -0.2 0.02 2.01 2.23 0.01 0.03 0.03 0.07 4.82 4.79 4.72 4.73 0.21 484.3 0.89
2-4 to 2-5 RCP 11.17 600 0.283 0.92 108.8 10.63 143.21 0.5065 201.5 10.05 146.7 0.4992 203.4 203.4 203.4 203.4 588.8 0.35 0.72 1.89 1.49 2.08 5.7 4.38 4.28 5.53 0.6 0.61 1.3 0.1 1.66 2.03 0.03 0.04 0.05 0.08 4.73 4.68 4.64 4.65 0.29 349.7 0.97
2-5 to 1-4 RCP 15.16 750 0.442 0.15 666.7 10.72 142.65 0.6653 263.6 10 147 0.6546 267.3 267.3 267.3 8.5 275.8 431.4 0.64 0.62 1.04 1.54 0.98 5.53 4.18 4.16 5.79 0.6 0.6 88.9 0.02 1.34 1.59 0.02 0.03 0.03 0.02 4.65 4.62 4.59 4.6 0.15 669.8 0.88
3-1 to 2-3 RCP 6 375 0.11 0.4 250 10 147 0.1324 54.1 5 189 0.1028 54 54.1 54.1 -0.1 54 110.9 0.49 0.49 1 1.12 1 5.71 4.72 4.7 5.71 0.6 0.6 -89.7 0.229 9.7 0.01 0.12 0.03 5.02 4.9 4.87 4.82 0.65 152.8 0.69
4-1 to 2-5 RCP 6 375 0.11 0.4 250 10 147 0.0839 34.3 5 189 0.0651 34.2 34.3 34.3 34.3 110.9 0.31 0.31 0.88 0.98 1 5.53 4.53 4.51 5.53 0.6 0.6 -87.9 0.329 9.7 0 0.05 0.03 4.73 4.68 4.64 4.65 0.57 177 0.8
5-1 to 1-2 RCP 6 375 0.11 0.4 250 10 147 0.1172 47.8 5 189 0.0909 47.7 47.8 47.8 47.8 110.9 0.43 0.43 0.97 1.08 1 5.71 4.71 4.69 5.72 0.6 0.6 93 0.326 9.7 0.01 0.09 0.03 4.98 4.89 4.85 4.84 0.63 159.6 0.73
6-1 to 6-2 RCP 6 375 0.11 0.51 196.1 10 147 0.0332 13.6 5 189 0.0258 13.5 13.6 13.6 13.6 125.3 0.11 0.12 0.74 0.75 1.13 5.97 4.96 4.93 5.97 0.6 0.62 88.9 0.02 8.75 0 0.01 0 5.59 5.58 5.58 5.58 0.01 16718 0.38
6-2 to 6-3 RCP 47.72 375 0.11 0.4 250.5 10.05 146.7 0.1324 53.9 10 147 0.1323 54 54 54 54 110.8 0.49 0.49 1 1.12 1 5.97 4.91 4.72 5.73 0.6 0.6 0 0.048 3.88 4.09 0.01 0.05 0.05 0.05 5.58 5.53 5.49 5.5 0.09 1054.3 0.38
6-3 to 6-4 RCP 47.64 375 0.11 0.4 250 10.45 144.31 0.296 118.7 10 147 0.2933 119.8 119.8 119.8 -0.2 119.6 110.9 1.08 1.08 1.08 1.5 1 5.73 4.67 4.48 5.49 0.6 0.6 -2.7 0.048 1.78 1.94 0.06 0.11 0.12 0.22 5.5 5.38 5.16 5.19 0.46 215.2 0.23
6-4 to 6-5 RCP 17.52 375 0.11 0.4 250.8 10.84 141.93 0.4709 185.7 10.05 146.7 0.4636 188.9 188.9 188.9 -0.8 188.2 110.8 1.7 1.7 1.7 1.89 1 5.49 4.43 4.36 5.78 0.6 0.77 2.7 0.469 1.69 1.89 0.15 0.25 0.28 0.2 5.19 4.91 4.68 4.46 1.32 75.6 0.3

6-5 to 11-1 RCP 10.17 525 0.216 0.4 250 10.99 141.06 0.6348 248.7 10.2 145.83 0.6259 253.5 253.5 253.5 253.5 272.1 0.93 1.17 1.43 1.71 1.26 5.78 3.9 3.85 4.55 -10 -1.55 -86.1 0.654 1.97 2.31 0.07 0.14 0.16 0.04 4.46 4.29 4.25 4.25 0.42 239.7 1.32
7-1 to 7-2 RCP 6 375 0.11 0.38 262.3 10 147 0.1028 42 5 189 0.0798 41.9 42 42 42 108.3 0.39 0.38 0.92 1.04 0.98 5.22 4.13 4.11 5.22 0.6 0.7 -90.9 0.02 9.7 0.01 0.07 0 4.55 4.48 4.47 4.48 0.04 2341.1 0.67
7-2 to 7-3 RCP 33.04 450 0.159 0.3 335.6 10.05 146.7 0.1255 51.1 10 147 0.1252 51.1 51.1 51.1 51.1 155.7 0.33 0.32 0.88 1.05 0.98 5.22 4.09 3.99 5.38 0.6 0.64 2.7 0.02 2.18 2.7 0.01 0.01 0.01 0.01 4.48 4.46 4.45 4.46 0.02 4151.6 0.74
7-3 to 6-5 RCP 17.43 450 0.159 0.3 332.7 10.33 145.05 0.1638 66 10 147 0.162 66.2 66.2 66.2 0.8 66.9 156.4 0.43 0.42 0.94 1.14 0.98 5.38 3.97 3.92 5.78 0.6 1.05 87.4 0.02 1.34 1.57 0.01 0.01 0.01 0.01 4.46 4.44 4.43 4.46 0.06 1816.6 0.93
8-1 to 7-3 RCP 6 375 0.11 0.51 196.1 10 147 0.0123 5 5 189 0.0096 5 5 5 0.8 5.8 125.3 0.05 0.05 0.58 0.6 1.13 5.38 4.38 4.35 5.38 0.6 0.62 -86.5 0.378 9.7 0 0 0 4.46 4.45 4.45 4.46 0 39296.7 0.93
9-1 to 6-4 RCP 6 375 0.11 0.51 196.1 10 147 0.1459 59.6 5 189 0.1132 59.4 59.6 59.6 -0.5 59 125.3 0.47 0.53 1.12 1.16 1.13 5.49 4.48 4.45 5.49 0.6 0.62 86.7 0.02 6.65 0.01 0.1 0.01 5.27 5.17 5.16 5.19 0.11 883 0.23

10-1 to 6-3 RCP 6 375 0.11 0.51 196.1 10 147 0.1345 54.9 5 189 0.1044 54.8 54.9 54.9 -0.2 54.7 125.3 0.44 0.5 1.1 1.13 1.13 5.73 4.72 4.69 5.73 0.6 0.62 88.9 0.02 5.91 0.01 0.07 0.01 5.57 5.5 5.49 5.5 0.1 1028.3 0.16
11-1 to 11-2 RCP 9.72 1350 1.431 0.5 200 11.08 140.62 0.6348 248 10.28 145.32 0.6259 252.7 252.7 2000 2252.7 2252.7 3790.2 0.59 1.57 2.75 2.55 2.65 4.55 3.2 3.15 4.5 0 2 0.13 0.25 0.04 4.25 4 3.9 3.9 0.99 100.6 0.3
12-1 to 2-4 RCP 6.03 375 0.11 0.4 250 10 147 0.1116 45.6 5 189 0.0866 45.5 45.6 45.6 0.1 45.7 110.9 0.41 0.41 0.96 1.07 1 5.55 4.56 4.54 5.7 0.6 0.6 -90 0.153 9.7 0.01 0.08 0.02 4.82 4.73 4.72 4.73 0.23 432.2 0.73

EX 1-1 to EX 1-2 RCP 8.59 375 0.11 0.4 250 10 147 0.1108 45.2 5 189 0.086 45.1 45.2 45.2 45.2 110.9 0.41 0.41 0.95 1.06 1 6.39 5.38 5.34 6.44 0.6 0.63 -40.9 0.02 7 0.01 0.06 0.01 5.68 5.62 5.62 5.63 0.05 1954.8 0.7
EX 1-2 to EX 1-3 RCP 11.82 375 0.11 0.4 250 10.07 146.57 0.1682 68.5 10 147 0.1678 68.5 68.5 68.5 68.5 110.9 0.62 0.62 1.06 1.21 1 6.44 5.32 5.28 6.53 0.6 0.75 -43.6 0.02 1.88 2.45 0.02 0.04 0.05 0.02 5.63 5.58 5.57 5.58 0.13 775.7 0.81
EX 1-3 to EX 1-4 RCP 8.99 375 0.11 0.4 250 10.17 145.98 0.1859 75.4 10 147 0.1848 75.5 75.5 75.5 75.5 110.9 0.68 0.68 1.08 1.26 1 6.53 5.26 5.22 6.59 0.6 0.9 87.5 0.02 2.01 2.41 0.02 0.05 0.06 0.02 5.58 5.52 5.5 5.51 0.17 591.8 0.96

EX 1-4 to 1-1 RCP 48.4 525 0.216 0.64 155.9 10.25 145.53 0.3515 142.1 10 147 0.3498 142.8 142.8 142.8 142.8 344.5 0.41 0.66 1.52 1.39 1.59 6.59 5.2 4.89 6.05 0.6 0.6 5.9 0.02 2.31 2.75 0.02 0.05 0.06 0.31 5.51 5.45 5.16 5.16 0.61 163.4 1.08
EX 2-1 to 11-1 RCP 60.78 1200 1.131 0.5 200 2000 2000 2000 2758 0.73 1.77 2.66 2.58 2.44 5.63 3.6 3.3 4.55 0.6 0.05 -0.2 0.096 2 0.16 0.32 0.25 4.7 4.38 4.25 4.25 0.21 481.1 0.93
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12D MODEL - HYDROLOGICAL DESIGN SHEET

Project:        NT22007 CONTOURS
Drainage Model: DRAINAGE DESIGN
Rainfall File:  $LIB\AUS NT Darwin.12dhydro
Tc Method:      Direct
Rainfall Method: IFD Table
Runoff C Method: Direct

Major 100 Year Storm Event

Node Node Setout Setout Setout Catch Time Intensity Runoff Area Full Full Full Partial Partial Partial Catchment Approach Road Flooded Flooded Flooded Road Road Max Pond Choke Inlet Inlet Bypass Bypass
Name Type Easting Northing RL ID Tc I C A CA Sum CA Qc=CIA CA Sum CA Qc=CIA Flow Qc Flow Qa Capacity Depth Width Vel.Dep Grade Xfall Depth Factor Curve Name Flow Qg Flow Qb Node

(-) (-) (m) (m) (m) (-) (min) (mm/hr) (-) (ha) (ha) (ha) (L/s) (ha) (ha) (L/s) (L/s) (L/s) (L/s) (m) (m) (sq.m/s) (%) (%) (m) (-) (-) (L/s) (L/s) (-)

1-1 MH 702187.69 8624695.89 6.05 -
1-2 SE2 702198.59 8624698.54 5.72 1P 10 283 1 0.129 0.129 0.245 192.6 0.0645 0.1806 183.6 192.6 192.6 219 0.127 2.88 0.15 1.4 4 0.8 1.0 GRADE 90.4 102.2 2-5

1I 5 366 0.9 0.129 0.1161 0.1161
1-3 MH 702210.35 8624702.19 5.84 -
1-4 MH 702216.4 8624698.26 5.79 -
1-5 HW OUT 702223.45 8624700.68 5.16 -
2-1 SE2 702241.81 8624605.25 5.9 1P 10 283 1 0.0723 0.0723 0.1373 107.9 0.0361 0.1012 102.9 107.9 107.9 130.2 0.125 2.81 0.08 0.7 4 0.37 0.5 GRADE 35.2 72.8 3-1

1I 5 366 0.9 0.0723 0.065 0.065
2-2 SE2 702247.46 8624607.28 5.9 1P 10 283 1 0.0623 0.0623 0.1184 93.1 0.0312 0.0873 88.7 93.1 93.1 129.8 0.119 2.66 0.08 0.4 4 0.8 0.5 GRADE 67.1 26 2-3

1I 5 366 0.9 0.0623 0.0561 0.0561
2-3 SE2 702235.11 8624643.08 5.71 1P 10 283 1 0.0141 0.0141 0.0268 21.1 0.0071 0.0197 20.1 21.1 47 130.2 0.094 2.05 0.05 0.5 4 0.8 0.5 GRADE 37.6 9.4 2-4

1I 5 366 0.9 0.0141 0.0127 0.0127
2-4 SE2 702224.71 8624673.29 5.7 1P 10 283 1 0.0124 0.0124 0.0235 18.5 0.0062 0.0173 17.6 18.5 27.9 130.2 0.079 1.67 0.04 0.5 4 0.8 0.5 GRADE 22.3 5.6 2-5

1I 5 366 0.9 0.0124 0.0111 0.0111
2-5 SS3 702221.04 8624683.84 5.53 1P 10 283 1 0.0459 0.0459 0.0872 68.6 0.0229 0.0643 65.3 68.6 176.3 267 0.109 0.15 0.5 SAG 176.3 -

1I 5 366 0.9 0.0459 0.0413 0.0413
3-1 SE2 702229.44 8624641.1 5.71 1P 10 283 1 0.0813 0.0813 0.1544 121.4 0.0406 0.1138 115.7 121.4 194.1 130.2 0.15 3.02 0.12 0.5 4 0.63 0.5 GRADE 75.2 118.9 12-1

1I 5 366 0.9 0.0813 0.0731 0.0731
4-1 SS3 702215.39 8624681.79 5.53 1P 10 283 1 0.0515 0.0515 0.0979 76.9 0.0258 0.0721 73.3 76.9 271.1 267 0.152 0.15 0.5 SAG 271.1 -

1I 5 366 0.9 0.0515 0.0464 0.0464
5-1 SE2 702200.67 8624692.9 5.71 1P 10 283 1 0.0719 0.0719 0.1366 107.4 0.0359 0.1006 102.3 107.4 107.4 219 0.104 2.3 0.1 1.4 4 0.8 1.0 GRADE 73.6 33.8 4-1

1I 5 366 0.9 0.0719 0.0647 0.0647
6-1 SE2 702216.07 8624254.91 5.97 1P 10 283 1 0.0204 0.0204 0.0387 30.4 0.0102 0.0285 29 30.4 30.4 130.2 0.082 1.73 0.04 0.5 3 0.8 0.5 GRADE 24.4 6.1 10-1

1I 5 366 0.9 0.0204 0.0183 0.0183
6-2 SE2 702223.37 8624257.17 5.97 1P 10 283 1 0.0608 0.0608 0.1156 90.9 0.0304 0.0852 86.6 90.9 90.9 130.1 0.118 2.64 0.08 0.5 3 0.8 0.5 GRADE 65.9 24.9 6-3

1I 5 366 0.9 0.0608 0.0547 0.0547
6-3 SE2 702237.48 8624211.68 5.73 1P 10 283 1 0.0179 0.0179 0.034 26.7 0.009 0.0251 25.5 26.7 51.7 130.2 0.097 2.12 0.05 0.5 3 0.13 0.5 GRADE 7 44.7 6-4

1I 5 366 0.9 0.0179 0.0161 0.0161
6-4 SE2 702251.6 8624166.19 5.49 1P 10 283 1 0.0178 0.0178 0.0338 26.6 0.0089 0.0249 25.3 26.6 71.3 130.2 0.108 2.4 0.07 0.5 3 0.8 0.5 GRADE 55.2 16 7-3

1I 5 366 0.9 0.0178 0.016 0.016
6-5 MH 702256.77 8624149.51 5.78 -
7-1 SE2 702206.49 8624141.85 5.22 1P 10 283 1 0.0631 0.0631 0.1198 94.2 0.0315 0.0883 89.8 94.2 211.4 130.2 0.157 3.4 0.13 0.5 3 0.21 0.5 GRADE 25.4 186 LOST

1I 5 366 0.9 0.0631 0.0568 0.0568
7-2 SE2 702208.76 8624134.57 5.22 1P 10 283 1 0.0139 0.0139 0.0264 20.8 0.007 0.0195 19.8 20.8 28.8 130.1 0.08 1.69 0.04 0.5 3 0.8 0.5 GRADE 23 5.8 LOST

1I 5 366 0.9 0.0139 0.0125 0.0125
7-3 SE2 702240.1 8624144.32 5.38 1P 10 283 1 0.016 0.016 0.0304 23.9 0.008 0.0224 22.7 23.9 39.9 130.2 0.089 1.92 0.05 0.5 3 0.8 0.5 GRADE 31.9 8 7-2

1I 5 366 0.9 0.016 0.0144 0.0144
8-1 SE2 702237.83 8624151.63 5.38 1P 10 283 1 0.0076 0.0076 0.0144 11.3 0.0038 0.0106 10.8 11.3 212.4 0.5 3 0.8 0.5 GRADE 95.2 117.2 7-1

1I 5 366 0.9 0.0076 0.0068 0.0068
9-1 SE2 702244.29 8624163.92 5.49 1P 10 283 1 0.0895 0.0895 0.1701 133.7 0.0448 0.1253 127.4 133.7 242.9 130 0.166 3.77 0.14 0.5 3 0.35 0.5 GRADE 41.8 201.1 8-1

1I 5 366 0.9 0.0895 0.0806 0.0806
10-1 SE2 702230.18 8624209.41 5.73 1P 10 283 1 0.0825 0.0825 0.1568 123.2 0.0413 0.1155 117.4 123.2 129.3 130.2 0.133 3.01 0.09 0.5 3 0.19 0.5 GRADE 20.1 109.2 9-1

1I 5 366 0.9 0.0825 0.0743 0.0743
11-1 MHX 702259.77 8624139.8 4.55 -
11-2 HW OUT 702269.23 8624142.03 4.5 -
12-1 SE2 702219.01 8624671.31 5.55 1P 10 283 1 0.0684 0.0684 0.1301 102.2 0.0342 0.0958 97.4 102.2 221.2 130.2 0.16 3.52 0.13 0.5 3 0.51 0.5 GRADE 60.8 160.4 4-1

1I 5 366 0.9 0.0684 0.0616 0.0616
EX 1-1 SE2 702131.49 8624657.24 6.39 1P 10 283 1 0.0679 0.0679 0.1291 101.5 0.034 0.0951 96.7 101.5 101.5 101.5 -

1I 5 366 0.9 0.0679 0.0612 0.0612
EX 1-2 SE2 702139.43 8624660.54 6.44 1P 10 283 1 0.0352 0.0352 0.0669 52.6 0.0176 0.0493 50.1 52.6 52.6 52.6 -

1I 5 366 0.9 0.0352 0.0317 0.0317
EX 1-3 SE2 702144.71 8624671.11 6.53 1P 10 283 1 0.0109 0.0109 0.0207 16.2 0.0054 0.0152 15.5 16.2 16.2 16.2 -

1I 5 366 0.9 0.0109 0.0098 0.0098
EX 1-4 SE2 702142.07 8624679.71 6.59 1P 10 283 1 0.1016 0.1016 0.1931 151.8 0.0508 0.1423 144.6 151.8 151.8 151.8 -

1I 5 366 0.9 0.1016 0.0914 0.0914
EX 2-1 SE2 702200.58 8624126.01 5.63 0 0 -



12D MODEL - HYDRAULIC DESIGN SHEET

Project:              NT22007 CONTOURS
Drainage Model:       DRAINAGE DESIGN
Rainfall File:        $LIB\AUS NT Darwin.12dhydro
Rainfall Method:      IFD Table
Manning n Roughness:  0.013
Freeboard Limit:      0.15 m

Major 100 Year Storm Event

Pipe Pipe Pipe Pipe Full Pipe Pipe Pipe Full-area Full-area Full-area Full-area Part-area Part-area Part-area Part-area Catchment Direct Pipe Peak Net Bypass Pipe Excess Pipe Capacity Q/Qcap Full Pipe Norm Depth Crit Depth Capacity Vel US Node Pipe Pipe DS Node Cover Cover Pipe Pipe US Node US Node Pipe P'head Loss WSE Loss Pipe US Node Pipe Pipe DS Node HGL
ID Type Length Size Area Af Grade Grade Tct I Sum CA Qc=CIA Tct I Sum CA Qc=CIA Flow Qc Flow Qdp Flow Qrat Flow Qb Flow Q Flow Qx Flow Qcap Ratio Vel Vf=Q/Af Vel Vn=Q/An Vel Vc=Q/Ac Vcap=Qcap/Af Grate RL US IL DS IL Grate RL Limit Min DS Bend DS Drop Ku Kw V'head (Ku.V'head) (Kw.V'head) T'head Loss HGL US HGL DS HGL HGL Grade

(-) (-) (m) (mm) (sq.m) (%) (1 in) (min) (mm/hr) (ha) (L/s) (min) (mm/hr) (ha) (L/s) (L/s) (L/s) (L/s) (L/s) (L/s) (L/s) (L/s) (-) (m/s) (m/s) (m/s) (m/s) (m) (m) (m) (m) (m) (m) (deg) (m) (-) (-) (m) (m) (m) (m) (m) (m) (m) (m) (%)

1-1 to 1-2 RCP 11.22 450 0.159 0.9 111.3 10.65 275.87 0.4098 314 10.4 278.56 0.4074 315.2 315.2 315.2 315.2 270.3 1.17 1.98 1.98 2.16 1.7 6.05 4.87 4.77 5.72 0.6 0.6 -3.6 0.404 0.58 0.65 0.2 0.12 0.13 0.14 5.68 5.55 5.41 5.44 1.22
1-2 to 1-3 RCP 12.31 675 0.358 0.18 555.5 10.74 274.84 0.7914 604.2 10 283 0.778 611.6 611.6 611.6 -136 475.5 356.8 1.33 1.33 1.33 1.93 1 5.72 4.36 4.34 5.84 0.6 0.6 50.3 0.02 1.58 1.9 0.09 0.14 0.17 0.04 5.44 5.27 5.23 5.26 0.32
1-3 to 1-4 RCP 7.21 675 0.358 0.18 555.5 10.84 273.71 0.7914 601.7 10.1 281.87 0.778 609.1 609.1 609.1 -136 473.1 356.8 1.33 1.32 1.32 1.93 1 5.84 4.32 4.31 5.79 0.6 0.76 -51.9 0.171 2.18 2.49 0.09 0.19 0.22 0.02 5.26 5.04 5.01 5.05 0.32
1-4 to 1-5 RCP 7.46 1050 0.866 0.4 250 10.9 273.05 1.5669 1188.4 10.18 281.06 1.541 1203.1 1203.1 1203.1 1203.1 1734.4 0.69 1.39 2.16 2.25 2 5.79 4.14 4.11 5.16 0.8 0 2.37 2.75 0.1 0.23 0.27 0.03 5.05 4.78 4.73 4.73 0.67
2-1 to 2-2 RCP 6 375 0.11 0.4 250 10 283 0.1373 107.9 5 366 0.1012 102.9 107.9 107.9 -72.8 35.2 110.9 0.32 0.32 0.89 0.99 1 5.9 4.91 4.89 5.9 0.6 0.6 -89.3 0.02 5.2 0.01 0.03 0 5.82 5.79 5.79 5.8 0.04
2-2 to 2-3 RCP 37.87 375 0.11 0.43 233.5 10.05 282.45 0.2557 200.6 10 283 0.2554 200.7 200.7 200.7 -98.8 102 114.8 0.89 0.92 1.17 1.4 1.04 5.9 4.87 4.7 5.71 0.6 0.6 0 0.236 2.33 2.62 0.04 0.1 0.11 0.13 5.8 5.69 5.56 5.57 0.34
2-3 to 2-4 RCP 31.95 600 0.283 0.2 500 10.37 278.98 0.4369 338.6 10.05 282.45 0.433 339.7 339.7 339.7 -128.4 211.4 274.7 0.77 0.75 1.07 1.51 0.97 5.71 4.47 4.4 5.7 0.6 0.6 -0.2 0.02 1.93 2.08 0.03 0.05 0.06 0.04 5.57 5.51 5.47 5.48 0.12
2-4 to 2-5 RCP 11.17 600 0.283 0.92 108.8 10.63 276.05 0.5904 452.8 10.27 280.07 0.5854 455.4 455.4 455.4 -165.9 289.5 588.8 0.49 1.02 2.07 1.69 2.08 5.7 4.38 4.28 5.53 0.6 0.61 1.3 0.1 1.54 1.81 0.05 0.08 0.1 0.02 5.48 5.39 5.36 5.4 0.22
2-5 to 1-4 RCP 15.16 750 0.442 0.15 666.7 10.72 275.03 0.7755 592.4 10.09 281.98 0.764 598.4 598.4 598.4 136 734.4 431.4 1.7 1.66 1.66 2.19 0.98 5.53 4.18 4.16 5.79 0.6 0.6 88.9 0.02 2 2.3 0.14 0.28 0.32 0.07 5.4 5.08 5.01 5.05 0.43
3-1 to 2-3 RCP 6 375 0.11 0.4 250 10 283 0.1544 121.4 5 366 0.1138 115.7 121.4 121.4 -46.2 75.2 110.9 0.68 0.68 1.08 1.25 1 5.71 4.72 4.7 5.71 0.6 0.6 -89.7 0.229 4.74 0.02 0.11 0.01 5.69 5.57 5.56 5.57 0.18
4-1 to 2-5 RCP 6 375 0.11 0.4 250 10 283 0.0979 76.9 5 366 0.0721 73.3 76.9 76.9 194.2 271.1 183 110.9 2.44 2.45 2.45 2.51 1 5.53 4.53 4.51 5.53 0.6 0.6 -87.9 0.329 4.58 0.03 0.15 0.02 5.53 5.38 5.36 5.4 0.25
5-1 to 1-2 RCP 6 375 0.11 0.4 250 10 283 0.1366 107.4 5 366 0.1006 102.3 107.4 107.4 -33.8 73.6 110.9 0.66 0.67 1.07 1.24 1 5.71 4.71 4.69 5.72 0.6 0.6 93 0.326 5.95 0.02 0.13 0.01 5.56 5.42 5.41 5.44 0.18
6-1 to 6-2 RCP 6 375 0.11 0.51 196.1 10 283 0.0387 30.4 5 366 0.0285 29 30.4 30.4 -6.1 24.4 125.3 0.19 0.22 0.88 0.89 1.13 5.97 4.96 4.93 5.97 0.6 0.62 88.9 0.02 4.89 0 0.01 0 5.9 5.89 5.89 5.89 0.02
6-2 to 6-3 RCP 47.72 375 0.11 0.4 250.5 10.05 282.45 0.1543 121.1 10 283 0.1542 121.2 121.2 121.2 -31 90.2 110.8 0.81 0.82 1.12 1.34 1 5.97 4.91 4.72 5.73 0.6 0.6 0 0.048 2.55 2.76 0.03 0.09 0.09 0.13 5.89 5.8 5.67 5.68 0.26
6-3 to 6-4 RCP 47.64 375 0.11 0.4 250 10.45 278.08 0.3451 266.6 10.05 282.45 0.3422 268.4 268.4 268.4 -153.9 114.5 110.9 1.03 1.04 1.14 1.47 1 5.73 4.67 4.48 5.49 0.6 0.6 -2.7 0.048 1.04 1.19 0.05 0.06 0.07 0.2 5.68 5.62 5.41 5.45 0.43
6-4 to 6-5 RCP 17.52 375 0.11 0.4 250.8 10.84 273.71 0.5489 417.3 10.05 282.45 0.5389 422.8 422.8 422.8 -217.2 205.6 110.8 1.86 1.86 1.86 2.01 1 5.49 4.43 4.36 5.78 0.6 0.77 2.7 0.469 1.43 1.65 0.18 0.25 0.29 0.24 5.45 5.16 4.92 4.95 1.37

6-5 to 11-1 RCP 10.17 525 0.216 0.4 250 10.99 272.1 0.7399 559.3 10.2 280.84 0.7278 567.8 567.8 567.8 -191.7 376 272.1 1.38 1.74 1.74 2.05 1.26 5.78 3.9 3.85 4.55 -10 -1.55 -86.1 0.654 1.91 2.13 0.15 0.29 0.33 0.08 4.95 4.63 4.55 4.55 0.76
7-1 to 7-2 RCP 6 375 0.11 0.38 262.3 10 283 0.1198 94.2 5 366 0.0883 89.8 94.2 94.2 -68.8 25.4 108.3 0.23 0.23 0.8 0.9 0.98 5.22 4.13 4.11 5.22 0.6 0.7 -90.9 0.02 4.53 0 0.01 0 5.13 5.12 5.12 5.12 0.02
7-2 to 7-3 RCP 33.04 450 0.159 0.3 335.6 10.05 282.45 0.1463 114.8 10 283 0.1459 114.7 114.8 114.8 -66.5 48.2 155.7 0.31 0.3 0.86 1.04 0.98 5.22 4.09 3.99 5.38 0.6 0.64 2.7 0.02 2 2.32 0 0.01 0.01 0.01 5.12 5.11 5.1 5.11 0.03
7-3 to 6-5 RCP 17.43 450 0.159 0.3 332.7 10.33 279.42 0.191 148.2 10.28 279.97 0.1907 148.3 148.3 148.3 25.4 173.7 156.4 1.11 1.09 1.09 1.58 0.98 5.38 3.97 3.92 5.78 0.6 1.05 87.4 0.02 1.82 1.95 0.06 0.11 0.12 0.06 5.11 4.99 4.92 4.95 0.37
8-1 to 7-3 RCP 6 375 0.11 0.51 196.1 10 283 0.0144 11.3 5 366 0.0106 10.8 11.3 11.3 83.9 95.2 125.3 0.76 0.86 1.25 1.37 1.13 5.38 4.38 4.35 5.38 0.6 0.62 -86.5 0.378 5 0.04 0.19 0.02 5.3 5.11 5.1 5.11 0.29
9-1 to 6-4 RCP 6 375 0.11 0.51 196.1 10 283 0.1701 133.7 5 366 0.1253 127.4 133.7 133.7 -91.9 41.8 125.3 0.33 0.38 1.02 1.04 1.13 5.49 4.48 4.45 5.49 0.6 0.62 86.7 0.02 4.72 0.01 0.03 0 5.45 5.42 5.41 5.45 0.06

10-1 to 6-3 RCP 6 375 0.11 0.51 196.1 10 283 0.1568 123.2 5 366 0.1155 117.4 123.2 123.2 -103.1 20.1 125.3 0.16 0.18 0.83 0.84 1.13 5.73 4.72 4.69 5.73 0.6 0.62 88.9 0.02 4.76 0 0.01 0 5.68 5.68 5.67 5.68 0.01
11-1 to 11-2 RCP 9.72 1350 1.431 0.5 200 11.08 271.25 0.7399 557.5 10.28 279.91 0.7278 565.9 565.9 3000 3565.9 -191.7 3374.2 477 3790.2 0.89 2.36 2.98 3.02 2.65 4.55 3.2 3.15 4.5 0 2 0.21 0.42 0.04 4.55 4.13 4.14 4.14 -0.03
12-1 to 2-4 RCP 6.03 375 0.11 0.4 250 10 283 0.1301 102.2 5 366 0.0958 97.4 102.2 102.2 -41.4 60.8 110.9 0.55 0.55 1.03 1.17 1 5.55 4.56 4.54 5.7 0.6 0.6 -90 0.153 4.61 0.02 0.07 0.01 5.55 5.48 5.47 5.48 0.12

EX 1-1 to EX 1-2 RCP 8.59 375 0.11 0.4 250 10 283 0.1291 101.5 5 366 0.0951 96.7 101.5 101.5 101.5 96.7 110.9 0.91 0.92 1.14 1.4 1 6.39 5.38 5.34 6.44 0.6 0.63 -40.9 0.02 3.52 0 0 0 6.39 6.39 6.39 6.39 0
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Attention:  Mr Barry Young  

Email:  barry_young@austcorp.com.au 

Dear Sir 

Geotechnical Assessment of Proposed Site Filling and Seawalls 
Stage 11 – Lots A & C  
Bayview, NT 

1. Introduction 

This letter report by Douglas Partners Pty Ltd (DP) provides a geotechnical assessment of proposed 
site filling and seawalls for Stage 11, Lots A and C at Bayview, Darwin, NT.  It is understood that the 
assessment is required to provide additional information in respect to cross sections to ensure the 
land is suitably filled to a height to enable development of the lots for their intended purposes, thereby 
avoiding risk and damage as a result of any storm surge event.  The letter report was requested by Mr 
Barry Young on behalf of Dover Investments Pty Ltd.  

2. Site Descriptions 

The location of the proposed Stage 11 Lots A and C relative to the currently developed areas of 
Bayview are shown on the attached Site Locality Plan, Drawing 1 and the individual Lots A and C 
together with adjacent lots are shown on Drawings 2 and 3 attached.  Site photographs showing 
current surface conditions are attached. 

Lot A comprises grassed and vegetated vacant land which is partially filled over intertidal mud flats.  
The lot is bounded by a filled area to the north, by residential allotments located on a filling platform to 
the south and west, and by a narrow corridor of cleared mangroves, then mangrove forest to the east.  
Lot A site surface currently slopes down to the east from about RL5.5 mAHD on the crest of the filling 
platform to about RL2 to 2.6 m along the eastern lease boundary. 

Lot C comprises unvegetated vacant land located in a re-entrant corner of the Bayview rock armoured 
seawall, as well as low-lying intertidal mud flats.   The lot is bounded by residential allotments located 
on a filling platform to the north, west and south and by a narrow corridor of cleared mangroves, then 
mangrove forest to the east.  Lot C surface is currently level at about RL5.5 m along the western 



 Page 2 of 6

Geotechnical Assessment of Proposed Site Filling & Seawalls  Project 77861.01
Stage 11 - Lots A and C, Bayview, NT May 2012

boundary and slopes down across the rock wall to about RL1.8 to 2.4 m over intertidal mudflats along 
the eastern lease boundary. 

3. Geology 

Reference to the Darwin 1:100 000 Geological Map Series sheet indicates the site is underlain by 
recent marine sediments (mangrove mud) then Quaternary age sediments comprising ferruginous 
gravelly clayey sand and pisolitic mottled laterite, ferricrete (locally referred to as coffee rock) overlying 
bedrock comprising low to medium strength metasiltstone (phyllite) of the Burrell Creek Formation. 

4. Previous Investigations and Reports 

Previous field investigations and engineering analysis have been carried out in the areas of Lots A 
and C.  The results of these investigations were presented in DP reports and letter reports listed as 
references Ref 1 to Ref 11 in Section 8 of this report.  Previous work included mud depth probes, 
laboratory testing, engineering analysis, development of a construction strategy for filling over soft 
marine clays, and the results of settlement monitoring. 

References 1 to 6 contain the field data and results of engineering analyses carried out to plan the 
earthworks in an area designated as Stage 10 of the Bayview subdivision.  References 7, 8 and 9 
contain the results of settlement monitoring for the Stage 10 area and Ref 10 is an earthworks  
certification report for the Stage 10b area.  Reference 11 is the most recent report prepared for Dover 
Investments Pty Ltd in December 2011 for the rezoning application for Lots A and C. 

5. Proposed Construction 

It is understood that the proposed construction to develop each of the two lots will be as follows: 

Lot A:  Clear and reshape the sloping ground, then construct a building platform at a final level at 
about RL5.5m AHD by filling over the prepared site surface. Surcharge the lot for a period of up to 5 
months with about 2 m of filling to reduce post construction settlements, then remove the surcharge 
and construct a seawall to RL6.5 m AHD. 

Lot C:  Remove and stockpile the rock armour from the current seawall, reshape the sloping fill batter, 
then construct a building platform at a final level at about RL RL5.5 m AHD by filling over the prepared 
site surface.  Surcharge the lot for a period of up to 8 months with about 2 m of filling to reduce post 
construction settlements, then remove the surcharge and construct a seawall to RL6.5 m AHD. 
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6. Comments 

6.1 Surface and Subsurface Conditions 

The present surface conditions on Lots A and C are shown in the attached site photographs, Plates 1 
and 2, taken in early May 2012.  There are no mature mangroves within the lease boundary at either 
of the sites, and all vegetation on the earth and rockfill slopes is regrowth since the slopes were 
constructed. 

The locations of mud depth probes from Ref 3 are shown on Drawing 4, and the depths of soft mud 
penetrated at each probe location are listed in Table 1.  Based on these results, average mud depth 
along the lease boundary at Lot A is about 2 m and the average mud depth along the lease boundary 
at Lot C is about 2.5 m.  The soft mud is underlain by a layer of stiff marine clay which averages about 
1 m thick at Lot A and about 0.7 m thick at Lot C.  

6.2 Geotechnical Issues for Design and Construction 

Based on the previous earthworks carried out for construction of similar filling platforms suitable for 
residential construction in Stages 3 to 10 of the Bayview subdivision, there are four main geotechnical 
issues to be addressed.  These include the following: 

a. stability of the filling and surcharge during placement over soft marine sediments; 

b. differential settlement between previously placed filling and new filling which may lead to the 
formation of tension cracks at the interface between the “old” and “new” filling; 

c. settlement of the filling platform; and 

d. stability of the seawall after surcharge is removed and rock armour is placed. 

Each of these four issues will be specifically addressed by incorporating the following geotechnical 
design features and construction strategies into the site filling procedures, and by monitoring the 
settlement of fill platforms by precise survey. 

Issue a: The current site surfaces will be cleared and benched before an engineered filling platform 
comprising a woven geotextile layer, a rockfill working platform, engineered filling and surcharge is 
placed over the mud surface.  The earthworks profile proposed for site filling and surcharge is shown 
on attached Drawing 5.  A similar profile has been successfully used for construction of previous 
stages of Bayview including the adjacent Stage 10 earthworks. 

Issue b: The new filling will be carefully placed in a controlled manner, and will be keyed into the 
current filling, to minimise the risk of longitudinal cracking and to ensure stability of the filling platform 
at all stages.  Any tension cracks that form at the interface between “old” and “new” filling will be 
reinstated before surcharge is removed.  Tension cracks that have formed due to differential 
settlement at Bayview and the nearby Tiger Brennan Drive embankments have been successfully 
reinstated with minimal detrimental effect to the filling platform using this approach. 



 Page 4 of 6

Geotechnical Assessment of Proposed Site Filling & Seawalls  Project 77861.01
Stage 11 - Lots A and C, Bayview, NT May 2012

Issue c:  Surcharge will be placed over the engineered filling to heights predetermined by engineering 
calculations.  Examples of surcharge profiles and estimated surcharge times for areas including part of 
Lot A and all of Lot C are shown on attached Drawings 6 and 7.  Settlement of the filling platform 
under surcharge loads will be monitored by periodic survey and the surcharge will not be removed 
until approximately 90% of primary consolidation under filling load has been achieved.  Settlement 
monitoring of previous stages of Bayview for periods of up to 5 years after removal of surcharge 
indicates that post construction settlements of monuments located on filled areas have generally been 
limited to 20 mm or less. 

Issue d:  The seawall section proposed for Lots A and C is shown on attached Drawing 8.  This 
section differs from previous seawall sections at Bayview because shallower average mud depths 
along the lease boundary on this eastern side allow for a steeper, stable armour rock wall to be 
constructed on a rockfill base.  The seawall construction comprises removing and displacing soft 
mangrove mud and replacing this soft soil with a rockfill base.  The top of the rockfill base will be at or 
slightly below natural surface level and the rockfill base will be founded on the underlying stiff marine 
clay.  This rockfill base will be placed before the working platform and site filling so that trenching 
required to remove mud does not cause any instability in the filling. 

After the surcharge is removed to the design site level of about RL5.5 m AHD, the compacted outer fill 
batter will be trimmed to a slope of 5H:4V and a 1 m high precast concrete retaining wall will be 
constructed at the crest of the batter as shown on Drawing 8.  A non-woven geotextile will be laid on 
the batter and secured under the wall, then armour rock (which was previously removed and 
stockpiled before filling Lots A and C) will be placed on the batter and over the base of the retaining 
wall. 

7. Suitability for Residential Construction 

The attached Drawing 4 shows the locations of the proposed Stage 11 - Lots A and C which confirms 
that the information on mud depths and surcharge calculations contained in previous DP geotechnical 
reports will adequately cover the proposed Stage 11 lot areas.  In addition, the information on 
Drawings 6 and 7 indicate that previous calculations of surcharge heights and surcharge times could 
be revised to adequately address the proposed construction schedule of the Stage 11 lots. 

The proposed composite wall profile with a rockfill base will be stable, will enable development of the 
lots for their intended purposes, and with a crest level of RL6.5 m AHD will mitigate risk and damage 
as a result of any storm surge event. 

If the proposed seawall section shown on Drawing 5 is adopted for construction, some additional geo-
environmental sampling, testing and reporting will be required to assess the potential for acid sulphate 
soils (PASS) and to address the issues of handling and disposal of PASS.  The management of ASS 
has been addressed for previous stages of Bayview and the management plans would apply to this 
additional construction. 
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Providing construction is carried out in accordance with a strategy developed during the detailed 
design phase of the project, it is considered that the construction strategy and monitoring proposed 
above will produce filling platforms for Lots A and C that are suitable for residential construction of 
single (SU) or multiple (MU) residential buildings up to two storeys high.  The geotechnical risk of 
damage as a result of a storm surge event is considered to be minimal. 

8. References 

Ref 1 “Report on Geotechnical Assessment, Filling Surcharging and Mud Disposal, Proposed 
eastern Extension, Bayview Canal Estate, Darwin” prepared for Bayview Joint Venture, DP 
Project 23057, February 1999. 

Ref 2 Letter report “Review of Previous Work, Preparation of Sections and Preliminary Analysis of 
Stability, Settlement and Surcharge Requirements, Proposed Extension of Eastern Boundary 
– Bayview Project, Darwin, NT”, DP Project 23057A, 22 Jan 2000. 

Ref 3 Letter Report “Stability, Settlement and Surcharge Analysis, Proposed Extension of the 
Eastern Boundary – Bayview Project”, DP Project 23057A, 18 February 2002. 

Ref 4 Letter Report “Additional Geotechnical Assessment, Proposed Extension of Eastern 
Boundary – Bayview Project”, DP Project 23057A, 19 March 2002. 

Ref 5 Letter Report “Embankment Design Stage 10 Bayview Canal Estate, Bayview, NT”, DP 
Project 23057A, 16 July 2002. 

Ref 6 “Report on Geotechnical Investigation, Stage 10 Area, Bayview, NT”, prepared for Bayview 
Joint Venture, DP Project 26718, March 2004. 

Ref 7 Letter Report “First Interim Report on Settlement Monitoring for Filling and Surcharge in the 
Stage 10 Area, Eastern Extension – Bayview”, DP Project 23057B, 27 Mar 2003. 

Ref 8 Letter Report “Second Interim Report on Settlement Monitoring for Filling and Surcharge in 
the Stage 10 Area, Eastern Extension – Bayview”, DP Project 23057B, 14 Jan 2004. 

Ref 9 Letter Report “Third Interim Report on Settlement Monitoring for Filling and Surcharge in the 
Stage 10 Area, Eastern Extension – Bayview”, DP Project 23057B, 24 Sept 2004. 

Ref 10 “Report on Certification of Bulk Earthworks, Stages 10b Area, Bayview, Darwin, NT”, 
prepared for Bayview Joint Venture, DP Project 26057C, February 2005. 

Ref 11 Letter report entitled “Bayview Stage 11 – Proposed Lots A, B & C, Bayview, Darwin, NT”, 
prepared for Dover Investments Pty Ltd, DP Project 77861.00, December 2011. 
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9. Limitations 

Douglas Partners (DP) has prepared this report for this project at Stage 11 – Lots A and C, Bayview, 
NT, in accordance with DP’s proposal dated 16 May 2012 and acceptance received from Mr Barry 
Young. The work was carried out under DP’s Conditions of Engagement. This report is provided for 
the exclusive use of Dover Investments Pty Ltd and associated Consultants for this project only and 
for the purposes as described in the report.  It should not be used for other projects or by a third party. 
In preparing this report DP has necessarily relied upon information provided by the client and/or their 
agents. 

The results provided in the report are indicative of the sub-surface conditions on the site only at the 
specific sampling and/or testing locations, and then only to the depths investigated and at the time the 
work was carried out. Sub-surface conditions can change abruptly due to variable geological 
processes and also as a result of human influences. Such changes may occur after DP’s field testing 
has been completed. 

DP’s advice is based upon the conditions encountered during previous investigations. The accuracy of 
the advice provided by DP in this report may be affected by undetected variations in ground conditions 
across the site between and beyond the sampling and/or testing locations. The advice may also be 
limited by budget constraints imposed by others or by site accessibility. 

This report must be read in conjunction with all of the attached and should be kept in its entirety 
without separation of individual pages or sections.  DP cannot be held responsible for interpretations 
or conclusions made by others unless they are supported by an expressed statement, interpretation, 
outcome or conclusion stated in this report. 

This report, or sections from this report, should not be used as part of a specification for a project, 
without review and agreement by DP. This is because this report has been written as advice and 
opinion rather than instructions for construction. 

Yours faithfully 
Douglas Partners Pty Ltd Reviewed by

Dennis Ford Michael J Thom
Senior Geotechnical Engineer Principal

Attachments:  Notes About this Report 
 Plates 1 and 2 - Site Photographs, Lots A and C 
 Table 1 – Mud Probe Results 
 Drawings 1 to 8 
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Introduction 
These notes have been provided to amplify DP's 
report in regard to classification methods, field 
procedures and the comments section.  Not all are 
necessarily relevant to all reports. 

DP's reports are based on information gained from 
limited subsurface excavations and sampling, 
supplemented by knowledge of local geology and 
experience.  For this reason, they must be 
regarded as interpretive rather than factual 
documents, limited to some extent by the scope of 
information on which they rely. 

Copyright 
This report is the property of Douglas Partners Pty 
Ltd.  The report may only be used for the purpose 
for which it was commissioned and in accordance 
with the Conditions of Engagement for the 
commission supplied at the time of proposal.  
Unauthorised use of this report in any form 
whatsoever is prohibited. 

Borehole and Test Pit Logs 
The borehole and test pit logs presented in this 
report are an engineering and/or geological 
interpretation of the subsurface conditions, and 
their reliability will depend to some extent on 
frequency of sampling and the method of drilling or 
excavation.  Ideally, continuous undisturbed 
sampling or core drilling will provide the most 
reliable assessment, but this is not always 
practicable or possible to justify on economic 
grounds.  In any case the boreholes and test pits 
represent only a very small sample of the total 
subsurface profile. 

Interpretation of the information and its application 
to design and construction should therefore take 
into account the spacing of boreholes or pits, the 
frequency of sampling, and the possibility of other 
than 'straight line' variations between the test 
locations.

Groundwater 
Where groundwater levels are measured in 
boreholes there are several potential problems, 
namely: 
 In low permeability soils groundwater may 

enter the hole very slowly or perhaps not at all 
during the time the hole is left open; 

 A localised, perched water table may lead to 
an erroneous indication of the true water 
table;

 Water table levels will vary from time to time 
with seasons or recent weather changes.  
They may not be the same at the time of 
construction as are indicated in the report; 
and

 The use of water or mud as a drilling fluid will 
mask any groundwater inflow.  Water has to 
be blown out of the hole and drilling mud must 
first be washed out of the hole if water 
measurements are to be made. 

More reliable measurements can be made by 
installing standpipes which are read at intervals 
over several days, or perhaps weeks for low 
permeability soils.  Piezometers, sealed in a 
particular stratum, may be advisable in low 
permeability soils or where there may be 
interference from a perched water table. 

Reports 
The report has been prepared by qualified 
personnel, is based on the information obtained 
from field and laboratory testing, and has been 
undertaken to current engineering standards of 
interpretation and analysis.  Where the report has 
been prepared for a specific design proposal, the 
information and interpretation may not be relevant 
if the design proposal is changed.  If this happens, 
DP will be pleased to review the report and the 
sufficiency of the investigation work. 

Every care is taken with the report as it relates to 
interpretation of subsurface conditions, discussion 
of geotechnical and environmental aspects, and 
recommendations or suggestions for design and 
construction.  However, DP cannot always 
anticipate or assume responsibility for: 
 Unexpected variations in ground conditions.  

The potential for this will depend partly on 
borehole or pit spacing and sampling 
frequency; 

 Changes in policy or interpretations of policy 
by statutory authorities; or 

 The actions of contractors responding to 
commercial pressures. 

If these occur, DP will be pleased to assist with 
investigations or advice to resolve the matter. 
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Site Anomalies 
In the event that conditions encountered on site 
during construction appear to vary from those 
which were expected from the information 
contained in the report, DP requests that it be 
immediately notified.  Most problems are much 
more readily resolved when conditions are 
exposed rather than at some later stage, well after 
the event. 

Information for Contractual Purposes 
Where information obtained from this report is 
provided for tendering purposes, it is 
recommended that all information, including the 
written report and discussion, be made available.  
In circumstances where the discussion or 
comments section is not relevant to the contractual 
situation, it may be appropriate to prepare a 
specially edited document.  DP would be pleased 
to assist in this regard and/or to make additional 
report copies available for contract purposes at a 
nominal charge. 

Site Inspection 
The company will always be pleased to provide 
engineering inspection services for geotechnical 
and environmental aspects of work to which this 
report is related.  This could range from a site visit 
to confirm that conditions exposed are as 
expected, to full time engineering presence on 
site.
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             TABLE  1

    MUD  PROBE  RESULTS

PROBE SECTION OFFSET SURF RL MUD BASE OF

No No (m)* (m) DEPTH (m) MUD RL (m)

24 5 0 2.8 2.0 0.8
25 5 30 2.6 3.2 -0.6
26 5 60 2.4 3.0 -0.6

33 6 0 3.0 2.0 1.0
34 6 30 2.5 2.4 0.1

47 10 0 2.5 2.6 -0.1
48 10 30 2.5 2.8 -0.3
49 10 60 2.0 2.2 -0.2

51 11 0 2.5 2.4 0.1
52 11 30 2.5 1.2 1.3
53 11 60 1.5 1.8 -0.3

54 12 30 2.3 1.8 0.5
55 12 60 2.0 2.0 0.0
56 12 90 2.2 1.6 0.6

58 13 0 2.7 0.0 2.7
59 13 30 2.5 1.8 0.7
60 13 60 2.3 2.2 0.1
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Definitions
Abbreviation Definition

AADT Annual Average Daily Traffic

AGTM Austroads Guide to Traffic Management

ABS Australian Bureau of Statistics

Byrne Byrne Consultants

CoD City of Darwin

DA Development Application

DIPL Department of Infrastructure and Planning

DoS Degree of Saturation

Dover Dover Investments Pty Ltd

LMR Low-Medium Density Residential

LoS Level of Service

LR Low Density Residential

PB Parsons Brinkerhoff

TIA Traffic Impact Assessment
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1 Introduction
1.1 Project Background

Dover Investments Pty Ltd (Dover) has engaged Byrne Consultants (Byrne) to prepare a Traffic Impact 
Assessment (TIA) for the proposed development of Stage 11 within the Bayview Subdivision located in 
Darwin, Northern Territory. Dover have previously completed 10 stages to date with Stage 11 consisting of 
three (3) new development lots, those being:

1. Lot A 12 x Low Density Residential (LR) lots
2. Lot B 2 x LR lots (split existing lot) 
3. Lot C 3 x LR lots. 2 x Low-Medium Density Residential (LMR) lots

From the 2021 Census, Australian Bureau of Statistics (ABS), Bayview consists of approximately 672 habited 
properties containing 1,702 people within the suburb. 

The locations of these development lots are identified in Figure 1.1. 

Figure 1.1 Site Overview (source: Google)

The previous traffic impact study undertaken for the project area include:
1. Assessment for Traffic Access for Bayview Stage 10, Parsons Brinkerhoff (PB), June 2003

The information provided in this report has been reviewed for any relevant background information.
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1.2 Purpose & Methodology
The purpose of this report is to prepare a TIA report to support the Development Application (DA)
submission and identify any traffic generation impacts caused by the proposed development. Comparison 
between the existing traffic conditions and developed traffic conditions have been undertaken with the
assessment scope including the following:

1. Review of background traffic information and previous reporting
2. Carry out peak hour (AM / PM) traffic count surveys at the following intersections

i. Stoddard Dr / Tiger Brennan Dr / Woolner Rd
ii. Stoddard Dr / Tiger Brennan Dr

iii. Stoddard Dr / Fanning Dr
iv. Stoddard Dr / Bayview Blvd

3. Calculate future development traffic potential and its impacts to the existing intersections (if any)
4. Calculate peak hour traffic trip generation by the proposed development and directional splits at 

the existing intersections. 
5. Calculate traffic growth rates for the AM/PM peak hour movements at the intersections. 
6. Undertake SIDRA intersection analysis for existing case (2022) and development cases (2027 and 

2032) cases for the AM /PM peak hours. 
7. Identify any upgrade requirements to intersections as a direct result of the development traffic 

generated by the proposed development (if any).

2 Existing Operations
2.1 Overview

The Bayview residential and development area is connected to Tiger Brennan Drive via Stoddart Drive, as 
per Figure 1.1 above, in which the 4 highlighted intersections will be the focus of this study including:

1. Stoddard Dr / Tiger Brennan Dr / Woolner Rd
2. Stoddard Dr / Tiger Brennan Dr
3. Stoddard Dr / Fanning Dr
4. Stoddard Dr / Bayview Blvd

2.2 Background Traffic Data

2.2.1 Parsons Brinckerhoff, 2003 Study

An Assessment of Traffic Access for Bayview Stage 10 report was developed by Parsons Brinckerhoff in 
2003. This study assessed the stage 10 expansion of 55 additional dwellings. While this was a similar traffic 
impact study, the development and information presented in the report is since outdated and was not used 
for any future assessments as part of this report. Refer to Appendix A for the full report.

2.2.2 Census Growth Data

A review was undertaken of the latest census data to further understand the Bayview subdivision
population statistics. A population comparison was made between the 2016 and the 2021 census which 
outlined a population increase of 1.1% over  5 years. This increase is likely the result of larger occupancies 
within the existing properties as the Bayview subdivision has not increased in total size (i.e. no new 
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developments). To account for this potential increased occupancy growth, a 0.2% linear background growth 
rate was adopted for the Bayview subdivision. 

2.2.3 Department of Infrastructure and Planning (DIPL) Traffic Counts

Within the project area, all local roads are controlled by the City of Darwin (CoD) aside from Tiger Brennan 
Drive which is a Department of Infrastructure Planning, and Logistics (DIPL) controlled asset.
Annual Traffic Report, 2021 was reviewed for recent traffic volume counts along Tiger Brennan Drive. The 
closest traffic count sites along Tiger Brennan Drive are outlined in Figure 2.1. Refer to Appendix B for 
output from the Annual Traffic Report, 2021.

Figure 2.1 Tiger Brennan Traffic Count Sites (source: Google)

This traffic count information is available annually from 2012-2021 and has been assessed to further 
understand the approximate traffic growths rate for the traffic catchment. 

A large fluctuation was identified for the 2012 data and this was excluded from the assessment. This traffic 
count data was tabulated and a line of best fit was applied to understand the potential future growth. This 
line of best fit was nominated as linear due to several increases and decreases in traffic counts throughout 
the years, making an exponential model un-realistic. The three (3) scenarios for different linear growth lines 
were reviewed and compared as outlined in Figure 2.2 and Figure 2.3 below:

Scenario 1 - DIPL traffic data linear line of best fit - Purple Line
Scenario 2 - 1.5% growth (inbound), 2.0% growth (outbound) - Blue Line
Scenario 3 - 3.0% growth - Grey Line

From this analysis, the blue line growth rates were adopted:
Inbound Linear growth rate of 1.5% adopted
Outbound Linear growth rate of 2.0% adopted
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These adopted growth rates continue from the last available traffic count AADT (2021) and both exceed the 
existing linear growth rate model (purple line). 

Figure 2.2 Tiger Brennan Drive Inbound Traffic Growth Assessment

Figure 2.3 Tiger Brennan Drive Outbound Traffic Growth Assessment

In addition, it should be noted that Tiger Brennan Drive underwent a major capacity upgrade in 2016 with 
comparison images (before and after) evident in Figure 2.4 below. This is likely to account for some of the 
traffic fluctuations around these years, particularly for the inbound data. 
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Figure 2.4 Tiger Brennan Drive Upgrade Comparison Images (source: Nearmap)

2.2.4 City of Darwin Traffic Counts

Recent traffic count information was received by the City of Darwin within the project area. This included 
the following counting location, year and AADT:

Stoddart Drive
o #47, Aug 2020, 1625 Total Vehicles (7-day average)
o #24, Sep 2016, 2179 Total Vehicles (7-day average)

Bayview Boulevard
o #53, Mar 2016, 684 Total Vehicles (7-day average)
o #49, Mar 2016, 732 Total Vehicles (7-day average)

Woolner Road
o Top of Hill, Nov 2021, 6882 Total Vehicles (7-day average)
o Bottom of Hill, Nov 2021, 6840 Total Vehicles (7-day average)
o Bishop Street Brewery Place, Sep 2015, 3642 Southbound Vehicles (7-day average)
o Stuart highway - Bishop Street, Sep 2015, 3063 Southbound Vehicles (7-day average)
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This information was reviewed however, it was difficult to determine any particular growth patterns or 
vehicle direction splits based on inconsistent information (i.e. Stoddart Drive decreasing in traffic volumes 
within a 5-year span, with counts occurring at slightly different locations). 

This information was noted but ultimately disregarded in favour of the manual peak hour traffic counts 
collected. As the DIPL data had a constant and longer collection time, the growth rates along Tiger Brennan 
Drive have been adopted for Woolner Road for a consistent assessment approach. Refer to Appendix C for 
CoD traffic count reports.

2.2.5 Adopted Growth Rates

From reviewing the information outlined above, the following linear growth rates in Figure 2.5 have been 
adopted for this impact assessment. 

Figure 2.5 Adopted Project Growth Rates

2.3 Traffic Survey Information

2.3.1 Intersection Traffic Counts

Byrne have conducted intersection traffic surveys for the peak hour traffic volumes (AM and PM) at each 
of the four (4) key intersections. These counts were undertaken on 1 day for each site, over a 2-hour 
AM/PM peak period and included counts of heavy vehicles and identified pedestrians / cyclists. The AM
peak hour period surveyed was between 7:00AM 9:00AM and the PM period between 4:00PM 6:00PM. 
These volumes for each site are summarised in Figure 2.6 below with the heavy vehicle counts summarised 
in Figure 2.7. 

For the full traffic count survey information, refer to Appendix D of this report. 
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Figure 2.6 Traffic Count Information Summary

Figure 2.7 Traffic Count Heavy Vehicle Summary
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2.3.2 Traffic Movement Directional Splits

From the traffic count information, directional splits were calculated for any generated development traffic 
focussing on entering / exiting from Fanning Drive and how those volumes will be dispersed over the four 
(4) key intersections. These splits are summarised in Figure 2.8.

Figure 2.8 Development Traffic Generation Splits

3 Development Traffic 
3.1 Development Traffic Generation

The proposed development consists of 17 LR lots and 2 LMR lots. The LMR lots are assumed to account for 
approximately 8 individual residences, for a total of 28 residences. A trip generation factor of 10.7 was used 
per residency in accordance with Austroads Guide to Traffic Management (AGTM P12, 2020, Appendix D.1 
Low Density Sydney). This is similar to the previous study conducted by PB who used a trip generation 
factor of 10 per residency. Using a nominated 10% AADT for peak hour flows, the total trips calculated 
during a peak hour period for the proposed development is estimated to be 31 vehicles. This is outlined in 
Table 3.1.
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Table 3.1 Development Trip Generation

Development Equivalent LR Lots

Development Daily 
Trip Generation (veh 
trips) 

Development Peak 
Hour Trip Generation 
(10%) (veh trips) 

Lot A 12 x LR lots 12 150 15

Lot B 2 x LR lots 2 22 3

Lot C 3 x LR lots. 2 x LMR lots 
(duplex + 7 townhouses) 11 129 13

TOTAL 25 301 31

3.2 Development Traffic Distribution
With the development traffic generation estimated, these peak hour figures were then applied to the 4 
intersections throughout the road network assessment area. Starting with Intersection 3 (Fanning Drive / 
Stoddart Drive), the 31 generated trips were distributed using the traffic movement splits identified in 
Section 2.3.2. The results are summarised in Figure 3.1.

In addition, Figure 3.2 outlines the percent increase for the generated development traffic for each vehicle 
movement. All intersections exhibit at least 1 leg with an increase of 5.0% or greater, in which assessment 
of the intersection is required. The development does not anticipate an increase of heavy vehicle volumes 
within the subdivision. It is anticipated that an increase in Equivalent Standard Axels (ESA) will be less than 
5.0% and as such, no existing pavement assessment has been conducted.

Figure 3.1 Development Generated Vehicle Movements (2022)
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Figure 3.2 Development Generated Vehicle Movement Percent Increases (2022)

4 Traffic Analysis
4.1 Growth Scenarios & Intersection Analysis

With the existing traffic counts, selected growth rates and estimated development vehicle generation, the 
following developed traffic scenarios were analysed:

2022 Background, AM and PM peak, Figure 2.6
2022 Background + Development, AM and PM peak, Figure 4.1
2027 Background + Development, AM and PM peak, Figure 4.2
2032 Background + Development, AM and PM peak, Figure 4.3

These traffic volume values are tabulated in Appendix E including heavy vehicle volumes. The scenarios 
were then modelled in SIDRA Intersection 9.0 software as separate intersections discussed in the following 
sections. Movement summary SIDRA modelling results for each intersection is compiled in Appendix F.
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Figure 4.1 2022 Background + Development Peak Hours (Base Case) 

Figure 4.2 2027 Background + Development Peak Hours (5-Year Design Horizon) 
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Figure 4.3 2032 Background + Development Peak Hours (10-Year Design Horizon) 

4.1.1 SIDRA Intersection 1 Stoddard Dr / Tiger Brennan Dr / Woolner Rd

Intersection 1 (Stoddard Dr / Tiger Brennan Dr / Woolner Rd) is a major signalised intersection within the 
study area exhibiting large amount of lane configurations and complexities as per Figure 4.4. A fixed cycle 
time of 120 seconds was adopted to allow simpler comparison between the SIDRA models for the purposes 
of this study. In addition to the growth scenarios outlined above, the background traffic for 2027 and 2032 
were modelled separately to further analyse the effect of the development traffic on the intersection.

An additional 31 vehicles are estimated to travel through during peak times and the modelling showed no 
capacity concerns. In comparing the Existing 2022 and the Developed 2022 volumes, the impact on this 
intersection is relatively minor. The majority of the intersection worsening is identified by the background 
growth along Tiger Brennan Drive and Woolner Road. Table 4.1, Table 4.2 and Table 4.3 outline the Degree 
of Saturation, Average Delay and Queue Length for this intersection.
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Figure 4.4 Intersection 1 Modelled SIDRA Layout

Table 4.1 Intersection 1 Degree of Saturation

AM Peak Degree of Saturation
Approach E 2022 B + D 2022 B 2027 B + D 2027 B 2032 B + D 2032
SouthEast: Stoddart Drive 0.767 0.751 0.777 0.821 0.857 0.829
NorthEast: Tiger Brennan Drive 0.753 0.756 0.809 0.812 0.87 0.872
NorthWest: Woolner Road 0.75 0.751 0.813 0.815 0.841 0.842
SouthWest: Tiger Brennan 
Drive 0.372 0.38 0.41 0.41 0.451 0.46

PM Peak Degree of Saturation
Approach E 2022 B + D 2022 B 2027 B + D 2027 B 2032 B + D 2032
SouthEast: Stoddart Drive 0.6 0.644 0.613 0.663 0.619 0.663
NorthEast: Tiger Brennan Drive 0.477 0.443 0.561 0.517 0.661 0.604
NorthWest: Woolner Road 0.613 0.621 0.703 0.712 0.757 0.766
SouthWest: Tiger Brennan 
Drive 0.628 0.613 0.691 0.684 0.767 0.761
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Table 4.2 Intersection 1 Average Delay

AM Peak Average Delay (s)
Approach E 2022 B + D 2022 B 2027 B + D 2027 B 2032 B + D 2032
SouthEast: Stoddart Drive 52.1 51.1 52.9 54.6 57.5 55.8
NorthEast: Tiger Brennan Drive 37.5 38.3 39.5 39.6 44.7 47.5
NorthWest: Woolner Road 46.4 46.4 48.7 49 49.9 50
SouthWest: Tiger Brennan 
Drive 25.1 25.8 25.3 25.4 25.7 26.3

PM Peak Average Delay (s)
Approach E 2022 B + D 2022 B 2027 B + D 2027 B 2032 B + D 2032
SouthEast: Stoddart Drive 53.3 52.9 52.9 53.3 52.9 53.5
NorthEast: Tiger Brennan Drive 25.9 26.2 25.4 25.7 25.6 25.7
NorthWest: Woolner Road 39.9 40 42.3 42.5 44.2 44.6
SouthWest: Tiger Brennan 
Drive 21 21.6 20.6 21.1 20.8 21.4

Table 4.3 Intersection 1 Queue Length (m)

AM Peak Queue Length (m)
Approach E 2022 B + D 2022 B 2027 B + D 2027 B 2032 B + D 2032
SouthEast: Stoddart Drive 64.3 67.5 65.5 70.8 69.5 71.9
NorthEast: Tiger Brennan Drive 201.1 204.6 227.3 228.4 269.4 282
NorthWest: Woolner Road 99.9 100.2 113.1 113.8 125.6 125.9
SouthWest: Tiger Brennan 
Drive 84.3 85.5 94.4 94.4 106.1 107.7

PM Peak Queue Length (m)
Approach E 2022 B + D 2022 B 2027 B + D 2027 B 2032 B + D 2032
SouthEast: Stoddart Drive 25.4 27.4 26 28.4 26.3 28.4
NorthEast: Tiger Brennan Drive 60.9 62.3 64 65.6 68.4 70.2
NorthWest: Woolner Road 64.2 65.2 72 73.2 79.4 80.8
SouthWest: Tiger Brennan 
Drive 171.1 174.7 211.3 209 243.5 249.7

4.1.2 SIDRA Intersection 2 Stoddard Dr / Tiger Brennan Dr

Intersection 2 (Stoddard Dr / Tiger Brennan Dr) is an unsignalised left in / left out intersection comprising of 
left slip lanes as per Figure 4.5. In comparing the Existing 2022 and the Developed 2022 volumes, the 
impact on this intersection is relatively minor. Table 4.4, Table 4.5 and Table 4.6 outline the Degree of 
Saturation, Average Delay and Queue Length for this intersection.
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Figure 4.5 Intersection 2 Modelled SIDRA Layout

Table 4.4 Intersection 2 Degree of Saturation

Approach
AM Peak Degree of Saturation PM Peak Degree of Saturation

E 2022 B + D 2022 B + D 2032 E 2022 B + D 2022 B + D 2032
SouthEast: Stoddart 
Drive 0.012 0.015 0.015 0.013 0.016 0.017

NorthEast: Tiger 
Brennan Drive 0.524 0.524 0.606 0.328 0.328 0.379

Table 4.5 Intersection 2 Average Delay

Approach
AM Peak Average Delay (s) PM Peak Average Delay (s)

E 2022 B + D 2022 B + D 2032 E 2022 B + D 2022 B + D 2032
SouthEast: Stoddart 
Drive 8.8 8.9 10.3 7 7 7.4

NorthEast: Tiger 
Brennan Drive 4.4 4.4 4.4 4.3 4.3 4.4

Table 4.6 Intersection 2 Queue Length (m)

Approach
AM Peak Queue Length (m) PM Peak Queue Length (m)

E 2022 B + D 2022 B + D 2032 E 2022 B + D 2022 B + D 2032
SouthEast: Stoddart 
Drive 0 0 0 0 0 0

NorthEast: Tiger 
Brennan Drive 0 0 0 0 0 0
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4.1.3 SIDRA Intersection 3 Stoddard Dr / Fanning Dr

Intersection 3 (Stoddard Dr / Fanning Dr) is three-legged roundabout as per Figure 4.6. In comparing the 
Existing 2022 and the Developed 2022 volumes, the impact on this intersection is relatively minor. Table 
4.7, Table 4.8 and Table 4.9 outline the Degree of Saturation, Average Delay and Queue Length for this 
intersection.

Figure 4.6 Intersection 3 Modelled SIDRA Layout

Table 4.7 Intersection 3 Degree of Saturation

Approach
AM Peak Degree of Saturation PM Peak Degree of Saturation
E 2022 D 2022 D 2032 E 2022 D 2022 D 2032

SouthEast: Fanning Drive 0.089 0.106 0.108 0.059 0.068 0.07
North: Stoddart Drive 0.021 0.023 0.024 0.09 0.099 0.101
West: Stoddart Drive 0.015 0.017 0.018 0.046 0.053 0.055

Table 4.8 Intersection 3 Average Delay

Approach
AM Peak Average Delay (s) PM Peak Average Delay (s)

E 2022 D 2022 D 2032 E 2022 D 2022 D 2032
SouthEast: Fanning Drive 4.4 4.4 4.4 5.7 5.8 5.8
North: Stoddart Drive 7.1 6.9 6.8 6.2 6.1 6.1
West: Stoddart Drive 6.2 6.5 6.5 7.6 7.7 7.7
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Table 4.9 Intersection 3 Queue Length (m)

Approach
AM Peak Queue Length (m) PM Peak Queue Length (m)

E 2022 D 2022 D 2032 E 2022 D 2022 D 2032
SouthEast: Fanning Drive 3 3.7 3.8 2 2.4 2.5
North: Stoddart Drive 0.8 0.9 0.9 3.2 3.5 3.6
West: Stoddart Drive 0.5 0.6 0.7 1.6 1.8 1.9

4.1.4 SIDRA Intersection 4 Stoddard Dr / Bayview Blvd

Intersection 4 (Stoddard Dr / Bayview Blvd) is three-legged roundabout as per Figure 4.7. In comparing the 
Existing 2022 and the Developed 2022 volumes, the impact on this intersection is relatively minor. Table 
4.10, Table 4.11 and Table 4.12 outline the Degree of Saturation, Average Delay and Queue Length for this 
intersection.

Figure 4.7 Intersection 4 Modelled SIDRA Layout

Table 4.10 Intersection 4 Degree of Saturation

Approach
AM Peak Degree of Saturation PM Peak Degree of Saturation
E 2022 D 2022 D 2032 E 2022 D 2022 D 2032

South: Bayview Boulevard 0.085 0.086 0.089 0.034 0.034 0.035
East: Stoddart Drive 0.181 0.196 0.2 0.09 0.098 0.099
NorthWest: Stoddart Drive 0.043 0.044 0.047 0.137 0.142 0.143
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Table 4.11 Intersection 4 Average Delay

Approach
AM Peak Average Delay (s) PM Peak Average Delay (s)

E 2022 D 2022 D 2032 E 2022 D 2022 D 2032
South: Bayview Boulevard 5.1 5.2 5.3 4.7 4.8 4.8
East: Stoddart Drive 7.7 7.7 7.7 7.5 7.5 7.5
NorthWest: Stoddart Drive 5.4 5.3 5.3 5 4.9 4.9

Table 4.12 Intersection 4 Queue Length (m)

Approach
AM Peak Queue Length (m) PM Peak Queue Length (m)

E 2022 D 2022 D 2032 E 2022 D 2022 D 2032
South: Bayview Boulevard 3.1 3.1 3.3 1.2 1.2 1.2
East: Stoddart Drive 6.7 7.4 7.6 3.1 3.4 3.4
NorthWest: Stoddart Drive 1.7 1.7 1.8 5.3 5.5 5.6

5 Conclusions
A summary of the Traffic Impact Assessment modelling results are as follows:

Intersection 1 (Stoddard Dr / Tiger Brennan Dr / Woolner Rd) exhibited minor changes in the 
intersection performance due to the development traffic generation (no notable change). The 
intersection performance with respect to degree of saturation, average delay and queue length
lowered during the 2027 and 2032 scenarios due to the applied background growth factors on Tiger 
Brennan Drive and Woolner Road, not the development traffic. It is beyond the scope of this TIA to 
suggest any upgrades to this intersection and impact by the proposed development is minimal.
Intersection 2 (Stoddard Dr / Tiger Brennan Dr) exhibited a LoS of B and DoS <=0.6 during the 2032 
growth scenario (AM / PM) due to growth rates applied to Tiger Brennan Drive. This intersection 
performs satisfactorily with the proposed  development traffic. 
Intersection 3 (Stoddard Dr / Fanning Dr) and Intersection 4 (Stoddard Dr / Bayview Blvd) exhibited 
a LoS of A and a DoS <=0.2 for all growth scenarios performing satisfactorily with the proposed  
development traffic.
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Appendix A Assessment for Traffic Access, PB, June 2003
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Appendix B DIPL Annual Traffic Report Outputs



Year:    2021
Region:  Darwin

Road Name / Location ADT Station Direction Units 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
Table:   1.1 AADT For Primary  Stations - 10 Year Period
Urban Primary Count Stations

Tiger Brennan Drive
Outbound ramp to Roystonea Avenue               UDVDP032 Outbound Veh 2697 2892 2905 2791 2922

SITE INSTALLED - 2017 - OUTBOUND ONLY

Tiger Brennan Drive UDVDP022 Inbound Veh 8519 9243 9989 8708 7371 10335 10490 10295 9868 10794

Outbound Veh 7087 7864 8676 8227 7704 9134 9390 9581 8965 10087

Both Veh 15606 17107 18665 16935 15075 19469 19880 19876 18833 20881

Tiger Brennan Drive UDVDP016 Inbound Veh 6465 10153 10341 9961 8672 10618 10919 10696 10687 11756

Outbound Veh 9075 9477 9644 9616 8241 9949 10245 10006 10035 11003

Both Veh 15540 19630 19985 19577 16913 20567 21164 20702 20722 22759

Tiger Brennan Drive UDVDP006 Inbound Veh 10464 9752 9908 10673 10283 10940 11280 10583 10667 11575

Outbound Veh 10244 9957 10636 10473 10851 11544 12231 11189 11362 11879

Both Veh 20708 19709 20544 21146 21134 22484 23511 21772 22029 23454

Trower Road UDVDP009 Inbound Veh 12928 13105 12948 13513 14552 14295 13919 13393 13550 14408

Outbound Veh 11463 10532 13671 13455 14142 12492 13889 13616 13451 13734

Both Veh 24391 23637 26619 26968 28694 26787 27808 27009 27001 28142

Vanderlin Drive UDVDP013 Inbound Veh 10307 10403 10807 10692 10794 10420 10078 9909 9807 10194

Outbound Veh 11158 10478 10890 10678 10663 10175 9821 9617 9486 9830

Both Veh 21465 20881 21697 21370 21457 20595 19899 19526 19293 20024

Vanderlin Drive UDVDP012 Inbound Veh 7533 8042 8394 8614 8906 8252 8400 8296 8135 8678

Outbound Veh 7473 7975 8284 8480 8753 8023 8485 8357 8230 8608

Both Veh 15006 16017 16678 17094 17659 16275 16885 16653 16365 17286
100m North of Manunda Terrace

Darwin Total = 31

800m West of Berrimah Road

500m West of Hook Road

200m North of Gothenberg Crescent

50m West of Ryland Road

100m West of Lee Point Road

Table 1.1 -  6 of 8
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Appendix C CoD Traffic Count Reports



 
 
 

Traffic Summary 
Bayview - Stoddart Drive @ Number 47 

0:00 Tuesday, 11 August 2020 to 0:00 Tuesday, 18 August 2020 (7.00 days) 
 

Volume 
 

All Days Weekdays Weekend  

Both directions 11374 8359 3015  

East (bound) 4575 3257 1318  

West (bound) 6799 5102 1697  

 
 

Speed 

All Days Weekdays Weekend  

Mean speed 44.3 44.5 43.6 km/h 

Median speed 44.6 45.0 43.9 km/h 

85% speed 51.8 52.2 51.1 km/h 

Peak speed 77.7 (04:00) - - km/h 

Mean Exceeding 54.2 54.2 54.0 km/h 

Number speeding 2717 2096 621  

Percent speeding 23.9 25.1 20.6  

 Posted speed limit = 50 km/h 

Class 

Class All Days Weekdays Weekend  

1 - SV 10684 7774 2910  

2 - SVT 106 90 16  

3 - TB2 564 475 89  

4 - TB3 7 7 0  

5 - T4 7 7 0  

6 - ART3 1 1 0  

7 - ART4 4 4 0  

8 - ART5 0 0 0  

9 - ART6 1 1 0  

10 - BD 0 0 0  

11 - DRT 0 0 0  

12 - TRT 0 0 0  



 
Traffic Summary 

Stoddart Drive @ No.24 Bayview 
0:00 Tuesday, 13 September 2016 to 0:00 Tuesday, 20 September 2016 (7.00 days) 

 
Volume 

 
All Days Weekdays Weekend  

Both directions 15250 10997 4253  
West (bound) 8288 6051 2237  
East (bound) 6962 4946 2016  

 
 

Speed 

All Days Weekdays Weekend  
Mean speed 47.0 47.3 46.3 km/h 
Median speed 47.9 47.9 47.2 km/h 
85% speed 55.1 55.4 54.7 km/h 
Peak speed 93.7 (12:00) - - km/h 
Mean Exceeding 55.0 55.1 54.9 km/h 
Number speeding 6040 4493 1547  
Percent speeding 39.6 40.9 36.4  

 Posted speed limit = 50 km/h 

Class 

Class All Days Weekdays Weekend  
1 - SV 14238 10203 4035  
2 - SVT 152 104 48  
3 - TB2 804 642 162  
4 - TB3 30 24 6  
5 - T4 12 11 1  
6 - ART3 6 6 0  
7 - ART4 6 6 0  
8 - ART5 0 0 0  
9 - ART6 1 0 1  
10 - BD 0 0 0  
11 - DRT 1 1 0  
12 - TRT 0 0 0  



 
Traffic Summary 

Bayview Boulevard Bayview @ number 53 
0:00 Tuesday, 15 March 2016 to 0:00 Tuesday, 22 March 2016 (7.00 days) 

 

Volume 
 

All Days Weekdays Weekend  

Both directions 4786 3485 1301  

West (bound) 2369 1726 643  

East (bound) 2417 1759 658  

 
 

Speed 

All Days Weekdays Weekend  

Mean speed 36.3 36.4 35.9 km/h 

Median speed 36.7 36.7 36.4 km/h 

85% speed 45.0 45.0 45.0 km/h 

Peak speed 85.5 (22:00) - - km/h 

Mean Exceeding 53.4 53.6 53.0 km/h 

Number speeding 235 174 61  

Percent speeding 4.9 5.0 4.7  

 Posted speed limit = 50 km/h 

Class 

Class All Days Weekdays Weekend  

1 - SV 4320 3114 1206  

2 - SVT 19 7 12  

3 - TB2 415 337 78  

4 - TB3 25 20 5  

5 - T4 2 2 0  

6 - ART3 2 2 0  

7 - ART4 3 3 0  

8 - ART5 0 0 0  

9 - ART6 0 0 0  

10 - BD 0 0 0  

11 - DRT 0 0 0  

12 - TRT 0 0 0  



 
Traffic Summary 

Bayview Boulevard Bayview @ number 49 
0:00 Tuesday, 15 March 2016 to 0:00 Tuesday, 22 March 2016 (7.00 days) 

 

Volume 
 

All Days Weekdays Weekend  

Both directions 5124 3752 1372  

West (bound) 2559 1880 679  

East (bound) 2565 1872 693  

 
 

Speed 

All Days Weekdays Weekend  

Mean speed 39.7 39.7 39.6 km/h 

Median speed 40.3 40.3 40.0 km/h 

85% speed 48.2 48.2 48.2 km/h 

Peak speed 87.5 (22:00) - - km/h 

Mean Exceeding 53.7 53.8 53.6 km/h 

Number speeding 526 383 143  

Percent speeding 10.3 10.2 10.4  

 Posted speed limit = 50 km/h 

Class 

Class All Days Weekdays Weekend  

1 - SV 4638 3362 1276  

2 - SVT 26 13 13  

3 - TB2 414 344 70  

4 - TB3 42 29 13  

5 - T4 1 1 0  

6 - ART3 2 2 0  

7 - ART4 1 1 0  

8 - ART5 0 0 0  

9 - ART6 0 0 0  

10 - BD 0 0 0  

11 - DRT 0 0 0  

12 - TRT 0 0 0  



 

Traffic Summary 
Woolner Rd @ top of hill, Woolner 

0:00 Saturday, 30 October 2021 to 0:00 Saturday, 6 November 2021 (7 days) 
 

Volume 
 

All Days Weekdays Weekend  

Both directions 48173 34543 13630  

North 24919 17602 7317  

South 23254 16941 6313  

 
 

Speed 

All Days Weekdays Weekend  

Mean speed 46.0 45.7 46.7 km/h 

Median speed 46.6 46.4 46.8 km/h 

85% speed 52.7 52.6 52.9 km/h 

Peak speed 130.9 (13) - - km/h 

Mean Exceeding 63.9 63.9 63.8 km/h 

Number speeding 867 596 271  

Percent speeding 1.800 1.725 1.988  

 Posted speed limit = 60 km/h 

Class 

Class All Days Weekdays Weekend  

1 - SV 44867 31941 12926  

2 - SVT 512 317 195  

3 - TB2 2367 1912 455  

4 - TB3 226 212 14  

5 - T4 61 48 13  

6 - ART3 47 43 4  

7 - ART4 38 26 12  

8 - ART5 8 8 0  

9 - ART6 41 32 9  

10 - BD 2 1 1  

11 - DRT 3 2 1  

12 - TRT 1 1 0  



 

Traffic Summary 
Woolner Rd @ bottom of hill, Woolner 

0:00 Saturday, 30 October 2021 to 0:00 Saturday, 6 November 2021 (7 days) 
 

Volume 
 

All Days Weekdays Weekend  

Both directions 47877 34321 13556  

North 24340 17176 7164  

South 23537 17145 6392  

 
 

Speed 

All Days Weekdays Weekend  

Mean speed 54.1 53.9 54.7 km/h 

Median speed 54.4 54.2 54.5 km/h 

85% speed 60.3 60.1 60.5 km/h 

Peak speed 107.7 (22) - - km/h 

Mean Exceeding 63.7 63.7 63.9 km/h 

Number speeding 7696 5357 2339  

Percent speeding 16.07 15.61 17.25  

 Posted speed limit = 60 km/h 

Class 

Class All Days Weekdays Weekend  

1 - SV 42613 30234 12379  

2 - SVT 425 240 185  

3 - TB2 4466 3547 919  

4 - TB3 147 139 8  

5 - T4 40 30 10  

6 - ART3 66 43 23  

7 - ART4 69 44 25  

8 - ART5 10 9 1  

9 - ART6 35 29 6  

10 - BD 5 5 0  

11 - DRT 0 0 0  

12 - TRT 1 1 0  
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Appendix E Traffic Volume Calculations Overview
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Our Ref: 8093 

Supplementary Report – Concurrent Application 

Lots 5988 and 7433, Town of Darwin  

A Concurrent Application has been lodged seeking approval to change the zoning of part of 
Lots5988 and 7433, Town of Darwin from FD (Future Development) to LR (Low Density Residential) 
and LMR (Low-Medium Density Residential) and then subdivide the subject parts of Lots 5988 and 
7433 in order to create 18 lots. 

The application has been on public exhibition and this Report addresses issues that have been 
raised in submission received during the exhibition period. 

 

City of Darwin (COD) 

COD has advised that it has no objection to the proposed rezoning. 

COD requested provision of heavy vehicle access to the adjacent, balance portions of Lot 7433 to 
allow vehicle access between Areas A and C to allow for continued maintenance by COD. 

Representatives from Byrne Consultants, the developer’s engineering consultants, subsequently met 
with COD to clarify the request. 

Following those discussions the proposed lot layout for Areas A and C was amended to provide the 
access requested by Council. 

The amendment of the lot layout resulted the reduction in the area of proposed Lot 10 in Area A 
(refer to plan 22/8093/27.4). 

In Area C, the amendments resulted in the shortening of the proposed road reserve and minor 
changes to the lot boundaries. The area proposed for rezoning to LMR has also been reduced.  

The amended design for Area C is shown on plan 22/8093/29.4.  

In its submission, COD has requested updated plans showing access to the two lots proposed for 
Area B. Byrne has agreed with council that the final engineering plans will indicate access in 
accordance with COD standards. 

COD confirms that gross pollutant traps (GPT’s) are not installed on the existing stormwater outlets 
within the Bayview subdivision and for that reason the Stormwater management Plan prepared by 
Byrne did not propose GPT’s as existing outlets are to be utilised. 

COD is now requiring the GPT’s so they will be installed on the relevant outlets. 

 

 

 



 

Power and Water Corporation (PWC) 

Water and Sewer 

PWC advises that a hydraulic consultant should be engaged to assist with water and sewer servicing 
for the proposed subdivision. 

Byrne Consultants has already been engaged and they have had extensive discussions with PWC 
prior to the lodgement of the subdivision proposal. 

Concept designs for servicing have been prepared by along with a comprehensive Site Services 
Report. 

Power 

Electrical consultants AGA Consulting has investigated the power requirements and prepared 
concept servicing and reticulation plans. 

PWC has confirmed that it agrees with the AGA design principles. 

Department of Environment, Parks and Water Security (DEPWS) 

Prior to the submission of the original application, EcOz Environmental Consultants (EcOz) was 
engaged to carry out a Pre-referral screening assessment in accordance with the tool provided in 
Guideline – Referring a Proposal to the NT EPA https://ntepa.nt.gov.au/publications-and-
advice/environmental-management. 

The assessment indicated that development is unlikely to have a significant impact and therefore 
does not need to be referred under the EP Act. However, the screening did identify that there are 
sensitive receptors proximate to the development, namely existing residences and mangroves, and 
specific controls are required to ensure that impacts to these are avoided and minimised to the 
greatest extent practicable. 

The submission lodged by DEPWS in relation to the current application recommended that the 
proponent meet with the Environment Assessment team to discuss the matter further. 

Kevn Dodd from EJA and EcOz Senior Environmental Consultant, Britanny Crescentino, met with the 
Environment Assessments Team on 09 July 2024 to discuss the project, and it was confirmed that 
the proposal does not address the question about whether there is potential for significant impact 
and therefore the team could not confirm whether or not referral was required. 

EcOz subsequently carried out a review of its previous prereferral screening and determined that the 
project proposal is not considered to pose a potential impact to any of the NT EPA environmental 
factors. 

Attached to the Supplementary Report are a covering letter from EcOz and the review of the Pre-
referral screening assessment 

Issues Raised in Public Submissions 

Traffic  

The intersection that has been constructed opposite Benison Road, off Tiger Brennan Drive, was 
constructed by NT Government with a view to service a potential, broader extension of the Bayview 
subdivision. 

That potential extension, incorporating a thoroughfare referred to as Bayview Boulevard, is no 
longer going to go ahead and the NT Government’s offer of additional land has been withdrawn. 



 

The subdivision now being proposed is significantly smaller scale than the extension proposal and 
consequently the associated traffic generation does not require an additional access point onto Tiger 
Brennan Drive. 

Past and current traffic studies have demonstrated the suitability of the Bayview Road network to 
accommodate the proposed subdivision and neither of the road authorities, City of Darwin and NT 
Government, have indicated any concerns with the road network. 

Mention has been made in some of the submissions regarding construction traffic. It is understood 
that any approval that may result from the current application will require a Construction 
Management Plan and this will include measures to minimise the impact of any construction traffic. 

A potential traffic increase in Latrobe Street has been raised in one o the submissions however 
Latrobe Street has always been identified as a potential connection point to a continuation of the 
Bayview development. Once again, the impact will be significantly less that what may have 
eventuated if the broader extension proposal or the 2013 approval had preoceeded. 

Mangroves and natural environment 

EcOz Environmental Consultants have carried out an extensive assessment of the development 
proposal and they have determined that the project proposal is not considered to pose a potential 
impact to any of the NT EPA environmental factors. 

Privacy 

The current proposal is seeking to develop land in a manner that is consistent with the purpose of 
the Crown lease in the same manner that the rest of the Bayview subdivision has been developed. 

Any development has some impact on surrounding residents, but the proposal is consistent with 
what has been identified. 

The impact of the current proposal is certainly less than what would have resulted if the extension 
proposal had gone ahead and definitely less than if multiple units had been constructed on the lots 
approved by the Development Consent Authority in 2013. 

The latest amendment to the subdivision proposal, following discussions with Council, had reduced 
the scope of the development in Area C (less road and one less Lot) so this development will abut a 
lesser number of the existing lots fronting O’Ferrals Road. 

Parking 

It is not necessarily the case that parking will increase in O’Ferrals Road, as has been suggested in 
some of the submissions. 

The vast majority of the lots being proposed by the current application are for single dwellings and 
any future development on the lots proposed to have an LMR zoning will have to include on-site 
parking in accordance with the NT Planning Scheme. 
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06 August 2024

Our ref.: EZ23063

Kevin Dodd 
Senior Surveyor
Earl James & Associates 
kdodd@eja.com.au

Re: Request pre-referral screening review and Regulator engagement support – Lot 
5988 (57) Bayview Boulevard, Bayview, Town of Darwin, and Lot 7433, Town of 
Darwin.

Dear Kevin,

EcOz Environmental Consultations (EcOz) were engaged to review a Pre-referral screening assessment 
prepared in accordance with the tool provided in Guideline – Referring a Proposal to the NT EPA
https://ntepa.nt.gov.au/publications-and-advice/environmental-management, and provide support to engage 
with the Department of Environment, Parks and Water Security (DEPWS) Environment Assessments team. 

Purpose of this letter is to provide a summary of the Pre-referral screening assessment review and provide 
recommendations, in consideration of the Environment Protection Act 2019 (EP Act), based on feedback 
provided by DEPWS on the Development Application.  

The subsection below provides a brief overview of the background to the project. 

Background 

The proposed development of Lot 5988 and Lot 7433 Town of Darwin for residential purposes (the project), is 
contained within a larger, formerly proposed, Bayview Boulevard Project. In 2015, a referral under the 
Environment Protection and Biodiversity Conservation Act 1999 (Cth) (Assessment no. EPBC 2015/7466) was 
submitted. The assessment never commenced; however, it is still listed as active in the EPBC Portal. In 
addition to this, a Notice of Intent (NOI) under the then Northern Territory Environment Assessments Act (EA 
Act) (superseded by the EP Act) was submitted, and the assessment was terminated due to inactivity of the 
assessment when the EA Act was superseded by the EP Act. 

In 2023, EcOz was engaged to prepare a pre-referral screening assessment under the EP Act for a significantly 
refined project area containing Lot 5988 and Lot 7433 Town of Darwin only. The assessment was undertaken 
by the EcOz Approvals Team Lead and Certified Environmental Practitioner. The assessment indicated that 
development is unlikely to have a significant impact and therefore does not need to be referred under the EP 
Act. However, the screening did identify that there are sensitive receptors proximate to the development, 
namely existing residences and mangroves, and specific controls are required to ensure that impacts to these 
are avoided and minimised to the greatest extent practicable.

The pre-referral screening assessment was attached with other applicable documentation to support a 
Development Permit Application for the project. As part of the assessment process, DEPWS Rangelands 
Environment Division reviewed the application and provided feedback that whilst the pre-referral screening 
states that the proposal is unlikely to have a significant impact, however, does not address the question about 
whether there is potential for significant impact. The Environment Division recommended the proponent meet 
with the Environment Assessments team to discuss the proposal further. 
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Kevin Dodd, from Earl James and Associates and EcOz Senior Environmental Consultant, Britanny 
Crescentino, met with the Environment Assessments Team on 09 July 2024 to discuss the project, and it was 
confirmed that the proposal does not address the question about whether there is potential for significant 
impact and therefore the team could not confirm whether or not referral was required. 

Pre-referral screening review 

Based on the assumption that the extent and scope of the project within Lot 5988 and Lot 7433 Town of Darwin 
had not been altered, a EcOz undertook a review of the pre-referral screening assessment and its original 
findings. The review determined that the findings and conclusions of the assessment were sound, just and still 
applicable. In conducting the review, EcOz reviewed mangrove mapping undertaken by Brocklehurst et al. 
(2019). The mapping indicates that the mangrove communities present at the project site include:

Rhizophora stylosa/Camptostemon schultzii low to mid closed-forest/open-forest (tidal creek forest) 
(group 2a); and

Ceriops tagal low closed-forest/low open-forest (tidal flats) (group 4a)

The mapped species were also confirmed during a site visit undertaken by an EcOz Ecology Consultant on 21 
April 2023. These two mangrove communities are considered regionally common and (along with group 9a 
Salt flats) account for approximately 60% of the total mangrove distribution (in area) across the Darwin region 
(DENR, 2020). The cleared extent constitutes less than 0.004% of the regional mapped area for these species. 
This, combined with the other findings in the original pre-referral screening assessment and the small-scale 
scope and location of the project means that the development is not considered to have a potential for 
significant impact to Terrestrial Ecosystems. 

The review has found that the project proposal is not considered to pose a potential significant impact to any 
of the NT EPA environmental factors. The pre-referral screening assessment report has been amended to 
remove the word unlikely and clarify that there is no potential for significant impact.  This amendment has been 
attached to this memo as Attachment A. 

Yours sincerely,

Britanny Crescentino
Senior Environmental Consultant 
EcOz Environmental Consultants
Britanny.crescentino@ecoz.com.au
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Pre-Referral Screening Report

Project: Bayview subdivision

Page 1

EcOz Environmental Consultants was engaged by Dover Investments to undertake pre-referral screening of 
their proposal to subdivide Lots 5988 and 7433, Town of Darwin (Bayview Haven). The proposed subdivision 
location and layout is shown on Figure 1.

The purpose of the screening is to determine whether the development has the potential for significant 
environmental impact under the Environment Protection Act 2019. A significant environmental impact is 
defined by Section 11 of the Environmental Protection Act 2019 as:

An impact of major consequence having regard to:

the context and intensity of the impact; and

the sensitivity, value and quality of the environment impacted on, and the duration, magnitude and 
geographic extent of the impact.

Pre-referral screening was undertaken using the tool provided in the Guideline – Referring a Proposal to the 
NT EPA https://ntepa.nt.gov.au/publications-and-advice/environmental-management. The screening records 
answers to the questions shown in Figure 2.

The following key information sources were referenced to conduct the screening:

Attachment 1 Statement of Reasons submitted with the Development Application. 

Attachment 2 Site inspection notes

Attachment 3 Commitments made by the Proponent to avoid and mitigate impacts.

The pre-referral screening results are documented in Table 1 below. The screening indicates that the 
development is unlikely to have a significant impact and therefore does not need to be referred under the 
Environment Protection Act 2019. However, the screening did identify that there are sensitive receptors 
proximate to the development, namely existing residences and mangroves, and specific controls are required 
to ensure that impacts to these are avoided and minimised to the greatest extent practicable. The Proponent 
has committed to implementing the controls detailed in Attachment 3 and for the purpose of the screening it is 
assumed that these will be conditioned and regulated through the Development Permit as per the 
recommendations made by DEPWS. Assuming effective implementation of the controls, most impacts will be 
limited to the construction phase and will affect a small geographic area and small number of neighbouring 
residences.

EcOz were engaged in July 2024 to review this pre-referral screening assessment, after a letter was received 
from the Department of Environment, Parks and Water Security (DEPWS) Environment Division in response 
to the request to provide comment whether a referral submission under the EP Act was required. DEPWS 
advised that the decision about whether a referral is required is a decision for the proponent. Environment 
Division staff are unable to confirm that the proposal does not require referral to the Northern Territory 
Environment Protection Authority (NT EPA) under the EP Act. The statutory decision-maker for the Planning 
Act 1999 may also refer the action to the NT EPA. Further commenting that it was encouraged that a pre-
referral meeting with the Environmental Division be undertaken by the proponent to discuss the project. As the 
team raised concerns that the pre-referral screening report states that the proposal is unlikely to have a 
significant impact, however, notes the presence of nearby sensitive receptors and the need for controls that 
are assumed to be regulated through a development permit. The report outlines the reasons why significant 
impacts on the environment are unlikely, but it does not address the question about whether there is potential 
for significant impact.

In light of the above, the review determined that the development is not considered to have a potential for 
significant impact to Terrestrial Ecosystems or any of the remaining 13 environmental factors assessed under 
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the EP Act. As a result this assessment report has been amended to state that the development is not 
considered to have a potential for a significant impact on any of the environmental factors assessed. 
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Figure 1. Subdivision location and layout
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Figure 2.  Pre-screening tool screening questions (Source: NT EPA 2021)

The questions from the pre-referral screening tool are provided here for ease of reference.

Note: The questions in the tool are used as a guide to assess whether a referral may be required.  Answering 
‘yes’ to a particular question for an environmental factor does not automatically mean that the proposal will 
have a significant impact on the environment.  Where a ‘yes’ answer was recorded, further assessment was 
then undertaken to determine whether a referral is required. 
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Lots 5988 and 7433, Town of Darwin

Development Application
PROPOSAL

Lots 5988 and 7433, Town of Darwin are Crown lease parcels that have been progressively developed as 
the Bayview Marina Estate. Bayview Marina Estate is one of Darwin’s premier residential subdivisions 
located a short distance from the Darwin CBD.

The subdivision is recognised for its high standard of development that has resulted from strict design 
guidelines developed and managed by the developer, Dover Investments.

The developers were initially granted a Crown lease over Lot 5988, Town Darwin (CLT 1251) in 1993 and 
then in 2004 a Crown lease (CLT 2155) was granted over an additional land area (Lot 7433) to enable the 
subdivision to be expanded.

The NT Government’s strategic planners saw the potential for even further development in the Sadgrove’s 
Creek locality and the Bayview developers were granted an option to purchase an additional area to the 
east of Lot 7433. 

Bayview Marina Estate



Since that time the extension of residential development further to the east into the mangroves has gone 
off the agenda due to a variety of reasons and is unlikely to happen in the foreseeable future.

Whilst the option area is unlikely to happen in the short term, there are still certain areas of the existing 
Crown leases that have been assessed as being suitable for residential development. Areas not suitable 
for development, such as buffer strips along Tiger Brennan Drive and strips comprising the seawalls are 
obviously not suitable for residential development and these areas are in the process of being surrendered 
from the Crown leases.  

The three remnant areas that have been determined as being suitable for residential development were 
the subject Development Application in 2013. These areas are adjacent to the eastern boundary of the 
Crown leases. The intention was to create three lots and then construct units on the proposed lots.

 The Development Consent Authority (DCA) subsequently issued DP13/0635, approving the creation of 
two new parcels. The third parcel was removed from the proposal in order to provide an access option for 
the land to the east, however provision for that access is no longer required.

Consideration has been given to the most appropriate form of development for the three subject areas, 
taking into account the existing Bayview residents and the preferred living options for future residents.

The 2013 proposal, for the land to be developed to its highest potential yield of units was discarded and 
the option of a subdivision that creates separate freehold lots was adopted. 

The current application is seeking the approval of the DCA to subdivide Lots 5988 and 7433, Town of 
Darwin for the purpose of creating 21 lots, in accordance with plans 22/8093/26, 27, 28 and 29. 

 
Public open space abutting the marina



The areas proposed for development



MATTERS TO BE ADDRESSED

46(3)(aa) – Interested parties

Applicant Details

Earl James and Associates 

Representative: Kevin Dodd

Address: GPO Box 884, Darwin NT 0801

Email: kdodd@eja.com.au

Phone: 08 89812494

Landowner:

Lot 5988, Town of Darwin

Dover Investments Pty Ltd (ACN 009 637 914)  

Address: Level 8, 728 George Street
Sydney NSW 2000

Phone: c/o 08 89812494

Lot 7433, Town of Darwin

Dover Investments Pty Ltd (ACN 009 637 914)  

Address: Level 8, 728 George Street
Sydney NSW 2000

Phone: c/o 08 89812494

46(3)(a) – Compliance with the NT Planning Scheme

Property details:

Lot 5988, Town of Darwin

Title details: Volume 857 Folio 147 

Crown Lease Term 1251

Survey Plan: S92/195

Address: 57 Bayview Boulevard, Bayview

Easements: Nil

Lot Area: 5.43 hectares

Lot 7433, Town of Darwin

Title details: Volume 857 Folio 148

Crown Lease Term 2155

Survey Plan: S2003/206

Address: Bayview

Easements: Nil

Lot Area: 3.2 hectares



Survey plan S92/195



Survey plan S2003/206



Strategic Framework

The Darwin Regional Land Use Plan 2015 (DRLUP) applies to the subject land and identifies the 
subject land as being suitable for urban/peri-urban development.

The lots being proposed by the current application are ideally suited to urban development and in no
way conflict with the intention of the DRLUP.

The Darwin Inner Suburbs Area Plan (DISAP) also applies to the land comprised within the Bayview 
Crown leases.

The DISAP provides a framework to guide progressive growth and development within the Inner 
Suburbs of Darwin and the land that is the subject of this application, lying on the eastern edge of the 
existing Bayview development, is identified for ‘Future Development’.



The following figure showing Residential Areas, from the DISAP, also identifies the subject area as a
Future Development Area. 

The Planning Principles associated with Future Development Area are set out in the following table 
from the DISAP:



Part of the land that is the subject of the current application is zoned LMR (Low-Medium Density 
Residential) whilst the rest is zoned FD (Future Development).

The intention is for those parts that are currently zoned FD to be rezoned to LMR) prior to titles issuing 
for the proposed lots. Reticulated services are to be extended to service the proposed lots and details 
of the servicing are included within this Statement of Effect. 

Zoning

As previously mentioned, part of the land that is the subject of the current application is zoned LMR 
(Low-Medium Density Residential) whilst the rest is zoned FD (Future Development). The intention is 
for those parts that are currently zoned FD to be rezoned to LMR) prior to titles issuing for the 
proposed lots.

The purpose of zone LMR is to provide a range of low rise housing options that contribute to the 
streetscape and residential amenity in locations supported by community services and facilities, and 
where full reticulated services are available. 

The current application is not seeking approval for the use of the land but will result in parcels that will 
facilitate the development of the desired housing options where reticulated services are available and 
there are community services available.

Zone Outcomes

The LMR zone is looking for lots that are connected to the reticulated services, integrated with existing 
transport networks, and with reasonable access to open space and community services.

The lots being proposed by the current application will be connected to reticulated services and the 
subdivision will involve the development of new portions of public road that will connect to an 
integrated road network.

The new lots will be able to utilise the existing open space areas (parks, bicycle and walkways, 
heritage areas) and given Bayview’s proximity to the CBD and other service commercial areas, the 
new residents will have access to existing community facilities. 

Overlays

The Overlays in the NTPS identify areas of land that have specific development requirements.

The Record of Administrative Interests advises the following Overlays apply to Lots 5988 and 7433:

CR  Coastal Reclamation

The purpose of this Overlay is to ensure that landfill of coastal areas does not adversely affect 
adjacent land or waters, or the quality of adjacent waters, and is suited to its intended purpose.

The Administration section of this overlay advises that the placement of fill below the level of the 
highest astronomical tide requires consent. The filling works will be part of the works associated with 
the development of this subdivision and geotechnical consultants Douglas Partners (DP), have 
previously been engaged to provide an assessment of the proposed site filling and seawalls.

It should be noted that Area B does not require earthworks as this area has been filled and surcharged 
as part of a previous stage of Bayview that was competed in 200.

The DP report (attached) advises that the proposed construction for Areas A and C will be as follows:

Area A: Clear and reshape the sloping ground, then construct a building platform at a final level at
about RL5.5m AHD by filling over the prepared site surface. Surcharge the lot for a period of up to 5
months with about 2 m of filling to reduce post construction settlements, then remove the surcharge
and construct a seawall to RL6.5 m AHD.

Area C: Remove and stockpile the rock armour from the current seawall, reshape the sloping fill batter,
then construct a building platform at a final level at about RL RL5.5 m AHD by filling over the prepared
site surface. Surcharge the lot for a period of up to 8 months with about 2 m of filling to reduce post
construction settlements, then remove the surcharge and construct a seawall to RL6.5 m AHD.  



Also from the DP report:

Geotechnical Issues for Design and Construction

Based on the previous earthworks carried out for construction of similar filling platforms suitable for
residential construction in Stages 3 to 10 of the Bayview subdivision, there are four main geotechnical
issues to be addressed. These include the following:
a. stability of the filling and surcharge during placement over soft marine sediments;
b. differential settlement between previously placed filling and new filling which may lead to the
formation of tension cracks at the interface between the “old” and “new” filling;
c. settlement of the filling platform; and
d. stability of the seawall after surcharge is removed and rock armour is placed.

Each of these four issues will be specifically addressed by incorporating the following geotechnical
design features and construction strategies into the site filling procedures, and by monitoring the
settlement of fill platforms by precise survey.

Issue a: The current site surfaces will be cleared and benched before an engineered filling platform
comprising a woven geotextile layer, a rockfill working platform, engineered filling and surcharge is
placed over the mud surface. The earthworks profile proposed for site filling and surcharge is shown
on attached Drawing 5. A similar profile has been successfully used for construction of previous
stages of Bayview including the adjacent Stage 10 earthworks.

Issue b: The new filling will be carefully placed in a controlled manner, and will be keyed into the
current filling, to minimise the risk of longitudinal cracking and to ensure stability of the filling platform
at all stages. Any tension cracks that form at the interface between “old” and “new” filling will be
reinstated before surcharge is removed. Tension cracks that have formed due to differential
settlement at Bayview and the nearby Tiger Brennan Drive embankments have been successfully
reinstated with minimal detrimental effect to the filling platform using this approach.
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Issue c: Surcharge will be placed over the engineered filling to heights predetermined by engineering
calculations. Examples of surcharge profiles and estimated surcharge times for areas including part of
Lot A and all of Lot C are shown on attached Drawings 6 and 7. Settlement of the filling platform
under surcharge loads will be monitored by periodic survey and the surcharge will not be removed
until approximately 90% of primary consolidation under filling load has been achieved. Settlement
monitoring of previous stages of Bayview for periods of up to 5 years after removal of surcharge
indicates that post construction settlements of monuments located on filled areas have generally been
limited to 20 mm or less.

Issue d: The seawall section proposed for Lots A and C is shown on attached Drawing 8. This
section differs from previous seawall sections at Bayview because shallower average mud depths
along the lease boundary on this eastern side allow for a steeper, stable armour rock wall to be
constructed on a rockfill base. The seawall construction comprises removing and displacing soft
mangrove mud and replacing this soft soil with a rockfill base. The top of the rockfill base will be at or
slightly below natural surface level and the rockfill base will be founded on the underlying stiff marine
clay. This rockfill base will be placed before the working platform and site filling so that trenching
required to remove mud does not cause any instability in the filling.
After the surcharge is removed to the design site level of about RL5.5 m AHD, the compacted outer fill
batter will be trimmed to a slope of 5H:4V and a 1 m high precast concrete retaining wall will be
constructed at the crest of the batter as shown on Drawing 8. A non-woven geotextile will be laid on
the batter and secured under the wall, then armour rock (which was previously removed and
stockpiled before filling Lots A and C) will be placed on the batter and over the base of the retaining
wall.



Suitability for Residential Construction
The attached Drawing 4 shows the locations of the proposed Stage 11 - Lots A and C which confirms
that the information on mud depths and surcharge calculations contained in previous DP geotechnical
reports will adequately cover the proposed Stage 11 lot areas. In addition, the information on
Drawings 6 and 7 indicate that previous calculations of surcharge heights and surcharge times could
be revised to adequately address the proposed construction schedule of the Stage 11 lots.
The proposed composite wall profile with a rockfill base will be stable, will enable development of the
lots for their intended purposes, and with a crest level of RL6.5 m AHD will mitigate risk and damage
as a result of any storm surge event.
If the proposed seawall section shown on Drawing 5 is adopted for construction, some additional geo-
environmental sampling, testing and reporting will be required to assess the potential for acid sulphate
soils (PASS) and to address the issues of handling and disposal of PASS. The management of ASS
has been addressed for previous stages of Bayview and the management plans would apply to this
additional construction.

          

Typical section through filling and surcharge



Typical section through final seawall

The future use of the subject area (post surcharging) is yet to be determined however the suitability of 
the site for the future use will be considered as part of a future DA.

The DP report advises that existing material comprises mostly silty gravelly cobbles and boulders. The 
cobbles and boulders have been described as medium to high strength and as being well compacted.

The DP report and the Cardno plans advise that outer batter slopes of 1V:2.5H should be maintained 
in order to ensure against slope instability and associated impact on adjacent waters.

Other measures to minimise impact on the adjacent areas include silt fences and rock sediment traps.

The DP report outlines the surcharge procedures and advises that if all the requirements are followed, 
then any impact on acid sulphate soils within the marine environment should be avoided.

CNC             Clearing of Native Vegetation

From the DP report:

Lot A (Area A) comprises grassed and vegetated vacant land which is partially filled over intertidal mud 
flats.
The lot is bounded by a filled area to the north, by residential allotments located on a filling platform to
the south and west, and by a narrow corridor of cleared mangroves, then mangrove forest to the east.
Lot A site surface currently slopes down to the east from about RL5.5 mAHD on the crest of the filling
platform to about RL2 to 2.6 m along the eastern lease boundary.

Lot C comprises unvegetated vacant land located in a re-entrant corner of the Bayview rock armoured
seawall, as well as low-lying intertidal mud flats. The lot is bounded by residential allotments located
on a filling platform to the north, west and south and by a narrow corridor of cleared mangroves, then
mangrove forest to the east. Lot C surface is currently level at about RL5.5 m along the western boundary 
and slopes down across the rock wall to about RL1.8 to 2.4 m over intertidal mudflats along
the eastern lease boundary.



There are no mature mangroves within the lease boundary at either of the sites (Areas A and C), and all 
vegetation on the earth and rockfill slopes is regrowth since the slopes were
constructed.

DHD Darwin Harbour Dredging

The proposed subdivision does not involve any harbour dredging.

LSSS Land Subject to Storm Surge

The purpose of this overlay is to identify areas with a known risk of inundation from primary or 
secondary storm surges and ensure that development in these areas demonstrates adequate 
measures to minimise the associated the risk to people, damage to property and costs to the general 
community caused by storm surge.

The earthworks and construction measures outlined in the DP report will render the land suitable for 
the proposed use and minimise the risk to people and damage to property.



Existing zones



A view along part of the existing seawall on the eastern side of Bayview



Clause 6.2.1 deals with lot size and configuration for subdivision in zone LMR.

The purpose of the Clause is ensure that subdivision of land for urban residential purposes creates lots 
of a size, configuration and orientation suitable for residential development at a density envisaged by 
the zone.

Clause 6.2.1 lists the following Requirements for the subdivision of land in zone LMR:

Land is to be subdivided in accordance with Table A to this clause

The prescribed minimum lot size for lots zoned LMR is 300m2 and all of the proposed lots have areas in 
excess of the prescribed minimum.

Lots are to conform with the building envelope requirements in Table B to this clause.

The building envelope requirements are listed in the following Table:

Plans 22/8093/31 to 33 indicate that all of the proposed lots can accommodate the required building 
envelopes.



Lots have sufficient area and appropriate dimensions to provide for the proposed density of developments 
including dwellings, vehicle access, parking and ancillary buildings.  

The lots have been designed to ensure that they can all accommodate the dwelings, access, parking and 
any ancillary buildings expected for a parcel zoned LMR.

There are no battle-axe lots. 

No battle-axe parcels are being proposed by the current application.

Lots are oriented to allow dwellings to take advantage of environmental conditions such as prevailing 
breezes and sunlight.

The design of future dwellings on the prosed lots will be able to take environmental conditions into account.

Lots are connected to reticulated services. 

Byrne Consultants has been engaged to consider service reticulation and the servicing of each of the 
proposed lots.

Servicing reports have been prepared and these form part of the current Development Application. 

Servicing details are provided in following sections of this Statement of Effect but each of the proposed 
Lots will have water, power, sewer and communications connections.

Where there are lots for medium and higher density residential development, those lots are: 

(a) distributed in small groups serviced by public transport; 

(b) in close proximity to public open space and with adequate access to community facilities and services; 
and

(c) not located in a cul-de-sac

It is intended that the proposed Lots will be zoned LMR and the purpose of the zone is to provide for a 
range of low-rise housing options.

All of the lots within Areas A and B will be for single dwellings as the areas of the proposed lots are 
less than 600m2. 

Similarly, proposed Lots 2,3 and 5 within Area C will be for single dwellings whilst proposed Lot 1 could 
potentially be developed for Dwelling-Group (2) and Lot 4 could be developed for 3 or more dwellings.

The proposed Lots can all utilise the existing public transport that (buses) that service Bayview as well
as the range of open space options within the precinct.

Areas A and C are to be developed as cul-de-sacs however the lots are only for low and medium 
future uses and the proposed roads are not long cul-de-sacs.  

6.2.2 Lots Less Than 600m2 for Dwellings-Single  
 
Purpose 
Ensure the subdivision of land to lots of less than 600m2 will allow residential development that minimises 
impact on amenity and the functionality of the street infrastructure. 

Administration 
1.          The consent authority must not consent to a subdivision that is not in accordance with sub-clauses 

3 and 4. 
2.           An application must provide plans to demonstrate the requirements of sub-clause 4.

Requirements 
3.          Lots subject to this clause shall not have a boundary to any public road less than specified in the 

table to this clause.
 
All of the proposed lots have frontages that exceed the minimums listed in the table to Clause 6.2.2.



 
 4.          The site layout of lots subject to this clause is able to comply with the purpose of this clause and 

the development requirements for vehicle parking (5.2.4), building setbacks (5.4.3 and 5.4.3.3) and 
private open space (5.4.6). 

As required by Clause 5.2.4, every Lot can accommodate 2 on-site parking spaces and every lot has 
sufficient area to ensure that the required area of private open space can be accommodated in the 
development of a future dwelling (refer to plans 22/8093/31, 32 and 33).

Plans 22/8093/34, 35 and 36 indicate drive and on-street parking options. Whilst a few of the lots do not 
have the required 6.5m for on-street parking directly in front of the lots (due to the curved kerblines, the 
streets do allow for on-street parking in close proximity to the subject lots. This on-street parking option will 
not be inconvenient for the lot owners and will not unduly reduce the operation or amenity of the street. 
 

 

Clause 6.2.3 deals with site characteristics for subdivision in Zones LR

The purpose of this Clause is to ensure that the subdivision of land provides lots suitable for urban 
residential purposes that respond appropriately to the physical characteristics of the land and does not 
detrimentally impact on surrounding land.

Administration 

1. The consent authority may consent to a subdivision that is not in accordance with sub-clauses 2-6, 
only if it is satisfied the subdivision design is consistent with the purpose of this clause. 

Requirements 

2. Avoid the development of land of excessive slope, unstable or otherwise unsuitable soils (e.g. 
seasonally waterlogged) and natural drainage lines. 

The entire Bayview Marian development has involved earthworks and site treatment to ensure that the 
land is suitable for the purpose for which is was leased – residential subdivisional purposes. 

The design and implementation of these earthworks has been carried out in conjunction with relevant 
Government agencies over many years and similarly, all design and construction works for the 
proposed areas will be undertaken by engineering and environmental consultants in consultation with 
Government agencies.  

 
3. Ensure, by site selection or site grading, that areas intended for lots less than 600m² do not slope 

in excess of 2%, such that the need for on-site stormwater structures, retaining walls and the like is 
minimised. 

All site design will ensure that the grades of those lots with areas less than 600m2 are bot greater than 
2 %.



4. Retain and protect significant natural and cultural features. 

O’Ferrals Rock has previously been identified as a significant cultural feature and wit will not be 
impacted by the current proposal.

5. Avoid development of land affected by a 1% AEP flood or storm surge event. 

As with previous stages of the Bayview development, the subject land will be developed to ensure that 
the resulting housing lots are free of the 1% AEP storm surge event.

6. Retain and protect natural drainage lines and any distinctive landform features or stands of natural 
vegetation and incorporate them into public open space.

Previous assessments of the entire Bayview lease areas has identified the distinctive landforms 
(eg:O’Ferrals Rock) and these have been excluded form development and set aside as public open 
space.

Clause 6.2.4 deals with infrastructure and community facilities for subdivision in Zones LMR

The purpose of this Clause is to ensure that subdivision of land for residential purposes is 
appropriately integrated with infrastructure, community services and facilities.

Bayview Marina Estate is a centrally located residential precinct that is a short distance from 
commercial and community facilities located in Darwin CBD, Stuart Park, Parap and Winnellie.

Each of the areas proposed for development by the current application will have direct access onto an 
established public road network. This network services the Bayview development and then connects to 
Tiger Brennan Drive that in turn leads to the rest of Darwin and beyond.

There is a Government public bus service that services Bayview and the residents of the proposed lots 
will be able to utilise this service.

Bayview incorporates a variety of public open space including parks, walking paths and heritage areas 
and all of the lots being proposed by the current application are less that 400m walking distance from a 
neighbourhood park.

As previously mentioned, Byrne Consultants has been engaged to consider service reticulation and this 
application includes the Byrne servicing reports.

The Reports contain all the necessary detail but following are extracts in relation to the various services, 
including comments from Power and Water Corporation (PWC):

Water and Sewer

PWC comments:

Lot A 

For water – A new DN150 water main is to connect from the existing DN150 main at the end 
of Latrobe Street, be looped in the cul-de-sac and connect back into the existing DN100 in 
Perth Street. It is recommended that the water network is designed to direct flow through 
the cul-de-sac and reduce risk to water quality 
For sewer – connect into existing sewer reticulation main in Latrobe Street via new DN150 
sewer reticulation main. 

 

Lot B 

For water – Install 2 x service connections on the existing DN150 water main in O’Ferrals 
Road 
For sewer – construct new sewer service connections for both lots and connect into existing 
vacuum pit BA/P1 

 



Lot C

For water – A new DN150 water main is to connect from the existing DN150 main in 
O’Ferrals Road, looped in the cul-de-sac and connect back into the existing DN150 in 
O’Ferrals Road. It is recommended that the water network is designed to direct flow through 
the cul-de-sac and reduce risk to water quality
For sewer – Construct new sewer reticulation main to service the subdivision and connect into 
existing DN125 vacuum sewer line via a new vacuum pit built as per PWC standard drawing 
W2-2-10A

Power

All high and low voltage electrical reticulation will be designed and constructed in accordance with PWC 
specifications.

Similarly, streetlight design will be in accordance with City of Darwin (COD) requirements.

Concept electrical plans prepared by electrical consultant AGA Consulting Engineers:



Concept streetlighting plans prepared by AGA Consulting Engineers:





Part of the extensive public walkway network through Bayview



Stormwater 

The stormwater drainage design prepared by Byrne has been designed in accordance with COD standards 
and the Northern Territory Subdivision Development Guidelines.  

Internal Stormwater Strategy:

The intent of the internal development stormwater strategy is to direct all stormwater flows from the
proposed lots toward the road reserve where it will be collected via kerb and channel along the roadway
and captured via stormwater inlet pits into the proposed stormwater pipe network. The sites shall 
discharge stormwater into the existing mangrove creek in accordance with the current
stormwater management philosophy for the development.

Area A

The proposed lawful point of discharge for the development of Lot A is into the mangroves and creek area
east of Latrobe Street. An existing 525mm diameter RCP which discharges to the area shall be extended
and upsized to account for the additional development catchment area of Lot A.

Area B

All stormwater from Lot B is collected by the existing stormwater network (pit and pipes) on O’Ferrals Road
which is directed via the trunk underground drainage network to a drainage easement through Lot 7502
before discharging into the adjacent mangroves area. No upgrades to the existing drainage system are
proposed to service Lot B.

Area C

The proposed lawful point of discharge for the development of Lot C shall be via the existing underground
stormwater network and 1200mm diameter RCP outlet which discharges to the mangroves area through
Lot PT8169. The existing 1200mm RCP discharge pipe shall be extended and upsized to account for the 
additional development catchment area of Lot C.

External Stormwater Strategy:

It is anticipated that the proposed internal stormwater strategy design will cause no worsening effects of
existing upstream conditions due to the proposed stormwater network being sized sufficiently to convey
the upstream inflows. No worsening of the downstream flows is expected due to discharge into the existing
tidal mangrove creek.

Traffic Assessment 

Byrne has carried out a traffic impact assessment with the full results contained in the attached servicing 
the report.

Following are the conclusions extracted from the report:

• Intersection 1 (Stoddard Dr / Tiger Brennan Dr / Woolner Rd) exhibited minor changes in the 
intersection performance due to the development traffic generation (no notable change). The 
intersection performance with respect to degree of saturation, average delay and queue length 
lowered during the 2027 and 2032 scenarios due to the applied background growth factors on Tiger 
Brennan Drive and Woolner Road, not the development traffic. It is beyond the scope of this TIA to 
suggest any upgrades to this intersection and impact by the proposed development is minimal. 
 
• Intersection 2 (Stoddard Dr / Tiger Brennan Dr) exhibited a LoS of B and DoS <=0.6 during the 2032 
growth scenario (AM / PM) due to growth rates applied to Tiger Brennan Drive. This intersection 
performs satisfactorily with the proposed development traffic. 
 
• Intersection 3 (Stoddard Dr / Fanning Dr) and Intersection 4 (Stoddard Dr / Bayview Blvd) exhibited 
a LoS of A and a DoS <=0.2 for all growth scenarios performing satisfactorily with the proposed 
development traffic. 



46(3)(b) – Compliance with an Interim Development Control Order

The Applicant is not aware of any Interim Development Control Orders applying to the subject land.

46(3)(c) – Referral to the NT EPA

The developer appreciates that prior to the commencement of any site works, detail earthworks plan will 
be required and these will be prepared by Douglas Partners in conjunction with Byrne Consultants and an 
environmental consultant. 

These plans will detail all the various stages of the works including any initial site clearing, materials to be 
used, surcharge program and monitoring, final surface preparation and the associated erosion and 
sediment control measures.

All design plans and the ESCP (to be prepared by a certified Professional in Erosion and Sediment Control 
– CPESC) will be presented for assessment and approval prior to the commencement of any works.



46(3)(d) – Merits of the proposed development

The Bayview Marina development is a master planned development that has provided a variety of housing 
options for the Darwin market over many years and also comprised an Estate Development, unit title 
component that comprised the lots fronting the marina and the associated marina berths.

The land currently being proposed for development is part of the balance of Crown lease issued by the NT 
Government. The purpose of these Crown leases is for residential subdivisional purposes and the 
subdivisions now being proposed are consistent with the purpose of the leases that the Government has 
issued.

The proposed subdivisions will be the final subdivisions form the Crown leases and will complete the 
Bayview Marina development.

The design and construction of the proposed, new allotments will benefit the NT economy and will provide 
prime housing options that are sure to be well sought after in the market.

The range of lots sizes being proposed will provide an opportunity for people with varying financial 
capabilities to secure an allotment and develop a home in close proximity to the Darwin CBD.   

46(3)(e) – The physical characteristics of the land

As previously addressed in this report and the associated attachments, the physical characteristics of 
the land have bene assessed by engineering consultants and siteworks will render the subject areas 
suitable for the intended use.

46(3)(f) – Public facilities or open space

The housing lots being proposed by the current application will be able to utilise the existing public facilities 
and open space within Bayview and the adjoining areas.

An existing neighbourhood park in close proximity to the areas
being proposed for development



46(3)(g) – Public utilities and infrastructure

Significant design and consultation work has already been undertaken to ensure that the proposed lots can 
be serviced with power, water, sewer and telecommunication.

All lots will have direct access onto a public road network and stormwater management has been 
considered to ensure that the lots will all have appropriate drainage measures in place.

46(3)(h) – Potential impact on the existing and future amenity of the area

As with any staged development, each progressive stage of the Bayview Marina development has had 
some impact on the preceding stages.

The current application deals with the final stage of the development of the existing Crown leases and the 
lots now being proposed are for residential uses which is consistent with the existing uses in the existing, 
adjacent stages.

Given that the uses are consistent, the impact on the amenity of the area will be minimal.   

46(3)(j) – Benefit or detriment to the public interest

The proposal will have significant economic benefit in not only the design and construction of the 
subdivisions, but also the ongoing benefits to a wide range of design and trades people during the 
construction of new dwellings on the lots.

Apart from the clear economic benefits, the creation of new housing options will benefit the wider 
community by providing the opportunity for more people to reside in this unique residential precinct.

46(3)(k) – Compliance with the Building Act

There are no buildings on the subject areas.  





Attachment 2 Site inspection notes
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Area:  A Site coordinates:  130.8603276, -12.4349492 Landform:  Estuarine fringes

Site description Area A is located on the seaward side of existing residential properties (corner of Latrobe St 
and Perth St).  The western side is characterised by weeds and dumped waste transitioning to 
mixed mangrove spp. on the eastern side.

Vegetation
community
description

Low Closed Forest of a mixed Mangrove species community.  Coffee Bush (Leucaena 
leucocephala) common; Isolated instances of White Paperbark (Melaleuca leucadendra). 
Moderate leaf litter (40 %).

Dominant native species: Avicennia marina subsp. eucalyptifolia, Bruguiera parviflora,
Ceriops sp., Black Wattle (Acacia auriculiformis)

Disturbance Weeds:

Mission Grass (Cenchrus pedicellatus),
Gamba Grass (Andropogon gayanus),
Sensitive Plant (Mimosa pudica), 
Coffee Bush (Leucaena leucocephala).  

Dumped waste:

Various building materials throughout Area A, e.g. 
concrete slabs, rusting large metal pipes; glass 
bottles and plastic waste

Soil Type and Colour Light grey-brown muddy soils, red surface gravels, and rocks.

Additional site 
information

Site investigation discovered water discharging to a narrow drainage channel at (130.86047, 
-12.43482) – pictured top RHS. Review of the stormwater drainage network maps indicates this 
is likely to be stormwater discharge.

(L) Dumped waste and 
Gamba Grass, and

(R) Extensive patch of 
multiple weed species 
along the northern and 
western boundary of 
Area A.
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Area:  B Site coordinates:  130.86079590, -12.43635557 Landform:  Estuarine fringes

Site description Vacant lots; sited between two residential properties (corner of Fanning Dr & O’Ferrals Rd). 
Area B does not encroach into mangrove vegetation.

Vegetation
community
description

Isolated Black Wattle (Acacia auriculiformis); vegetation primarily consists of weeds over native 
grasses.

Disturbance Weeds:

Coffee Bush (Leucaena 
leucocephala) over Annual 
Mission Grass (Cenchrus 
pedicellatus) – pictured. 

Dumped waste:

Scattered paper and plastic waste.

Soil Type and Colour Orange/Ochre – sandy

Additional site 
information

Tyre tracks indicate Area B is used for off-street parking; a small boat was parked at the time of 
investigation.
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Area:  C Site coordinates:  130.8602932, -12.4388138 Landform:  Estuarine fringes

Site description Western side of Area C is characterised by weed invasion and dumped waste.  The midsection 
features a downslope rock wall transitioning into mangrove recruits (occurring beyond 
mangrove mapping extent) then mature individuals along the eastern side.  Area C experiences 
tidal inundation.

Vegetation
community
description

Low Closed Forest of mixed Mangrove species ranging from 0.5 – 5 m in height.  Mangroves 
occur along the eastern side of Area C including juvenile recruits within a revegetation section.

Dominant native species: Rhizophora stylosa, Avicennia marina subsp. eucalyptifolia,
Lumnitzera racemosa; Isolated Black Wattle (Acacia auriculiformis).

Disturbance Weeds:
Annual Mission Grass (Cenchrus 
pedicellatus), Coffee Bush (Leucaena 
leucocephala).

Dumped waste: 
Scattered general and large hard rubbish items 
e.g., lawnmower, washing machine, underwear, 
revegetation meshing

Soil Type and Colour Red gravel and surface pebbles (western side).
Intertidal hydrosols: Surface rocks and light-brown clay soils (eastern side)

Additional site 
information

Crabs and cone shells throughout mangrove area (eastern side). Chestnut-breasted mannikin 
(6 individuals) present amongst shrubs.

(L) Mangrove spp. 
revegetation adjacent 
to Low Closed 
Mangrove Forest, and

(R) Rock wall fringing 
Low Closed Mangrove 
Forest
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(L) Dumped waste: 
Lawnmower amongst 
Mission Grass weed, 
and

(R) Mangrove crab 
burrows in mangrove 
sediment
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Pre-Referral Screening Report

Project: Bayview subdivision

Page 1

EcOz Environmental Consultants was engaged by Dover Investments to undertake pre-referral screening of 
their proposal to subdivide Lots 5988 and 7433, Town of Darwin (Bayview Haven). The proposed subdivision 
location and layout is shown on Figure 1.

The purpose of the screening is to determine whether the development has the potential for significant 
environmental impact under the Environment Protection Act 2019. A significant environmental impact is 
defined by Section 11 of the Environmental Protection Act 2019 as:

An impact of major consequence having regard to:

the context and intensity of the impact; and

the sensitivity, value and quality of the environment impacted on, and the duration, magnitude and 
geographic extent of the impact.

Pre-referral screening was undertaken using the tool provided in the Guideline – Referring a Proposal to the 
NT EPA https://ntepa.nt.gov.au/publications-and-advice/environmental-management. The screening records 
answers to the questions shown in Figure 2.

The following key information sources were referenced to conduct the screening:

Attachment 1 Statement of Reasons submitted with the Development Application. 

Attachment 2 Site inspection notes

Attachment 3 Commitments made by the Proponent to avoid and mitigate impacts.

The pre-referral screening results are documented in Table 1 below. The screening indicates that the 
development is unlikely to have a significant impact and therefore does not need to be referred under the 
Environment Protection Act 2019. However, the screening did identify that there are sensitive receptors 
proximate to the development, namely existing residences and mangroves, and specific controls are required 
to ensure that impacts to these are avoided and minimised to the greatest extent practicable. The Proponent 
has committed to implementing the controls detailed in Attachment 3 and for the purpose of the screening it is 
assumed that these will be conditioned and regulated through the Development Permit as per the 
recommendations made by DEPWS. Assuming effective implementation of the controls, most impacts will be 
limited to the construction phase and will affect a small geographic area and small number of neighbouring 
residences.

EcOz were engaged in July 2024 to review this pre-referral screening assessment, after a letter was received 
from the Department of Environment, Parks and Water Security (DEPWS) Environment Division in response 
to the request to provide comment whether a referral submission under the EP Act was required. DEPWS 
advised that the decision about whether a referral is required is a decision for the proponent. Environment 
Division staff are unable to confirm that the proposal does not require referral to the Northern Territory 
Environment Protection Authority (NT EPA) under the EP Act. The statutory decision-maker for the Planning 
Act 1999 may also refer the action to the NT EPA. Further commenting that it was encouraged that a pre-
referral meeting with the Environmental Division be undertaken by the proponent to discuss the project. As the 
team raised concerns that the pre-referral screening report states that the proposal is unlikely to have a 
significant impact, however, notes the presence of nearby sensitive receptors and the need for controls that 
are assumed to be regulated through a development permit. The report outlines the reasons why significant 
impacts on the environment are unlikely, but it does not address the question about whether there is potential 
for significant impact.

In light of the above, the review determined that the development is not considered to have a potential for 
significant impact to Terrestrial Ecosystems or any of the remaining 13 environmental factors assessed under 
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the EP Act. As a result this assessment report has been amended to state that the development is not 
considered to have a potential for a significant impact on any of the environmental factors assessed. 
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Figure 1. Subdivision location and layout
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Figure 2.  Pre-screening tool screening questions (Source: NT EPA 2021)

The questions from the pre-referral screening tool are provided here for ease of reference.

Note: The questions in the tool are used as a guide to assess whether a referral may be required.  Answering 
‘yes’ to a particular question for an environmental factor does not automatically mean that the proposal will 
have a significant impact on the environment.  Where a ‘yes’ answer was recorded, further assessment was 
then undertaken to determine whether a referral is required. 
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Lots 5988 and 7433, Town of Darwin

Development Application
PROPOSAL

Lots 5988 and 7433, Town of Darwin are Crown lease parcels that have been progressively developed as 
the Bayview Marina Estate. Bayview Marina Estate is one of Darwin’s premier residential subdivisions 
located a short distance from the Darwin CBD.

The subdivision is recognised for its high standard of development that has resulted from strict design 
guidelines developed and managed by the developer, Dover Investments.

The developers were initially granted a Crown lease over Lot 5988, Town Darwin (CLT 1251) in 1993 and 
then in 2004 a Crown lease (CLT 2155) was granted over an additional land area (Lot 7433) to enable the 
subdivision to be expanded.

The NT Government’s strategic planners saw the potential for even further development in the Sadgrove’s 
Creek locality and the Bayview developers were granted an option to purchase an additional area to the 
east of Lot 7433. 

Bayview Marina Estate



Since that time the extension of residential development further to the east into the mangroves has gone 
off the agenda due to a variety of reasons and is unlikely to happen in the foreseeable future.

Whilst the option area is unlikely to happen in the short term, there are still certain areas of the existing 
Crown leases that have been assessed as being suitable for residential development. Areas not suitable 
for development, such as buffer strips along Tiger Brennan Drive and strips comprising the seawalls are 
obviously not suitable for residential development and these areas are in the process of being surrendered 
from the Crown leases.  

The three remnant areas that have been determined as being suitable for residential development were 
the subject Development Application in 2013. These areas are adjacent to the eastern boundary of the 
Crown leases. The intention was to create three lots and then construct units on the proposed lots.

 The Development Consent Authority (DCA) subsequently issued DP13/0635, approving the creation of 
two new parcels. The third parcel was removed from the proposal in order to provide an access option for 
the land to the east, however provision for that access is no longer required.

Consideration has been given to the most appropriate form of development for the three subject areas, 
taking into account the existing Bayview residents and the preferred living options for future residents.

The 2013 proposal, for the land to be developed to its highest potential yield of units was discarded and 
the option of a subdivision that creates separate freehold lots was adopted. 

The current application is seeking the approval of the DCA to subdivide Lots 5988 and 7433, Town of 
Darwin for the purpose of creating 21 lots, in accordance with plans 22/8093/26, 27, 28 and 29. 

 
Public open space abutting the marina



The areas proposed for development



MATTERS TO BE ADDRESSED

46(3)(aa) – Interested parties

Applicant Details

Earl James and Associates 

Representative: Kevin Dodd

Address: GPO Box 884, Darwin NT 0801

Email: kdodd@eja.com.au

Phone: 08 89812494

Landowner:

Lot 5988, Town of Darwin

Dover Investments Pty Ltd (ACN 009 637 914)  

Address: Level 8, 728 George Street
Sydney NSW 2000

Phone: c/o 08 89812494

Lot 7433, Town of Darwin

Dover Investments Pty Ltd (ACN 009 637 914)  

Address: Level 8, 728 George Street
Sydney NSW 2000

Phone: c/o 08 89812494

46(3)(a) – Compliance with the NT Planning Scheme

Property details:

Lot 5988, Town of Darwin

Title details: Volume 857 Folio 147 

Crown Lease Term 1251

Survey Plan: S92/195

Address: 57 Bayview Boulevard, Bayview

Easements: Nil

Lot Area: 5.43 hectares

Lot 7433, Town of Darwin

Title details: Volume 857 Folio 148

Crown Lease Term 2155

Survey Plan: S2003/206

Address: Bayview

Easements: Nil

Lot Area: 3.2 hectares



Survey plan S92/195



Survey plan S2003/206



Strategic Framework

The Darwin Regional Land Use Plan 2015 (DRLUP) applies to the subject land and identifies the 
subject land as being suitable for urban/peri-urban development.

The lots being proposed by the current application are ideally suited to urban development and in no
way conflict with the intention of the DRLUP.

The Darwin Inner Suburbs Area Plan (DISAP) also applies to the land comprised within the Bayview 
Crown leases.

The DISAP provides a framework to guide progressive growth and development within the Inner 
Suburbs of Darwin and the land that is the subject of this application, lying on the eastern edge of the 
existing Bayview development, is identified for ‘Future Development’.



The following figure showing Residential Areas, from the DISAP, also identifies the subject area as a
Future Development Area. 

The Planning Principles associated with Future Development Area are set out in the following table 
from the DISAP:



Part of the land that is the subject of the current application is zoned LMR (Low-Medium Density 
Residential) whilst the rest is zoned FD (Future Development).

The intention is for those parts that are currently zoned FD to be rezoned to LMR) prior to titles issuing 
for the proposed lots. Reticulated services are to be extended to service the proposed lots and details 
of the servicing are included within this Statement of Effect. 

Zoning

As previously mentioned, part of the land that is the subject of the current application is zoned LMR 
(Low-Medium Density Residential) whilst the rest is zoned FD (Future Development). The intention is 
for those parts that are currently zoned FD to be rezoned to LMR) prior to titles issuing for the 
proposed lots.

The purpose of zone LMR is to provide a range of low rise housing options that contribute to the 
streetscape and residential amenity in locations supported by community services and facilities, and 
where full reticulated services are available. 

The current application is not seeking approval for the use of the land but will result in parcels that will 
facilitate the development of the desired housing options where reticulated services are available and 
there are community services available.

Zone Outcomes

The LMR zone is looking for lots that are connected to the reticulated services, integrated with existing 
transport networks, and with reasonable access to open space and community services.

The lots being proposed by the current application will be connected to reticulated services and the 
subdivision will involve the development of new portions of public road that will connect to an 
integrated road network.

The new lots will be able to utilise the existing open space areas (parks, bicycle and walkways, 
heritage areas) and given Bayview’s proximity to the CBD and other service commercial areas, the 
new residents will have access to existing community facilities. 

Overlays

The Overlays in the NTPS identify areas of land that have specific development requirements.

The Record of Administrative Interests advises the following Overlays apply to Lots 5988 and 7433:

CR  Coastal Reclamation

The purpose of this Overlay is to ensure that landfill of coastal areas does not adversely affect 
adjacent land or waters, or the quality of adjacent waters, and is suited to its intended purpose.

The Administration section of this overlay advises that the placement of fill below the level of the 
highest astronomical tide requires consent. The filling works will be part of the works associated with 
the development of this subdivision and geotechnical consultants Douglas Partners (DP), have 
previously been engaged to provide an assessment of the proposed site filling and seawalls.

It should be noted that Area B does not require earthworks as this area has been filled and surcharged 
as part of a previous stage of Bayview that was competed in 200.

The DP report (attached) advises that the proposed construction for Areas A and C will be as follows:

Area A: Clear and reshape the sloping ground, then construct a building platform at a final level at
about RL5.5m AHD by filling over the prepared site surface. Surcharge the lot for a period of up to 5
months with about 2 m of filling to reduce post construction settlements, then remove the surcharge
and construct a seawall to RL6.5 m AHD.

Area C: Remove and stockpile the rock armour from the current seawall, reshape the sloping fill batter,
then construct a building platform at a final level at about RL RL5.5 m AHD by filling over the prepared
site surface. Surcharge the lot for a period of up to 8 months with about 2 m of filling to reduce post
construction settlements, then remove the surcharge and construct a seawall to RL6.5 m AHD.  



Also from the DP report:

Geotechnical Issues for Design and Construction

Based on the previous earthworks carried out for construction of similar filling platforms suitable for
residential construction in Stages 3 to 10 of the Bayview subdivision, there are four main geotechnical
issues to be addressed. These include the following:
a. stability of the filling and surcharge during placement over soft marine sediments;
b. differential settlement between previously placed filling and new filling which may lead to the
formation of tension cracks at the interface between the “old” and “new” filling;
c. settlement of the filling platform; and
d. stability of the seawall after surcharge is removed and rock armour is placed.

Each of these four issues will be specifically addressed by incorporating the following geotechnical
design features and construction strategies into the site filling procedures, and by monitoring the
settlement of fill platforms by precise survey.

Issue a: The current site surfaces will be cleared and benched before an engineered filling platform
comprising a woven geotextile layer, a rockfill working platform, engineered filling and surcharge is
placed over the mud surface. The earthworks profile proposed for site filling and surcharge is shown
on attached Drawing 5. A similar profile has been successfully used for construction of previous
stages of Bayview including the adjacent Stage 10 earthworks.

Issue b: The new filling will be carefully placed in a controlled manner, and will be keyed into the
current filling, to minimise the risk of longitudinal cracking and to ensure stability of the filling platform
at all stages. Any tension cracks that form at the interface between “old” and “new” filling will be
reinstated before surcharge is removed. Tension cracks that have formed due to differential
settlement at Bayview and the nearby Tiger Brennan Drive embankments have been successfully
reinstated with minimal detrimental effect to the filling platform using this approach.
Page 4 of 6
Geotechnical Assessment of Proposed Site Filling & Seawalls Project 77861.01
Stage 11 - Lots A and C, Bayview, NT May 2012

Issue c: Surcharge will be placed over the engineered filling to heights predetermined by engineering
calculations. Examples of surcharge profiles and estimated surcharge times for areas including part of
Lot A and all of Lot C are shown on attached Drawings 6 and 7. Settlement of the filling platform
under surcharge loads will be monitored by periodic survey and the surcharge will not be removed
until approximately 90% of primary consolidation under filling load has been achieved. Settlement
monitoring of previous stages of Bayview for periods of up to 5 years after removal of surcharge
indicates that post construction settlements of monuments located on filled areas have generally been
limited to 20 mm or less.

Issue d: The seawall section proposed for Lots A and C is shown on attached Drawing 8. This
section differs from previous seawall sections at Bayview because shallower average mud depths
along the lease boundary on this eastern side allow for a steeper, stable armour rock wall to be
constructed on a rockfill base. The seawall construction comprises removing and displacing soft
mangrove mud and replacing this soft soil with a rockfill base. The top of the rockfill base will be at or
slightly below natural surface level and the rockfill base will be founded on the underlying stiff marine
clay. This rockfill base will be placed before the working platform and site filling so that trenching
required to remove mud does not cause any instability in the filling.
After the surcharge is removed to the design site level of about RL5.5 m AHD, the compacted outer fill
batter will be trimmed to a slope of 5H:4V and a 1 m high precast concrete retaining wall will be
constructed at the crest of the batter as shown on Drawing 8. A non-woven geotextile will be laid on
the batter and secured under the wall, then armour rock (which was previously removed and
stockpiled before filling Lots A and C) will be placed on the batter and over the base of the retaining
wall.



Suitability for Residential Construction
The attached Drawing 4 shows the locations of the proposed Stage 11 - Lots A and C which confirms
that the information on mud depths and surcharge calculations contained in previous DP geotechnical
reports will adequately cover the proposed Stage 11 lot areas. In addition, the information on
Drawings 6 and 7 indicate that previous calculations of surcharge heights and surcharge times could
be revised to adequately address the proposed construction schedule of the Stage 11 lots.
The proposed composite wall profile with a rockfill base will be stable, will enable development of the
lots for their intended purposes, and with a crest level of RL6.5 m AHD will mitigate risk and damage
as a result of any storm surge event.
If the proposed seawall section shown on Drawing 5 is adopted for construction, some additional geo-
environmental sampling, testing and reporting will be required to assess the potential for acid sulphate
soils (PASS) and to address the issues of handling and disposal of PASS. The management of ASS
has been addressed for previous stages of Bayview and the management plans would apply to this
additional construction.

          

Typical section through filling and surcharge



Typical section through final seawall

The future use of the subject area (post surcharging) is yet to be determined however the suitability of 
the site for the future use will be considered as part of a future DA.

The DP report advises that existing material comprises mostly silty gravelly cobbles and boulders. The 
cobbles and boulders have been described as medium to high strength and as being well compacted.

The DP report and the Cardno plans advise that outer batter slopes of 1V:2.5H should be maintained 
in order to ensure against slope instability and associated impact on adjacent waters.

Other measures to minimise impact on the adjacent areas include silt fences and rock sediment traps.

The DP report outlines the surcharge procedures and advises that if all the requirements are followed, 
then any impact on acid sulphate soils within the marine environment should be avoided.

CNC             Clearing of Native Vegetation

From the DP report:

Lot A (Area A) comprises grassed and vegetated vacant land which is partially filled over intertidal mud 
flats.
The lot is bounded by a filled area to the north, by residential allotments located on a filling platform to
the south and west, and by a narrow corridor of cleared mangroves, then mangrove forest to the east.
Lot A site surface currently slopes down to the east from about RL5.5 mAHD on the crest of the filling
platform to about RL2 to 2.6 m along the eastern lease boundary.

Lot C comprises unvegetated vacant land located in a re-entrant corner of the Bayview rock armoured
seawall, as well as low-lying intertidal mud flats. The lot is bounded by residential allotments located
on a filling platform to the north, west and south and by a narrow corridor of cleared mangroves, then
mangrove forest to the east. Lot C surface is currently level at about RL5.5 m along the western boundary 
and slopes down across the rock wall to about RL1.8 to 2.4 m over intertidal mudflats along
the eastern lease boundary.



There are no mature mangroves within the lease boundary at either of the sites (Areas A and C), and all 
vegetation on the earth and rockfill slopes is regrowth since the slopes were
constructed.

DHD Darwin Harbour Dredging

The proposed subdivision does not involve any harbour dredging.

LSSS Land Subject to Storm Surge

The purpose of this overlay is to identify areas with a known risk of inundation from primary or 
secondary storm surges and ensure that development in these areas demonstrates adequate 
measures to minimise the associated the risk to people, damage to property and costs to the general 
community caused by storm surge.

The earthworks and construction measures outlined in the DP report will render the land suitable for 
the proposed use and minimise the risk to people and damage to property.



Existing zones



A view along part of the existing seawall on the eastern side of Bayview



Clause 6.2.1 deals with lot size and configuration for subdivision in zone LMR.

The purpose of the Clause is ensure that subdivision of land for urban residential purposes creates lots 
of a size, configuration and orientation suitable for residential development at a density envisaged by 
the zone.

Clause 6.2.1 lists the following Requirements for the subdivision of land in zone LMR:

Land is to be subdivided in accordance with Table A to this clause

The prescribed minimum lot size for lots zoned LMR is 300m2 and all of the proposed lots have areas in 
excess of the prescribed minimum.

Lots are to conform with the building envelope requirements in Table B to this clause.

The building envelope requirements are listed in the following Table:

Plans 22/8093/31 to 33 indicate that all of the proposed lots can accommodate the required building 
envelopes.



Lots have sufficient area and appropriate dimensions to provide for the proposed density of developments 
including dwellings, vehicle access, parking and ancillary buildings.  

The lots have been designed to ensure that they can all accommodate the dwelings, access, parking and 
any ancillary buildings expected for a parcel zoned LMR.

There are no battle-axe lots. 

No battle-axe parcels are being proposed by the current application.

Lots are oriented to allow dwellings to take advantage of environmental conditions such as prevailing 
breezes and sunlight.

The design of future dwellings on the prosed lots will be able to take environmental conditions into account.

Lots are connected to reticulated services. 

Byrne Consultants has been engaged to consider service reticulation and the servicing of each of the 
proposed lots.

Servicing reports have been prepared and these form part of the current Development Application. 

Servicing details are provided in following sections of this Statement of Effect but each of the proposed 
Lots will have water, power, sewer and communications connections.

Where there are lots for medium and higher density residential development, those lots are: 

(a) distributed in small groups serviced by public transport; 

(b) in close proximity to public open space and with adequate access to community facilities and services; 
and

(c) not located in a cul-de-sac

It is intended that the proposed Lots will be zoned LMR and the purpose of the zone is to provide for a 
range of low-rise housing options.

All of the lots within Areas A and B will be for single dwellings as the areas of the proposed lots are 
less than 600m2. 

Similarly, proposed Lots 2,3 and 5 within Area C will be for single dwellings whilst proposed Lot 1 could 
potentially be developed for Dwelling-Group (2) and Lot 4 could be developed for 3 or more dwellings.

The proposed Lots can all utilise the existing public transport that (buses) that service Bayview as well
as the range of open space options within the precinct.

Areas A and C are to be developed as cul-de-sacs however the lots are only for low and medium 
future uses and the proposed roads are not long cul-de-sacs.  

6.2.2 Lots Less Than 600m2 for Dwellings-Single  
 
Purpose 
Ensure the subdivision of land to lots of less than 600m2 will allow residential development that minimises 
impact on amenity and the functionality of the street infrastructure. 

Administration 
1.          The consent authority must not consent to a subdivision that is not in accordance with sub-clauses 

3 and 4. 
2.           An application must provide plans to demonstrate the requirements of sub-clause 4.

Requirements 
3.          Lots subject to this clause shall not have a boundary to any public road less than specified in the 

table to this clause.
 
All of the proposed lots have frontages that exceed the minimums listed in the table to Clause 6.2.2.



 
 4.          The site layout of lots subject to this clause is able to comply with the purpose of this clause and 

the development requirements for vehicle parking (5.2.4), building setbacks (5.4.3 and 5.4.3.3) and 
private open space (5.4.6). 

As required by Clause 5.2.4, every Lot can accommodate 2 on-site parking spaces and every lot has 
sufficient area to ensure that the required area of private open space can be accommodated in the 
development of a future dwelling (refer to plans 22/8093/31, 32 and 33).

Plans 22/8093/34, 35 and 36 indicate drive and on-street parking options. Whilst a few of the lots do not 
have the required 6.5m for on-street parking directly in front of the lots (due to the curved kerblines, the 
streets do allow for on-street parking in close proximity to the subject lots. This on-street parking option will 
not be inconvenient for the lot owners and will not unduly reduce the operation or amenity of the street. 
 

 

Clause 6.2.3 deals with site characteristics for subdivision in Zones LR

The purpose of this Clause is to ensure that the subdivision of land provides lots suitable for urban 
residential purposes that respond appropriately to the physical characteristics of the land and does not 
detrimentally impact on surrounding land.

Administration 

1. The consent authority may consent to a subdivision that is not in accordance with sub-clauses 2-6, 
only if it is satisfied the subdivision design is consistent with the purpose of this clause. 

Requirements 

2. Avoid the development of land of excessive slope, unstable or otherwise unsuitable soils (e.g. 
seasonally waterlogged) and natural drainage lines. 

The entire Bayview Marian development has involved earthworks and site treatment to ensure that the 
land is suitable for the purpose for which is was leased – residential subdivisional purposes. 

The design and implementation of these earthworks has been carried out in conjunction with relevant 
Government agencies over many years and similarly, all design and construction works for the 
proposed areas will be undertaken by engineering and environmental consultants in consultation with 
Government agencies.  

 
3. Ensure, by site selection or site grading, that areas intended for lots less than 600m² do not slope 

in excess of 2%, such that the need for on-site stormwater structures, retaining walls and the like is 
minimised. 

All site design will ensure that the grades of those lots with areas less than 600m2 are bot greater than 
2 %.



4. Retain and protect significant natural and cultural features. 

O’Ferrals Rock has previously been identified as a significant cultural feature and wit will not be 
impacted by the current proposal.

5. Avoid development of land affected by a 1% AEP flood or storm surge event. 

As with previous stages of the Bayview development, the subject land will be developed to ensure that 
the resulting housing lots are free of the 1% AEP storm surge event.

6. Retain and protect natural drainage lines and any distinctive landform features or stands of natural 
vegetation and incorporate them into public open space.

Previous assessments of the entire Bayview lease areas has identified the distinctive landforms 
(eg:O’Ferrals Rock) and these have been excluded form development and set aside as public open 
space.

Clause 6.2.4 deals with infrastructure and community facilities for subdivision in Zones LMR

The purpose of this Clause is to ensure that subdivision of land for residential purposes is 
appropriately integrated with infrastructure, community services and facilities.

Bayview Marina Estate is a centrally located residential precinct that is a short distance from 
commercial and community facilities located in Darwin CBD, Stuart Park, Parap and Winnellie.

Each of the areas proposed for development by the current application will have direct access onto an 
established public road network. This network services the Bayview development and then connects to 
Tiger Brennan Drive that in turn leads to the rest of Darwin and beyond.

There is a Government public bus service that services Bayview and the residents of the proposed lots 
will be able to utilise this service.

Bayview incorporates a variety of public open space including parks, walking paths and heritage areas 
and all of the lots being proposed by the current application are less that 400m walking distance from a 
neighbourhood park.

As previously mentioned, Byrne Consultants has been engaged to consider service reticulation and this 
application includes the Byrne servicing reports.

The Reports contain all the necessary detail but following are extracts in relation to the various services, 
including comments from Power and Water Corporation (PWC):

Water and Sewer

PWC comments:

Lot A 

For water – A new DN150 water main is to connect from the existing DN150 main at the end 
of Latrobe Street, be looped in the cul-de-sac and connect back into the existing DN100 in 
Perth Street. It is recommended that the water network is designed to direct flow through 
the cul-de-sac and reduce risk to water quality 
For sewer – connect into existing sewer reticulation main in Latrobe Street via new DN150 
sewer reticulation main. 

 

Lot B 

For water – Install 2 x service connections on the existing DN150 water main in O’Ferrals 
Road 
For sewer – construct new sewer service connections for both lots and connect into existing 
vacuum pit BA/P1 

 



Lot C

For water – A new DN150 water main is to connect from the existing DN150 main in 
O’Ferrals Road, looped in the cul-de-sac and connect back into the existing DN150 in 
O’Ferrals Road. It is recommended that the water network is designed to direct flow through 
the cul-de-sac and reduce risk to water quality
For sewer – Construct new sewer reticulation main to service the subdivision and connect into 
existing DN125 vacuum sewer line via a new vacuum pit built as per PWC standard drawing 
W2-2-10A

Power

All high and low voltage electrical reticulation will be designed and constructed in accordance with PWC 
specifications.

Similarly, streetlight design will be in accordance with City of Darwin (COD) requirements.

Concept electrical plans prepared by electrical consultant AGA Consulting Engineers:



Concept streetlighting plans prepared by AGA Consulting Engineers:





Part of the extensive public walkway network through Bayview



Stormwater 

The stormwater drainage design prepared by Byrne has been designed in accordance with COD standards 
and the Northern Territory Subdivision Development Guidelines.  

Internal Stormwater Strategy:

The intent of the internal development stormwater strategy is to direct all stormwater flows from the
proposed lots toward the road reserve where it will be collected via kerb and channel along the roadway
and captured via stormwater inlet pits into the proposed stormwater pipe network. The sites shall 
discharge stormwater into the existing mangrove creek in accordance with the current
stormwater management philosophy for the development.

Area A

The proposed lawful point of discharge for the development of Lot A is into the mangroves and creek area
east of Latrobe Street. An existing 525mm diameter RCP which discharges to the area shall be extended
and upsized to account for the additional development catchment area of Lot A.

Area B

All stormwater from Lot B is collected by the existing stormwater network (pit and pipes) on O’Ferrals Road
which is directed via the trunk underground drainage network to a drainage easement through Lot 7502
before discharging into the adjacent mangroves area. No upgrades to the existing drainage system are
proposed to service Lot B.

Area C

The proposed lawful point of discharge for the development of Lot C shall be via the existing underground
stormwater network and 1200mm diameter RCP outlet which discharges to the mangroves area through
Lot PT8169. The existing 1200mm RCP discharge pipe shall be extended and upsized to account for the 
additional development catchment area of Lot C.

External Stormwater Strategy:

It is anticipated that the proposed internal stormwater strategy design will cause no worsening effects of
existing upstream conditions due to the proposed stormwater network being sized sufficiently to convey
the upstream inflows. No worsening of the downstream flows is expected due to discharge into the existing
tidal mangrove creek.

Traffic Assessment 

Byrne has carried out a traffic impact assessment with the full results contained in the attached servicing 
the report.

Following are the conclusions extracted from the report:

• Intersection 1 (Stoddard Dr / Tiger Brennan Dr / Woolner Rd) exhibited minor changes in the 
intersection performance due to the development traffic generation (no notable change). The 
intersection performance with respect to degree of saturation, average delay and queue length 
lowered during the 2027 and 2032 scenarios due to the applied background growth factors on Tiger 
Brennan Drive and Woolner Road, not the development traffic. It is beyond the scope of this TIA to 
suggest any upgrades to this intersection and impact by the proposed development is minimal. 
 
• Intersection 2 (Stoddard Dr / Tiger Brennan Dr) exhibited a LoS of B and DoS <=0.6 during the 2032 
growth scenario (AM / PM) due to growth rates applied to Tiger Brennan Drive. This intersection 
performs satisfactorily with the proposed development traffic. 
 
• Intersection 3 (Stoddard Dr / Fanning Dr) and Intersection 4 (Stoddard Dr / Bayview Blvd) exhibited 
a LoS of A and a DoS <=0.2 for all growth scenarios performing satisfactorily with the proposed 
development traffic. 



46(3)(b) – Compliance with an Interim Development Control Order

The Applicant is not aware of any Interim Development Control Orders applying to the subject land.

46(3)(c) – Referral to the NT EPA

The developer appreciates that prior to the commencement of any site works, detail earthworks plan will 
be required and these will be prepared by Douglas Partners in conjunction with Byrne Consultants and an 
environmental consultant. 

These plans will detail all the various stages of the works including any initial site clearing, materials to be 
used, surcharge program and monitoring, final surface preparation and the associated erosion and 
sediment control measures.

All design plans and the ESCP (to be prepared by a certified Professional in Erosion and Sediment Control 
– CPESC) will be presented for assessment and approval prior to the commencement of any works.



46(3)(d) – Merits of the proposed development

The Bayview Marina development is a master planned development that has provided a variety of housing 
options for the Darwin market over many years and also comprised an Estate Development, unit title 
component that comprised the lots fronting the marina and the associated marina berths.

The land currently being proposed for development is part of the balance of Crown lease issued by the NT 
Government. The purpose of these Crown leases is for residential subdivisional purposes and the 
subdivisions now being proposed are consistent with the purpose of the leases that the Government has 
issued.

The proposed subdivisions will be the final subdivisions form the Crown leases and will complete the 
Bayview Marina development.

The design and construction of the proposed, new allotments will benefit the NT economy and will provide 
prime housing options that are sure to be well sought after in the market.

The range of lots sizes being proposed will provide an opportunity for people with varying financial 
capabilities to secure an allotment and develop a home in close proximity to the Darwin CBD.   

46(3)(e) – The physical characteristics of the land

As previously addressed in this report and the associated attachments, the physical characteristics of 
the land have bene assessed by engineering consultants and siteworks will render the subject areas 
suitable for the intended use.

46(3)(f) – Public facilities or open space

The housing lots being proposed by the current application will be able to utilise the existing public facilities 
and open space within Bayview and the adjoining areas.

An existing neighbourhood park in close proximity to the areas
being proposed for development



46(3)(g) – Public utilities and infrastructure

Significant design and consultation work has already been undertaken to ensure that the proposed lots can 
be serviced with power, water, sewer and telecommunication.

All lots will have direct access onto a public road network and stormwater management has been 
considered to ensure that the lots will all have appropriate drainage measures in place.

46(3)(h) – Potential impact on the existing and future amenity of the area

As with any staged development, each progressive stage of the Bayview Marina development has had 
some impact on the preceding stages.

The current application deals with the final stage of the development of the existing Crown leases and the 
lots now being proposed are for residential uses which is consistent with the existing uses in the existing, 
adjacent stages.

Given that the uses are consistent, the impact on the amenity of the area will be minimal.   

46(3)(j) – Benefit or detriment to the public interest

The proposal will have significant economic benefit in not only the design and construction of the 
subdivisions, but also the ongoing benefits to a wide range of design and trades people during the 
construction of new dwellings on the lots.

Apart from the clear economic benefits, the creation of new housing options will benefit the wider 
community by providing the opportunity for more people to reside in this unique residential precinct.

46(3)(k) – Compliance with the Building Act

There are no buildings on the subject areas.  





Attachment 2 Site inspection notes
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Doc ID: 227185

Area:  A Site coordinates:  130.8603276, -12.4349492 Landform:  Estuarine fringes

Site description Area A is located on the seaward side of existing residential properties (corner of Latrobe St 
and Perth St).  The western side is characterised by weeds and dumped waste transitioning to 
mixed mangrove spp. on the eastern side.

Vegetation
community
description

Low Closed Forest of a mixed Mangrove species community.  Coffee Bush (Leucaena 
leucocephala) common; Isolated instances of White Paperbark (Melaleuca leucadendra). 
Moderate leaf litter (40 %).

Dominant native species: Avicennia marina subsp. eucalyptifolia, Bruguiera parviflora,
Ceriops sp., Black Wattle (Acacia auriculiformis)

Disturbance Weeds:

Mission Grass (Cenchrus pedicellatus),
Gamba Grass (Andropogon gayanus),
Sensitive Plant (Mimosa pudica), 
Coffee Bush (Leucaena leucocephala).  

Dumped waste:

Various building materials throughout Area A, e.g. 
concrete slabs, rusting large metal pipes; glass 
bottles and plastic waste

Soil Type and Colour Light grey-brown muddy soils, red surface gravels, and rocks.

Additional site 
information

Site investigation discovered water discharging to a narrow drainage channel at (130.86047, 
-12.43482) – pictured top RHS. Review of the stormwater drainage network maps indicates this 
is likely to be stormwater discharge.

(L) Dumped waste and 
Gamba Grass, and

(R) Extensive patch of 
multiple weed species 
along the northern and 
western boundary of 
Area A.
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Doc ID: 227185

Area:  B Site coordinates:  130.86079590, -12.43635557 Landform:  Estuarine fringes

Site description Vacant lots; sited between two residential properties (corner of Fanning Dr & O’Ferrals Rd). 
Area B does not encroach into mangrove vegetation.

Vegetation
community
description

Isolated Black Wattle (Acacia auriculiformis); vegetation primarily consists of weeds over native 
grasses.

Disturbance Weeds:

Coffee Bush (Leucaena 
leucocephala) over Annual 
Mission Grass (Cenchrus 
pedicellatus) – pictured. 

Dumped waste:

Scattered paper and plastic waste.

Soil Type and Colour Orange/Ochre – sandy

Additional site 
information

Tyre tracks indicate Area B is used for off-street parking; a small boat was parked at the time of 
investigation.
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Area:  C Site coordinates:  130.8602932, -12.4388138 Landform:  Estuarine fringes

Site description Western side of Area C is characterised by weed invasion and dumped waste.  The midsection 
features a downslope rock wall transitioning into mangrove recruits (occurring beyond 
mangrove mapping extent) then mature individuals along the eastern side.  Area C experiences 
tidal inundation.

Vegetation
community
description

Low Closed Forest of mixed Mangrove species ranging from 0.5 – 5 m in height.  Mangroves 
occur along the eastern side of Area C including juvenile recruits within a revegetation section.

Dominant native species: Rhizophora stylosa, Avicennia marina subsp. eucalyptifolia,
Lumnitzera racemosa; Isolated Black Wattle (Acacia auriculiformis).

Disturbance Weeds:
Annual Mission Grass (Cenchrus 
pedicellatus), Coffee Bush (Leucaena 
leucocephala).

Dumped waste: 
Scattered general and large hard rubbish items 
e.g., lawnmower, washing machine, underwear, 
revegetation meshing

Soil Type and Colour Red gravel and surface pebbles (western side).
Intertidal hydrosols: Surface rocks and light-brown clay soils (eastern side)

Additional site 
information

Crabs and cone shells throughout mangrove area (eastern side). Chestnut-breasted mannikin 
(6 individuals) present amongst shrubs.

(L) Mangrove spp. 
revegetation adjacent 
to Low Closed 
Mangrove Forest, and

(R) Rock wall fringing 
Low Closed Mangrove 
Forest
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(L) Dumped waste: 
Lawnmower amongst 
Mission Grass weed, 
and

(R) Mangrove crab 
burrows in mangrove 
sediment



Attachment 3 Commitments made to avoid and mitigate impacts
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30 October 2024

Our ref.: EZ23063

Kevin Dodd
Senior Surveyor
Earl James & Associates
kdodd@eja.com.au 

Re: PA2023/0327 – Proposed development of Lots 5988 & 7433, Bayview 

Dear Kevin,

In response to comments made by the Department of Environment, Parks and Water Security (DEPWS), 
Environment Division on development application PA2023/0327 through correspondence dated 3 September 
2024, EcOz have reviewed the pre-referral screening assumptions in relation to biting midges and potential 
acid sulfate soils.

Biting midges

The pre-referral screening identified the risk of biting insects based on the proximity of the proposed 
development to mangroves. The screening also noted that the proposed development is directly adjacent to 
an existing residential area, and the development area is already zoned for future suburb expansion. Whilst 
the biting insect risk is still present, the proposed development does not change the risk profile of the area with 
regards to biting insects impacting on human health. EcOz have also reviewed the comments made by the 
Department of Health, Medical Entomology Unit on the development application (dated 5 April 2024) which 
recommended the following conditions be placed on the development permit:

• a Caution Notice should be lodged with the parent parcel noting the inherent biting midge problem 
and that the owner/occupier is responsible for managing biting midge problems that occur on their 
land.

• appropriate mosquito breeding prevention and control measures be implemented during the 
construction phase (i.e. preventing the creation of standing or pooling water bodies where mosquitos 
may breed).

Potential acid sulfate soils

The risk of exposure or disturbance of potential acid sulfate soils (PASS) posed by the proposed development, 
is a factor for consideration during the construction phase of the project. Land reclamation and the construction 
of seawalls is required over approximately 2 ha of mangroves within the proposed development area. 
Reclamation works involve the placement of fill over the unsuitable material, which may not require any 
excavation or exposure of PASS. The potential exposure footprint is considerably smaller than the original 
proposal referred to the NT EPA (‘Bayview – The Boulevard’ project), which the correspondence from the 
Environment Division refers to in relation to PASS risk. Therefore, while the risk is still present it cannot be 
considered in the same way as the original proposed because of the difference in scale. 

The proponent has committed to undertaking additional geotechnical testing to assess the potential for, and 
address the issue of, handling and treating PASS. This geotechnical work is also required to inform the 
reclamation design. 

mailto:kdodd@eja.com.au
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It is recommended that the development permit also includes a condition to prepare an Acid Sulfate Soil 
Management Plan (ASSMP) which details the expected volumes to be generated, handling and treatment 
procedures, testing requirements and monitoring. The ASSMP should be prepared in accordance with the 
National Acid Sulfate Soils Guidance (Commonwealth Gov, 2018) and the Queensland or Western Australian 
guidance materials for acid sulfate soils, as appropriate. It is also noted that the Rangelands division of DEPWS 
commented on the development application and provided the same advice and recommended permit note. 

The adoption and implementation of the guidance materials cited above are considered effective and 
appropriate in managing the acid sulfate soil risk during construction. The pre-referral screening also noted 
that there was no evidence that previous developments in Bayview resulted in any significant impacts to the 
surrounding receptors, suggesting that mitigations have been proven effective in the past. 

Based on the information reviewed and the above summaries, EcOz are of the opinion that the environmental 
risks posed by the proposed development can be managed appropriately through the conditions of the 
development application administered under the NT Planning Act 1999. The outcomes of the pre-referral 
screening have not changed, and the project activities are not considered to have a potential for significant 
impact on the environment. 

Yours sincerely,

Emma Lewis
Team Leader – Impact Assessment & Approvals 
EcOz Environmental Consultants
Emma.lewis@ecoz.com.au 

mailto:Emma.lewis@ecoz.com.au
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Joshua Allbeury

From: Daniel Herlihy on behalf of Das NTG
Sent: Monday, 18 March 2024 11:03 AM
To: Monica Pham; Joshua Allbeury
Subject: FW: Bayview subdivision ref#PA2023/0327

Hi guys, 
 
Please see submission for PA2023/0327. 
 
Cheers, 
 
Daniel Herlihy 
Planning and Development Officer 
Development Assessment Services 
Department of Infrastructure, Planning and Logistics 
 
Level 1, Energy House, 18-20 Cavenagh Street, Darwin GPO Box 1680, Darwin, NT 0800 
 
t.     08 8999 6084 
My working hours are 7:30am to 3:21pm. For any urgent matters please contact Development Assessment Services 
on 8999 6046.  
www.nt.gov.au  
 
Please consider the environment before printing this e-mail. 
The information in this e-mail is intended solely for the addressee named. It may contain legally privileged or 
confidential information that is subject to copyright. Use or transmittal of the information in this email other than 
for authorised NT Government business purposes may constitute misconduct under the NT Public Sector Code of 
Conduct and could potentially be an offence under the NT Criminal Code. If you are not the intended recipient you 
must not use, disclose copy or distribute this communication. If you have received this message in error, please 
delete the e-mail and notify the sender. No representation is made that this e-mail is free of viruses. Virus scanning 
is recommended and is the responsibility of the recipient. 
 
-----Original Message----- 
From: Brandon van Antwerpen <vanantwerpenbc@gmail.com> 
Sent: Saturday, 16 March 2024 6:48 PM 
To: Das NTG <Das.NTG@nt.gov.au> 
Subject: Bayview subdivision ref#PA2023/0327 
 
CAUTION: This email originated from outside of the organisation. Do not click links or open attachments unless you 
recognise the sender and know the content is safe. 
 
Hi team, 
 
I Brandon van Antwerpen of unit 2/1 O’ferrals road Bayview oppose the proposed subdivision mentioned in the 
subject line. 
 
Thank you 
Brandon van Antwerpen 
0436029768 
 
 
Sent from my iPhone 
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          19’ O Ferrals Road 
          Bayview 
          NT 0820 
          31 March 2024 
 

Dear Planning Authority 

Re: PA2023/0327 – Sub division, Proposal to create 19 lots. Town of Darwin, Bayview.  

We have read the proposal documents and we write to strongly object to the proposal to create 
additional lots, as outlined in Area C, proposed for development.  

We own Lot 7508, which is adjoining the proposed creation of five new low to medium density 
lots and a new access road including a cul-de-sac.  

We are aware of the zoning for future development; however, believe the proposal should not 
be approved of the basis of: 

 Road construction. The Northern Territory Government paid for the construction costs for 
the entrance to Bayview (across from Benison Road) in 2016 which has not been developed 
for use. We question has the developer repaid the Northern Territory Government for this 
cost to tax payers? This should be a clear requirement for the developer prior to approving 
any development application, which will result in a commercial financial gain for the 
developer.  

 Use of existing infrastructure. The development will result in 1000s of heavy vehicles 
utilising the existing road infrastructure. The developer should be requested to build the 
construction road to be used which would continue the road from the entrance across from 
Benison Road. The use of existing infrastructure will have severe impacts to Bayview 
residents including: 

o the roads are currently used for residential purposes, this includes being a school 
bus route, with children walking to the bus stops in the morning and evening. The 
volume of heavy vehicles and construction vehicles required to build the Lots will 
create safety risks to Bayview residents.  

o road damage to City of Darwin Council road infrastructure. The roads are not 
designed to withstand an enormous increase in heavy vehicle transport carrying 
materials. This will result in road damage which may result in damage to resident’s 
vehicles while driving on roads which are in disrepair. Repairs carried out by the 
City of Darwin Council will result in the costs being borne by rate payers.  

 Security. As is well evidenced, crime rates across the Greater Darwin Region have 
increased, Bayview has not been immune to this. Currently the back perimeter of our home 
is surrounded by mangroves. Currently a determined criminal could walk along the back 
perimeter (entry point five lots away) and scale the fence to our property; however, this 
would require significant effort. The proposal for Area C, would result in our back fence 
boundary adjoining directly onto the cul-de-sac turning point and walkway to a new Lot 
(Lot 1, Area C). This would create a very accessible access point for criminals to enter our 
property.  

 Financial impact. We have invested significantly in purchasing land for our home and 
building our home. The proposed development will negatively impact the market value of 
our home based on the creation of smaller lot sizes (under 600sqm) creating an entry for 
lower cost homes. As well as having additional homes surrounding our Lot which will impact 
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the market value of our home. Refer to the next below point for an additional negative 
financial impact regarding fencing.  

 Loss of privacy. Currently the back perimeter of our home is surrounded by mangroves 
providing environmentally friendly natural privacy. The proposal for Area C would expose 
our property to walking and road traffic, and new dwellings. We have young children and 
want to protect our privacy. Our back fence perimeter is fully tiled with a pool adjacent to 
the boundary, there is no opportunity for us to plant trees/shrubs to provide screening. 
Our fence is four years old and we do not have financial capacity to replace the existing 
fence with full screening.  

 Loss of vegetation. Residents of O’Ferrals Road can enjoy being surrounding by mangroves 
at the back perimeter of their property. This proposal for Area C would result in a large loss 
of vegetation, and be replaced by urban sprawl creating heat stress. This proposal does not 
support the Northern Territory Government Climate Change Response: Towards 2050 
which aims to improve our urban design through liveability and 
sustainability. The proposal does also not align with the City of Darwin’s Greening Darwin 
Strategy, which aims to create and maintain a cool, clean and green city.  

 Loss of privacy from proposed windows and yards of new dwellings. 
 Lights. New street lights and dwellings lights would impact the liveability of our home. 
 Visual impact through a large, bulky and close building/s. The current outlook from our 

property is visually appealing with mangroves surrounding the back perimeter. The 
proposal for Area C, would impact visually as the mangroves would be replaced by 
residential dwellings, road, roundabout/cul-de-sac and a new rock wall. 

 Nosie pollution. O’Ferrals Road tries to enjoy being a quiet suburban location. The addition 
of low to medium residential dwellings will increase noise surrounding our property. 

 Hooning. Increased low to medium density dwelling will increase the traffic in Bayview. 
There are already challenges with speeding throughout the suburbs. The proposal creates 
a cul-de-sac which can lead to hooning. 

 Parking. Acknowledging the developer has attempted to address parking concerns within 
the proposal, there are already multiple areas along O’Ferrals Road where parking is 
insufficient to meet demand. This results in cars parking along the verge, causing road 
hazards due to blocking line of sight. It also impacts the growth of the verge grass and 
impacts resident’s ability to walk along the footpaths as crossing points are often blocked 
off with parked vehicles. The proposal will increase the need for parking. Any new Lot 
development in Bayview should be permitted for single dwellings only. 

 Area C adjacent to single dwellings. Proposed Lots 1,2 and 3 are adjacent to existing single 
dwelling homes. It is not advantageous for single dwelling homes to be adjacent to multiple 
dwelling homes. 

To summarise, this proposed development would impact the financial, health and wellbeing 
of myself and my family, and surrounding neighbours.  

We recommend you do not approve the proposal as included in Area C. 

Kind regards 

 

Michelle Leonard     Shane Lally 
0437 689 398      0447 914 427 



 Rosario S Finocchiaro 
 PO Box 38262 
29 March 2024 Winnellie NT 0821 

The Chair 
Development Consent Authority 
GPO Box 1680 
Darwin NT 0801 

Attention: Ms Suzanne Philip 

Dear Ms Philip, 

RE: Development Application PA2023/0327 – Bayview Expansion 

I write generally in support of the application but I wish to express the following requests. 

Construction Access 

I reside with my family at Latrobe Street in Bayview, which would be connected to the “Area A” in 
the proposed development. 

The residents of Latrobe Street who have been in residence for the past 20 years, as I have, would 
know that when there is a development in the Darwin CB involving excavation, contractors make 
attempts, often illegally, to dump excavated spoil on the Crown Land at the end of Latrobe Street, 
which was to be part of the ill-fated expansion of Bayview towards Charles Darwin National Park. 

On one such occasion that the trucks succeeded in getting through, it resulted in our street 
constantly thundering with trucks for weeks, and they left copious quantities of their soil cargo on 
the street. The soil spoil became, at times, a muddy quagmire that the residents would be forced to 
drive through, bringing dirt and filth up our driveways, into our garages and into our homes. Our 
roofs were also turned into a dusty shade of red. 

I, and other residents, successfully prevented another contractor from putting us through the same 
ordeal just a few years ago. 

I request that a condition be placed on any development permit that earthmoving plant and general 
construction access must be via the disused branch of the intersection at the Benison Road and Tiger 
Brennan Drive intersection rather than via Latrobe Street or Perth Street or the streets of Bayview 
generally. This was intended to be the entrance to the ill-fated expansion of Bayview. This can 
readily be activated and it provides ready access to “Area A” and “Area C” beyond for earthmoving 
plant and general construction access. 

Planning for the future 

I disagree with “Area B” being developed. It is an obvious street-in-waiting. I had suggested the 
following in a submission for the ill-fated expansion of Bayview. 

“Area B” must be used as the access via a new road for resident of east Bayview to a right-turn-in 
and right-turn-out to and from Tiger Brennan Drive via the disused branch at the intersection at 
Benison Road and Tiger Brennan Drive. I had proposed this instead of the same access being 
provided via the much narrower Latrobe Street that was proposed in the earlier development at the 
time. It would not have been appropriate for Latrobe Street to be used for such access. It is a quiet 
residential street with a park and children’s playground. 



Allowing “Area B” to be developed would preclude for decades any possible improved access to 
Tiger Brennan Drive for residents of east Bayview, who now have to travel all the way to the 
Woolner Road intersection via the narrowed parts of Stoddart Drive to be able to travel outbound 
on Tiger Brennan Drive. 

Access to Tiger Brennan Drive via Stoddart Drive is imperilled by the narrow part at the hill that is 
divided by a near-solid thick white line, shared with other traffic, on street parking, wayward 
exercising pedestrians, Lycra clad cyclists groups, school children, and buses. It is an accident waiting 
to happen, and I have indeed witnessed accidents over the years. 

The disused branch of the Benison Road and Tiger Brennan Drive intersection should be activated in 
the near future. It could still be used when, in say 20 years, Bagot Road is connected to Tiger 
Brennan Drive via Snell Street and overpasses, when Tiger Brennan Drive becomes a true freeway. 

I commend to you my above stated requests. 

Yours sincerely, 

 

 

Rosario S Finocchiaro 

Att. Map 
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        2nd April 2024 
   15 O’Ferrals Road, Bayview  

NT 0820 
 
 
 
 
To whom it may concern, 
 
 

Re:  Reference No. PA2023/0327 
 Proposal of 19 lot Subdivision Bayview NT  

 
 
I Christina Nicolakis of 15 O’Ferrals Road, Bayview NT 0820 object to the application 
reference PA2023/0327 from Dover Investments Pty Ltd. I oppose the subdivision proposal 
to create subdivided lots at the back of the houses on Perth Street and O’ferrals Rd Bayview, 
on the following grounds. 
 

1. Part of the proposed area to be developed is mangroves which require removal. The 
significance of mangroves has an outstanding contribution to the prevention of 
climate change and any removal of mangroves significantly impacts the marine 
environment.  
 

2. There is currently as identified in the 2015 Environmental report done for the 
previous proposal at least 26 vulnerable, 19 endangered and 1 critically endangered 
marine, mammal and fauna species living in Darwin’s harbour which includes 
Bayview. There should be no further development of Darwin’s harbour. 

 
3. All mangroves, including mature mangroves within the lease boundary at either of 

the sites will be detrimentally affected. Bayview has been constructed for nearly 
twenty years. The mangroves have been there since before Bayview. Therefore, the 
mangroves are mature and capable of flowering. The mangroves flower at three to 
four years of age. Regardless, whether they are young or old, there should not be 
any more removal of the mangroves in the Darwin Harbour.  

 
4. I am also disputing the proposal as the subdivision will involve harbour dredging. It is 

clear in the proposal drawings and supported by the google earth images that the 
development will extend well into the native mangroves. The risks to nature, people, 
community and property have been minimised in the proposal, however are in fact 
significant and need to be researched thoroughly. There should be no risk to anyone 
or anything, minimising the risk is not acceptable. 
 

 
 

 



 
 
 
 

5. Most of Bayview’s LMR lots with multi-dwellings are located in cul-de-sacs which 
have made these areas of Bayview heavily congested making emergency access very 
difficult due to heavy street car parking with existing multi-dwellings not having 
sufficient on-site carparks. Adding more dwellings as per the proposal further 
enhances this difficulty and becomes a hazard. 

 

The proposal has not taken into any consideration into how this development may 
effect privacy, property value and way of life for existing Bayview residents. It claims 
it will benefit the economy but does not consider the effect on existing property 
owners with ocean views being blocked, elevated houses peering into backyards and 
pools, increased traffic (with not all existing vacant lots developed as of yet) and 
years of construction once the development begins. Loss of tenants for investment 
properties and lower sale prices during years of construction and upon completion 
must be considered as well. 
 
I urge the Development Consent Authority (DCA) to reject this proposal and to 
remove any more stages of future development from the Bayview area and Darwin’s 
harbour. The community has been very vocal and active in opposing further 
development of Bayview and Darwin’s harbour in the past with great success which 
should send a strong message that it should not be destroyed any further. 
 
 
Regards, 
 
Christina Nicolakis 
Christina.darkadakis@gmail.com  
0423417101 
 
 



        2nd April 2024 
   15 O’Ferrals Road, Bayview  

NT 0820 
 
 
 
 
To whom it may concern, 
 
 

Re:  Reference No. PA2023/0327 
 Proposal of 19 lot Subdivision Bayview NT  

 
 
I Ilias Nicolakis of 15 O’Ferrals Road, Bayview NT 0820 object to the application reference 
PA2023/0327 from Dover Investments Pty Ltd. I oppose the subdivision proposal to create 
subdivided lots at the back of the houses on Perth Street and O’ferrals Rd Bayview, on the 
following grounds. 
 

1. Part of the proposed area to be developed is mangroves which require removal. The 
significance of mangroves has an outstanding contribution to the prevention of 
climate change and any removal of mangroves significantly impacts the marine 
environment.  
 

2. There is currently as identified in the 2015 Environmental report done for the 
previous proposal at least 26 vulnerable, 19 endangered and 1 critically endangered 
marine, mammal and fauna species living in Darwin’s harbour which includes 
Bayview. There should be no further development of Darwin’s harbour. 

 
3. All mangroves, including mature mangroves within the lease boundary at either of 

the sites will be detrimentally affected. Bayview has been constructed for nearly 
twenty years. The mangroves have been there since before Bayview. Therefore, the 
mangroves are mature and capable of flowering. The mangroves flower at three to 
four years of age. Regardless, whether they are young or old, there should not be 
any more removal of the mangroves in the Darwin Harbour.  

 
4. I am also disputing the proposal as the subdivision will involve harbour dredging. It is 

clear in the proposal drawings and supported by the google earth images that the 
development will extend well into the native mangroves. The risks to nature, people, 
community and property have been minimised in the proposal, however are in fact 
significant and need to be researched thoroughly. There should be no risk to anyone 
or anything, minimising the risk is not acceptable. 
 

 
 

 



 
 
 
 

5. Most of Bayview’s LMR lots with multi-dwellings are located in cul-de-sacs which 
have made these areas of Bayview heavily congested making emergency access very 
difficult due to heavy street car parking with existing multi-dwellings not having 
sufficient on-site carparks. Adding more dwellings as per the proposal further 
enhances this difficulty and becomes a hazard. 

 

The proposal has not taken into any consideration into how this development may 
effect privacy, property value and way of life for existing Bayview residents. It claims 
it will benefit the economy but does not consider the effect on existing property 
owners with ocean views being blocked, elevated houses peering into backyards and 
pools, increased traffic (with not all existing vacant lots developed as of yet) and 
years of construction once the development begins. Loss of tenants for investment 
properties and lower sale prices during years of construction and upon completion 
must be considered as well. 
 
I urge the Development Consent Authority (DCA) to reject this proposal and to 
remove any more stages of future development from the Bayview area and Darwin’s 
harbour. The community has been very vocal and active in opposing further 
development of Bayview and Darwin’s harbour in the past with great success which 
should send a strong message that it should not be destroyed any further. 
 
 
Regards, 
 
Ilias Nicolakis 
Ilias.nicolakis@yahoo.com  
0403476871 
 
 



        2nd April 2024 
   55 Ellengowan Drive, Brinkin  

NT 0810 
 
 
 
 
To whom it may concern, 
 
 

Re:  Reference No. PA2023/0327 
 Proposal of 19 lot Subdivision Bayview NT  

 
 
I Ranjit Darkadakis of 55 Ellengowan Drive, Brinkin NT 0810 object to the application 
reference PA2023/0327 from Dover Investments Pty Ltd. I oppose the subdivision proposal 
to create subdivided lots at the back of the houses on Perth Street and O’ferrals Rd Bayview, 
on the following grounds. 
 

1. Part of the proposed area to be developed is mangroves which require removal. The 
significance of mangroves has an outstanding contribution to the prevention of 
climate change and any removal of mangroves significantly impacts the marine 
environment.  
 

2. There is currently as identified in the 2015 Environmental report done for the 
previous proposal at least 26 vulnerable, 19 endangered and 1 critically endangered 
marine, mammal and fauna species living in Darwin’s harbour which includes 
Bayview. There should be no further development of Darwin’s harbour. 

 
3. All mangroves, including mature mangroves within the lease boundary at either of 

the sites will be detrimentally affected. Bayview has been constructed for nearly 
twenty years. The mangroves have been there since before Bayview. Therefore, the 
mangroves are mature and capable of flowering. The mangroves flower at three to 
four years of age. Regardless, whether they are young or old, there should not be 
any more removal of the mangroves in the Darwin Harbour.  

 
4. I am also disputing the proposal as the subdivision will involve harbour dredging. It is 

clear in the proposal drawings and supported by the google earth images that the 
development will extend well into the native mangroves. The risks to nature, people, 
community and property have been minimised in the proposal, however are in fact 
significant and need to be researched thoroughly. There should be no risk to anyone 
or anything, minimising the risk is not acceptable. 
 

 
 

 



 
 
 
 

5. Most of Bayview’s LMR lots with multi-dwellings are located in cul-de-sacs which 
have made these areas of Bayview heavily congested making emergency access very 
difficult due to heavy street car parking with existing multi-dwellings not having 
sufficient on-site carparks. Adding more dwellings as per the proposal further 
enhances this difficulty and becomes a hazard. 

 

The proposal has not taken into any consideration into how this development may 
effect privacy, property value and way of life for existing Bayview residents. It claims 
it will benefit the economy but does not consider the effect on existing property 
owners with ocean views being blocked, elevated houses peering into backyards and 
pools, increased traffic (with not all existing vacant lots developed as of yet) and 
years of construction once the development begins. Loss of tenants for investment 
properties and lower sale prices during years of construction and upon completion 
must be considered as well. 
 
I urge the Development Consent Authority (DCA) to reject this proposal and to 
remove any more stages of future development from the Bayview area and Darwin’s 
harbour. The community has been very vocal and active in opposing further 
development of Bayview and Darwin’s harbour in the past with great success which 
should send a strong message that it should not be destroyed any further. 
 
 
Regards, 
 
Ranjit Darkadakis 
mclighting@bigpond.com   
0407892751 
 
 

mailto:mclighting@bigpond.com




From: Virginia Close
To: Das NTG
Subject: PA2023/0327 - Objection
Date: Thursday, 4 April 2024 12:17:29 AM

CAUTION: This email originated from outside of the organisation. Do not click links
or open attachments unless you recognise the sender and know the content is safe.

Dear sir/madam 
Re: Reference No. PA2023/0327
Proposal 19 Lot Subdivision Bayview NT 

Virginia Close, as a co-owner of 4 Perth Street, Bayview, NT 0820, objects to application reference
PA2023/0327 on behalf of Earl James and Associates. I oppose the subdivision proposal to create nineteen
subdivided lots at the back of the houses on Perth Street, Bayview, on the following grounds. 

1. The proposed area to be developed is mangroves which require removal. 
2. The significance of mangroves has an outstanding contribution to the prevention of climate change, and

any removal of mangroves significantly impacts the marine environment. 
3. The Darwin Harbour mangroves have vital roles locally and globally. It reduces climate change.

According to the Report Number 25/2003D, Mangroves in Darwin Harbour. Edited and produced by
Geraldine Lee, Published by Department of Infrastructure, Planning and Environment (DIPE), Website:
http://www.ipe.nt.gov.au/ ‘The mangrove communities in Darwin Harbour are significant natural
resource both locally and globally. The mangroves in the harbour are amongst the most diverse in
Australia. Approximately 50 species are regarded as ‘mangroves’ worldwide, 36 of these occur naturally
in Darwin Harbour. ‘

4. Many species in my backyard, including blue-helmeted honey eaters, other mangrove- dwelling birds,
green frogs, golden tree snakes, bandicoots, native rats, and mice, frequently come. The development
will take away the habitat of these native species. 

5. The development will adversely impact the ecology of the nearby mangroves. 
6. The development will involve the loss of habitat of local fauna and flora. 
7. Although Bayview had been constructed more than twenty-years ago, the mangroves are always there,

mature and capable of flowering. The mangroves flower at three to four years of their age. And
regardless, whether they are young or old, there should not have anymore removal of mangroves in the
Darwin Harbour. 

8. The developer is not only removing the mangroves but also the mangrove muds. 
9. The mangrove mud which is home to many species will lose their habitat. The ecology between the

mangroves and the mangrove mud will stop completely. 
10. The removal of mangroves will also give a foul smell in the neighbouring areas. The foul smell is a

form of pollution and will gravely affect the health of human beings.  
11. The removal of mangroves will severely affect the environment if there are calamities like cyclones and

tsunamis. The mangroves control soil erosion.
12. Aside from the development, there is no need for a new seawall in Bayview. 
13. The application does not refer to public access along the new seawall. And I suspect it is slope and will

be dangerous. 
14. Cul-de-sac is utterly dangerous in a place like Bayview, there is no possible way in getting out if there is

fire. 
15. Building a new seawall will have an adverse impact on the land in the neighbouring areas and beaches,

increasing the danger of soil erosion. 
16. Is there any new management regarding the Darwin Harbour? And where is it? 
17. It is hard to imagine the traffic jam that will impact the tiny subdivision like Bayview which is at present

bad enough. 
18. Any new infrastructure such as new roads, electricity and sewage will require new management. Is there

any taking place? 

Respectfully Yours, 

Virginia Close 

mailto:close.virginia@yahoo.com
mailto:Das.NTG@nt.gov.au
http://www.ipe.nt.gov.au/


close.virginia@yahoo.com 
+61411348095 

mailto:close.virginia@yahoo.com


From: Margaret Clinch
To: Das NTG
Cc: Nicholas Kirlew
Subject: PA2023/0327 Lot 5988 and Lot 07433 /Concurrent Application/57 Bayview Boulevard Bayview.
Date: Thursday, 4 April 2024 11:08:29 PM

CAUTION: This email originated from outside of the organisation. Do not click links
or open attachments unless you recognise the sender and know the content is safe.

4.4.2024

The Manager, 
Development Assessment Services,
Submission on the above Development Proposal 

Dear Sir/Madam,

The above application has been documented by Earl James and Associates for Dover
Investments.
Dover Investments developed the residential Bayview Marine Estate on crown lease land
along Sadgrove Creek,
and its mangroves, about twenty-five years ago.

A  similar previous application was made in 2023.  It was withdrawn before it went to the
DCA (Development Consent Authority).
The applicant seemed realise there was   a shortage of land to complete the development as
it was being proposed.

Nevertheless, that earlier application caused a strong reaction on existing home owners in
the area. 
At that time objected strongly to the proposal, because their large investment, and settled
homes would be devalued.
They felt the  proposal would not match their homes them in character and quality. 

Views, access and living situations would be affected, and  neighbourhoods newly
crowded.
This side of the estate joins with the mangroves stretching across to Charles Darwin
National Park.

Although there is an unpaved walking path here along the edge of top which should have
been paved
as it was on the side looking over to the CBD, there is  already a secure armoured wall.
One would expect that
the estate at this edge was  completely finished. 

This is where the proposed extra development is proposed to take place.

Here the applicant  wants to use up a few pieces of  land on this eastern corner of the
estate, to which would be added
rezoned  FD Land (Land zoned Future Development)  to make of a total of  nineteen lots to
develop.



The Bayview Estate was a development  with strict guidelines, with a covenant for
building, including heights. 
Two early guidelines are from 1993(CLT1251) and 2004 (CLT2155).

The FD (Land Zoned for future development) has a special meaning, ie. this land should
not be used for development now
because it is not suitable). In this case, the FD is intended to be mangrove land, and not
residential land- that is land to be zoned for
residential and infrastructure purposes.  The Survey business Earl James and Associates
would be  fully aware of this.

The applicant refers to the appropriate Area PLan as the DISAP (Darwin Inner Suburbs
Area Plan). In the two relevant  
relevant maps provided for Bayview, the map does not indicate any expected change by
FD zoning. 

In addition, on page 5 of the DISAP it states: 

'The Rezoning of Land

The Area Plan Indicates that the use of land on specific sites may change in the future. 
A number of sites may require rezoning before the land use and development potential 
envisaged by this Area Plan can be realised. However, this Area Plan

. does not automatically rezone land

. does not remove the need to apply to the Minister responsible 
  for administering the Planning Act to rezone land.’

THIS MEANS THAT IT CANNOT BE FAST TRACKED AND  REZONED WITHOUT
THE PUBLIC’S KNOWLEDGE.

In any case, dealing with mangroves is a situation quite different from dealing with various
types of residential zoning.

Dealing with mangroves is a matter of the natural environment. It appears the applicant has
not addressed this in the application.

This application requires a certified report by an authorised, qualified ENVIRONMENT
PROFESSIONAL to analyse the impact
of this application, including by  any FD rezoning,  movement of the existing armoured
wall, or any restructuring of the physical edge
on the residential zones..

We cannot support this proposal that in this situation, if any FD land be rezoned to make
for these developments possible, in any circumstances.

The proposed  access roads each  proposed new residential lots are very close to the edge
of where the armoured wall,and the drop would be.

It looks dangerous for use by delivery vans,  rubbish trucks, boat trailers, and caravans,
and for use at night, in blinding  tropical rain, and 
vehicles parked or passing.



We are  concerned about the work constructing these lots, and the provision  of the linking
extended functional infrastructure to each  new  lot as done
retrospectively.  A desk top exercise is not be the same.

Some of the drawings and maps drawings  presented as serious documentation in this
application are marked,  ’NOT TO SCALE’.

We are convinced that this application, if  approved, would not be  the answer to the
current housing problem.
The costings of such a development would be very high.

Please note that this is a planning application submission, and please promptly
acknowledge it as such.

Regards,

M A CLINCH
PLan: the Planning Action Network, Inc
Margaret.Clinch@bigpond.com
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PA 2023 0327 
Lot 07433 Town of Darwin 

 
BAYVIEW 

Lot 05988 Town of Darwin 
57 BAYVIEW BVD 

BAYVIEW 
 

Rezone from Zone FD (Future Development) to Zone LR (Low Density Residential) and Zone LMR (Low-
Medium Density Residential) 

 

Thank you for the opportunity to provide feedback for consideration regarding the proposed Bayview 
Development. 

We have reviewed the proposal and specifically Attachment K Traffic Impact, Assessment (the Report) 
regarding the traffic flows and usage. The Report focusses on traffic impact on Tiger Brennan Drive, Stoddart 
Road and Fanning Drive. The scope of the report excludes the suburban traffic flow and road configurations of 
O’Ferrals Road which will be impacted by the proposed rezoning and developments. 

Our concerns relate to the traffic issues resulting from increased vehicle traffic in O’Ferrals Road and the 
increased utilisation of a narrow road with limited parking and traffic congestion. The high utilisation of 
O’Ferrals Road is of significant concern. 

1. O’Ferrals Road 
 

Currently, O’Ferrals Road coming from Fanning Drive is a wide road which narrows approaching from the sharp 
bend from approximately Lot No 40 -50 O’Ferrals Road. On review of the plans the road width is approximately 
thirteen metres wide as it comes towards the bend, and then narrows to approximately eight metres on the 
bend in this section before broadening again before the cul de sac at the lock.  This area has a history of traffic 
congestion, safety concerns for vehicles and extremely poor parking provision. There was discussion with the 
Darwin City Council historically and a yellow non parking line was put in place on one side of the road. This still 
enables limited on street parking for nearby residences.  If the non-parking area extended to both sides of the 
road, this would require parking a considerable distance from our residences and is not deemed acceptable by 
owners.  

The additional residential traffic flowing with low medium density blocks will put further pressure on this narrow 
and unsafe section of the road. Whilst the speed of vehicles has reduced now the area is more built up, there 
remains regular near misses of children, bicycles and vehicles converging on this blind corner and narrow 
section of the bend.  

 

It is unclear why this road configuration was supported in its current form given the safety concerns, let alone 
additional traffic that will increase risk and safety of families.  

 
 

2.  Stage 2 Alternative Entry/Exit into Bayview 

The increased low medium density development will increase the residential population as well as 
approximately three vehicles per household into Bayview. 
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The developers will argue that this road was designed to service Stage 2,  but it was always going to give good 
access alternatives to Stage 1 as well and the Developers should be compelled to install the road now to 
complete the overall development of the Suburb of Bayview, given that they have more than likely been 
compensated for the Government veto of Stage 2.  
 

The costly infrastructure of traffic lights and the major intersection works are all in place and the lengths of 
additional road required are not excessive. Obviously if this road access is not installed to Tiger Brennan, the 
traffic on Perth, Fanning and O'Ferrals will increase significantly. 
 
There is significant pedestrian, bicycle, dog walking traffic existing. Additional road vehicle traffic will make this 
environment more unsafe and not support the amenity in Bayview that has attracted and retained long term 
Darwin residents in a lovely suburb. 
 
We request that for this proposal to proceed, that the Development Consent Authority should make it subject 
to the final construction of the third and always planned entry/exit road into Bayview.  

In addition, reconfiguration of parking on O’Ferrals Road, with sealing of the verge where people are currently 
required to park would assist. 

We are hopeful that the development and traffic flows can be made safe and in keeping with the wonderful and 
quiet residential lifestyle we enjoy in Bayview. 

 

Yours sincerely      

  

Tim Baldwin 

Allison Grierson 

Liza and Phillip Ryder – confirmation via email (can be provided) 

Unit 2 / 46 O’Ferrals Road, Bayview 

David and Leanne Pears – confirmation via email (can be provided) 

Unit 1/46 O’Ferrals Road, Bayview 

5 April 2024 



To Whom It May Concern:

I am writing to express my opposition to the proposed development at Lot 05988 in Bayview, PA2023/0327.

As sea levels in Darwin are already rising, the site of the proposal is utterly unsuitable for housing. Within the
next thirty years, the area, along with many other regions of low-lying mangrove habitat in Darwin Harbour 
will be inundated regularly. In no more than fifty years, any houses built now in this area will be abandoned.

The proposed development areas, particularly Area A and Area C, are far better left vegetated. That way, 
they can act as a buffer to the existing residential neighbourhood against high tides, as well as providing 
erosion control and a buffer against the biting insects that are common in Bayview.

Thank you for taking my objections into account.

Yours Sincerely,

James Richardson
18 Omeo St, Brinkin
0492865346
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TECHNICAL ASSESSMENT OF PROPOSED DEVELOPMENT AGAINST RELEVANT 
PROVISIONS OF THE NORTHERN TERRITORY PLANNING SCHEME 2020 

Application No: PA2023/0327 

Lot number: Lot 7433 and Part Lot 5988 (57) Bayview Boulevard, Bayview 

Town/Hundred:              Town of Darwin 

Zone:  LR (Low Density Residential) and LMR (Low-Medium Density Residential) 

Site Area:  Lot 7433 is 54,300m2/ 5.34ha and Lot 5988 is 42,900m2/4.29ha 

Proposal: Subdivision to create 18 lots 

Plans used for 
assessment: 

Amended drawings prepared by Earl James & Associates dated 11/07/2024. 

Date assessment 
finalised: 

25 November 2024 

 
The concurrent application is for a: 

• Proposed Planning Scheme Amendment: Rezone from Zone FD (Future Development) to Zone LR 
(Low Density Residential) and Zone LMR (Low-Medium Density Residential) and  

• Proposed Development: Subdivision to create 18 lots. 
 
The subdivision component is assessed by Development Assessment Services (DAS) under the proposed 
zoning, therefore the proposal is assessed against the subdivision requirements that apply to Zone LR (Low 
Density Residential) and Zone LMR (Low-Medium Density Residential). 
 
The proposed development requires consent under the Northern Territory Planning Scheme 2020 as 
described in the below table:  
 
Zone LR (Low Density Residential) and LMR (Low-Medium Density Residential) 

Use Assessment 
Category 

Overlays Part 6 Subdivision Requirements 

Subdivision  Impact 
Assessable 

3.2 CNV - Clearing of Native 
Vegetation 

3.4 CR - Coastal Reclamation 

3.7 LSSS - Land Subject to Storm 
Surge 

3.9 DHD - Darwin Harbour 
Dredging 

6.2.1 (Lot Size and Configuration for Subdivision in 
Zones LR, LMR, MR and HR) 

6.2.2 (Lots Less Than 600m2 for Dwellings-Single) 

6.2.3 (Site Characteristics for Subdivision in Zones 
LR, LMR, MR and HR)  

6.2.4 (Infrastructure and Community Facilities for 
Subdivision in Zones LR, LMR, MR and HR) 

 
Clause 1.8(1)(c)(ii) 
(c) Impact Assessable – use and development that requires the exercise of discretion by the consent 

authority to determine if it is appropriate given the location of the site and the potential impacts on 
surrounding uses, and if it accords with the Strategic Framework. 

Use and development of land requires consent and is Impact Assessable when any of the following apply: 
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ii. it is for the subdivision of land other than that included at Clause 1.8(1)(b)(iii) 
 
Clause 1.10 Exercise of Discretion by the Consent Authority 
4. In considering an application for a use or development identified as Impact Assessable the consent 

authority must take into account all of the following:  
1. any relevant requirements, including the purpose of the requirements, as set out in Parts 5 or 6;  
2. any Overlays and associated requirements in Part 3 that apply to the land;  
3. the guidance provided by the relevant zone purpose and outcomes in Part 4, or Schedule 4.1 

Specific Use Zones; and  
4. any component of the Strategic Framework relevant to the land as set out in Part 2. 

 

This is a technical assessment of the proposal against the requirements of the Northern Territory Planning Scheme 
2020 (NTPS2020) and is no indication of whether or not approval will be given by the consent authority.  

 
 

 

2. Strategic Framework 

The following is relevant to the subject site. 
 
Darwin Regional Land Use Plan (DRLUP) 2015 
 
The purpose of the Darwin Regional Land Use Plan 2015 (DRLUP) is to identify the essential characteristics 
and needs that will shape future development in the region and establish an overarching framework for that 
development. 

The location of the proposed development is in an area identified for Urban/Peri-Urban land use. These 
areas will accommodate a full range of land uses such as a variety of housing types, retail and commercial, 
community facilities and services, sport, recreation and urban open space, and natural and conservation 
areas. 

The proposal aligns with the key Residential objectives of the DRLUP by providing residential lots that 
integrate new and existing residential development to maintain character and create a cohesive society that 
meets the diverse needs and aspirations of all sectors of the community. 

The high level mapping in the DRLUP does not recognise the nuances in established areas between those 
smaller sites that have been built upon and those that remain undeveloped. A discussion regarding 
application of clause 6.2.1 is provided later in the section of this report with the Part 6 – Subdivision 
Requirements. 

Darwin Inner Suburbs Area Plan 2016 
 
The Darwin Inner Suburbs Area Plan 2016 (DISAP) provides a framework to guide progressive growth and 
development within the Inner Suburbs of Darwin building on the broad regional strategic planning policies 
established by the Darwin Regional Land Use Plan 2015. 
 
The Land Use Plan identifies the subject land as future development. Land to the west of the subject land is 
shown in the DISAP as a mixture of low density and low-medium residential, which forms part of the existing 
Bayview Marina Estate. 
 
Lots 5988 and 7433, Town of Darwin, are Crown lease parcels that have been progressively developed as 
the Bayview Marina Estate. The developers were initially granted a Crown lease over Lot 5988, Town Darwin 
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(CLT 1251) in 1993. Then in 2004, a Crown lease (CLT 2155) was granted over an additional land area (Lot 
7433) to enable the subdivision to be expanded. The current application proposes to create 18 lots as below:  
 
Area A – Comprises of a strip of land that is part of Lot 5988 and a portion of Lot 7433. The subdivision 
proposes to create 12 lots in this area having lots sizes ranging from 454m2 to 715m2 and will be in zone LR. 
This area also includes the creation of a 15m wide public road and access to Lot 7433 adjacent to Lot 10. 
 
Area B – Comprises of a strip of land that is part of Lot 5988 and a portion of Lot 7433. The subdivision 
proposes to create 2 lots in this area measuring 399m2 and 392m2 and is zoned LMR.  
 
Area C - Comprises of the middle section of Lot 7433 and a small portion of Lot 5988. The subdivision 
proposes to create 4 lots and a 15m wide public road and access to Lot 7433 adjacent to Lot 1. The 2 lots 
to the north will be in zone LR and include lot sizes of 1429m2 and 670m2. The two lots to the south will be 
in Zone LMR and include lot sizes of 1812m2 and 597m2. 
 
The balance of Lot 7433 will form the remnant Crown Lease Term (CLT) parcel.   
 
The subdivision includes lots that can be used for the purpose of dwelling-single, dwelling-group and 
dwelling multiple. The Area Plan identifies the site residential and future development, and a discussion 
relating to provisions of the intended zoning, zone LR and LMR is provided below.   
 
NOTED 
 

 
3.4 CR - Coastal Reclamation 
 
Purpose  
Ensure that landfill of coastal areas does not adversely affect adjacent land or waters, or the quality of adjacent 
waters, and is suited to its intended purpose.  

Administration  
1. The placement of fill material below the level of the highest astronomical tide requires consent.  

2. This overlay does not apply to unzoned land.  

3. The consent authority in considering an application for coastal landfill must have regard to the advice of the 
agency responsible for natural resources and the environment.  

Requirements  
4. An application for the placement of fill material is to demonstrate how the fill material will:  

(a) suit the future use of the reclaimed land;  

(b) minimise the impact of fill works on adjoining land and waters;  

(c) provide appropriate edge treatment of the fill in order to prevent future erosion and siltation of adjacent 
waters; and  

(d) prevent the formation of acid sulphate leachates.  
 
DAS’s Assessment  
 
The site is within the level of the highest astronomical tide (see Image 1 below). The application proposes 
site preparation earthworks and a sea wall to ensure the site (areas A and C) is suitable for residential 
development.  
 
The proposed construction for Areas A and C will be as follows: 
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Area A: Clear and reshape the sloping ground, then construct a building platform at a final level at about RL5.5m 
AHD by filling over the prepared site surface. Surcharge the lot for a period of up to 5 months with about 2 m of 
filling to reduce post construction settlements, then remove the surcharge and construct a seawall to RL6.5 m 
AHD. 
Area C: Remove and stockpile the rock armour from the current seawall, reshape the sloping fill batter, then 
construct a building platform at a final level at about RL5.5 m AHD by filling over the prepared site surface. 
Surcharge the lot for a period of up to 8 months with about 2 m of filling to reduce post construction settlements, 
then remove the surcharge and construct a seawall to RL6.5 m AHD. 
 
The application notes that Area B does not require earthworks as this area has been filled and surcharged as part 
of a previous stage of Bayview that was competed in 2004. 
 

 
Figure 1: Storm surge mapping (Darwin) 

The application provides the following response to the requirements of sub-clause 3: 
(a) The current site surfaces will be cleared and benched before an engineered filling platform comprising a woven 

geotextile layer, a rockfill working platform, engineered filling and surcharge is placed over the mud surface. 
The earthworks profile proposed for site filling and surcharge is shown on attached Drawing 5. A similar profile 
has been successfully used for construction of previous stages of Bayview including the adjacent Stage 10 
earthworks.  

(b) The new filling will be carefully placed in a controlled manner, and will be keyed into the current filling, to 
minimise the risk of longitudinal cracking and to ensure stability of the filling platform at all stages. Any tension 
cracks that form at the interface between “old” and “new” filling will be reinstated before surcharge is removed. 
Tension cracks that have formed due to differential settlement at Bayview and the nearby Tiger Brennan Drive 
embankments have been successfully reinstated with minimal detrimental effect to the filling platform using 
this approach. Page 4 of 6 Geotechnical Assessment of Proposed Site Filling & Seawalls Project 77861.01 
Stage 11 - Lots A and C, Bayview, NT May 2012  

(c) Surcharge will be placed over the engineered filling to heights predetermined by engineering calculations. 
Examples of surcharge profiles and estimated surcharge times for areas including part of Lot A and all of Lot C 
are shown on attached Drawings 6 and 7. Settlement of the filling platform under surcharge loads will be 
monitored by periodic survey and the surcharge will not be removed until approximately 90% of primary 
consolidation under filling load has been achieved. Settlement monitoring of previous stages of Bayview for 
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periods of up to 5 years after removal of surcharge indicates that post construction settlements of monuments 
located on filled areas have generally been limited to 20 mm or less. 

(d) The seawall section proposed for Lots A and C is shown on attached Drawing 8. This section differs from 
previous seawall sections at Bayview because shallower average mud depths along the lease boundary on this 
eastern side allow for a steeper, stable armour rock wall to be constructed on a rockfill base. The seawall 
construction comprises removing and displacing soft mangrove mud and replacing this soft soil with a rockfill 
base. The top of the rockfill base will be at or slightly below natural surface level and the rockfill base will be 
founded on the underlying stiff marine clay. This rockfill base will be placed before the working platform and 
site filling so that trenching required to remove mud does not cause any instability in the filling. After the 
surcharge is removed to the design site level of about RL5.5 m AHD, the compacted outer fill batter will be 
trimmed to a slope of 5H:4V and a 1 m high precast concrete retaining wall will be constructed at the crest of 
the batter as shown on Drawing 8. A non-woven geotextile will be laid on the batter and secured under the 
wall, then armour rock (which was previously removed and stockpiled before filling Lots A and C) will be placed 
on the batter and over the base of the retaining wall. 

The application was circulated to the Department of Lands, Planning and Environment (previously 
Department of Environment, Parks and Water Security), which request conditions and notes in relation to 
acid sulfate soils and erosion and sediment control. 
 
TO BE CONDITIONED 
 

 
3.7 LSSS - Land Subject to Storm Surge 

Purpose  
Identify areas with a known risk of inundation from primary or secondary storm surges and ensure that 
development in these areas demonstrates adequate measures to minimise the associated the risk to people, 
damage to property and costs to the general community caused by storm surge.  

Administration  
1. This Overlay applies to land subject to the PSSA and/or the SSSA.  

2. This Overlay does not apply to:  

(a) outbuildings and extensions to existing dwellings;  

(b) extensions to existing commercial or industrial buildings;  

(c) a use or development within the SSSA that would otherwise be Permitted, and complies with the 
requirements of Part 5;  

(d) unzoned land; or  

(e) any use or development within a PSSA or SSSA that complies with Clause 5.5.1 (Interchangeable Use and 
Development in Specific Zones) which but for this Overlay, would not require consent.  

3. This overlay does not apply to the use and development of land for dwellings-group or dwellings-multiple when 
the land is subject to Overlay 3.11 RCFR (Rapid Creek Flood Response).  

4. In this Overlay:  

(a) “AEP” means Annual Exceedance Probability, which is the likelihood, in percentage terms, of inundation by 
storm surge;  

(b) “PSSA” means Primary Storm Surge Areas, which are those coastal areas within a 1% AEP of inundation by 
storm surge as defined on mapping produced by the NT Government;  

(c) “SSSA” means Secondary Storm Surge Areas, which are those coastal areas adjacent to the PSSA with a 
0.1% AEP of inundation by storm surge as defined on mapping produced by the NT Government; and  

(d) “storm surge” means the elevation in sea level which accompanies the movement of a cyclone particularly 
near, or over, a coastline, attributed to a cyclone’s intensity and wind stress build-up.  
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5. Land within the PSSA is to be used or developed only with consent.  

6. The consent authority may consent to a use or development within the PSSA that is not in accordance with 
sub-clauses 8-10 only if it is satisfied that the application demonstrates that there is no increased risk to people 
and property, including adjoining property.  

7. The use or development of land within the SSSA should have regard to sub-clauses 9 and 10.  

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

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

9. Development within the SSSA should be confined to those uses permitted in the PSSA as well as industrial and 
commercial land uses.  

10. Residential uses, strategic and community services (such as power generation, defence installations, schools, 
hospitals, public shelters and major transport links) should be avoided in the PSSA and the SSSA.  

Assessment 
The site is located within the primary and secondary storm surge area (PSSA and SSSA). The application 
identifies bulk earthworks that will be undertaken to achieve the proposed road design and site levels for 
lots in preparation for residential development. These works will ensure that the lots are suitable for 
development as they will be elevated to approximately RL 6.5m AHD, above the storm surge level. In 
addition, a seawall is proposed will enable the development of the lots for their intended purposes, and with 
a crest level of RL6.5m AHD, will mitigate risk and damage as a result of any storm surge event. 
 
COMPLIES 
 

 
3.9 DHD - Darwin Harbour Dredging 

 
Purpose  
Ensure dredging within Darwin Harbour does not degrade the environmental value of the harbour waters.  

Administration  
1. The Darwin Harbour Dredging Overlay applies to the seabed within Darwin Harbour, being the waters south 

of a straight line between Charles Point and Gunn Point.  

2. Dredging of the seabed within the Darwin Harbour Dredging Overlay requires consent.  

3. The consent authority in considering an application for dredging must have regard to the advice of the agency 
responsible for natural resources and the environment.  

Requirements  
4. An application for dredging is to demonstrate consideration of the Guidelines for the Environmental 

Assessment of Marine Dredging in the Northern Territory (as amended from time to time) produced by the NT 
Environmental Protection Authority.  

Assessment 
The application does not propose dredging of the Darwin Harbour, therefore this clause does not apply. 
 
NOT APPLICABLE 
 

 

4.2 Zone LR – Low Density Residential 
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Zone Purpose  
Provide predominantly for low rise urban residential development comprising individual houses and uses 
compatible with residential amenity, in locations where full reticulated services are available.  

Zone Outcomes  
1. Dwellings-single and associated dwellings-independent predominantly two storeys or less, on individual lots on 

a range of lot sizes that respond to changing community needs.  

2. Home based businesses and dwellings-community residence are conducted in a manner consistent with 
residential amenity.  

3. Residential care facilities are of a scale and conducted in a way that maintains the residential character and 
amenity of the zone.  

4. Dwellings and outbuildings are set back in a manner sympathetic to neighbours, the streetscape and scale and 
character of surrounding development.  

5. Non-residential activities are limited to community centres that:  
(a) support the needs of the immediate residential community;  

(b) are of a scale and intensity compatible with the residential character and amenity of the area;  

(c) wherever possible, are co-located with other non-residential activities in the locality;  

(d) avoid adverse impacts on the local road network; and  

(e) are managed to minimise unreasonable impacts to the amenity of surrounding residents.  

6. Building design, site layout and landscaping provide a sympathetic interface to the adjoining public spaces and 
between neighbours, provides privacy and attractive outdoor spaces.  

7. An efficient pattern of land use with all lots connected to reticulated services, integrated with existing transport 
networks, and with convenient access to open space and community facilities.  

Assessment 
The subdivision proposal is separated into 3 areas, area A and part of area C is in zone LR (Low Density 
Residential).  

• Area A –The subdivision proposes to create 12 lots in this area having lots sizes ranging from 454m2 
to 715m2.  

• Area C - The subdivision proposes to create 4 lots and a 15m wide public road. The 2 lots to the 
north will be in zone LR and include lot sizes of 1429m2 and 670m2. The remaining 2 lots to the south 
will be in Zone LMR.  

 
Access to area A will extend from Latrobe Street and include the creation of a 15m wide public road which 
will provide access to each of the lots.  Access to area C will extend from O’Ferrals Road and include the 
creation of a 15m wide public road which will provide access to each of the lots. Council access from Area 
A to Area C to Lot 7433 is provided from an access road adjacent to Lot 10A and Lot 1C. City of Darwin 
advises they are satisfied with the new access arrangements to the remaining part Lot 7433, to allow vehicle 
access between area A and area C. 
 
The proposal will add to the residential land supply for low density dwellings (such as dwelling-single, 
dwelling-independent and ancillary structures etc.) in an area identified for a range of low-rise housing 
options in accordance with the purpose of the zone. 
 
The assessment of the lot layout and proposed building envelopes comply with Clauses 6.2.1 (Lot Size and 
Configuration for Subdivision in Zones LR, LMR, MR and HR) and 6.2.2 (Lots Less Than 600m2 for Dwellings-
Single). 
 
The land is located in an area with access to existing transport networks, reticulated services, open space 
and community facilities. 
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COMPLIES 
 

 
4.3 Zone LMR – Low-Medium Density Residential 
 
Zone Purpose  
Provide a range of low rise housing options that contribute to the streetscape and residential amenity in locations 
supported by community services and facilities, and where full reticulated services are available.  

Zone Outcomes  
1. A blend of dwellings-single, associated dwellings-independent, dwellings-group and dwellings-multiple 

predominantly of two storeys or less, on a range of lot sizes that respond to changing community needs.  

2. Home based businesses and dwellings-community residence are conducted in a manner consistent with 
residential amenity.  

3. Residential care facilities are of a scale and conducted in a way that maintains the residential character and 
amenity of the zone.  

4. Non-residential activities are limited to community centres that:  
(a) support the needs of the immediate residential community;  

(b) are of a scale and intensity compatible with the residential character and amenity of the area;  

(c) wherever possible, are co-located with other non-residential activities in the locality;  

(d) avoid adverse impacts on the local road network; and  

(e) are managed to minimise unreasonable impacts to the amenity of surrounding residents.  

5. Building design, site layout and landscaping provide a sympathetic interface to the adjoining public spaces and 
between neighbours, provides privacy and attractive outdoor spaces.  

6. An efficient pattern of land use with all lots connected to reticulated services, integrated with existing transport 
networks, and with reasonable access to open space and community facilities.  

 
Assessment 
The subdivision proposal is separated into 3 areas, area B and part area C is in zone LMR (Low-Medium 
Density Residential).  

• Area B –The subdivision proposes to create 2 lots in this area measuring 399m2 and 392m2. 
• Area C - The subdivision proposes to create 4 lots and a 15m wide public road. The 2 lots to the 

north will be in zone LR and 2 lots to the south will be in Zone LMR and include lot sizes of 1812m2 
and 597m2. 

 
Access to area B is provided from Fanning Drive/O’Ferrals Road and access to area C will extend from 
O’Ferrals Road and include the creation of a 15m wide public road which will provide access to each of the 
lots. City of Darwin advises they are satisfied with the new access arrangements to the remaining part Lot 
7433, to allow vehicle access between area A and area C. 
 
The proposal will add to the residential land supply for low-medium density dwellings (such as dwelling-
single, dwelling-group etc.) in an area identified for a range of low-rise housing options in accordance with 
the purpose of the zone.  
 
The assessment of the lot layout and proposed building envelopes comply with Clauses 6.2.1 (Lot Size and 
Configuration for Subdivision in Zones LR, LMR, MR and HR) and 6.2.2 (Lots Less Than 600m2 for Dwellings-
Single). 
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The land is located in an area with access to existing transport networks, reticulated services, open space 
and community facilities. 
 
COMPLIES 
 

 
6.2.1 Lot Size and Configuration for Subdivision in Zones LR, LMR, MR and HR 

Purpose  
Ensure that subdivision of land for urban residential purposes creates lots of a size, configuration and orientation 
suitable for residential development at a density envisaged by the zone.  

Administration  
1. The consent authority must not consent to a subdivision that reduces a lot size by an area greater than 5% of 

the minimum specified in Table A to this clause:  
(a) in Zone LR; or  

(b) in Zones LR and MR in Alice Springs and adjacent zoned areas.  

2. The consent authority must not consent to a subdivision in Zone LMR that is not in accordance with Table A 
to this clause.  

3. The consent authority may consent to a subdivision in Zone LR, MR or HR that is not in accordance with 
Table A to this clause only if it is satisfied that all lots created are consistent with the purpose of this clause 
and the zone purpose and outcomes.  

4. The consent authority may consent to a subdivision that is not in accordance with sub-clauses 5-12, only if it 
is satisfied the subdivision is consistent with the purpose of this clause and the zone purpose and outcomes.  

Requirements  Assessment 

5. Land is to be subdivided in accordance with Table 
A to this clause.  

LR – The lot sizes proposed through Area A and Part 
Area C are listed below in Figure 2. For LR in 
greenfield areas the proposal results in an average 
lot size of 601.21m2 and complies with the 
minimum lot size requirement of Average of 600m2 
and no smaller than 450m2.  

LMR – The lots sizes proposed through Area B 
(399m2 and 392m2) and Part Area C (1812m2 and 
597m2) comply with the minimum lots size 
requirement of 300m2. 

6. Lots are to conform with the building envelope 
requirements in Table B to this clause.  

The proposal complies with the minimum building 
envelopment requirements as assessed in Figure 3 
table below.  

7. Lots have sufficient area and appropriate 
dimensions to provide for the proposed density of 
developments including dwellings, vehicle access, 
parking and ancillary buildings.  

The assessment of the building envelope plan 
indicates that all lots can comply with the building 
envelope requirements. The lot sizes and 
configuration are suitable for dwellings, vehicle 
access, parking and ancillary buildings. 

8. There are no battle-axe lots.  No battle axe lots are proposed. 

9. Lots are oriented to allow dwellings to take 
advantage of environmental conditions such as 
prevailing breezes and sunlight.  

The lot orientation varies throughout the 
subdivision however the application indicates that a 
range of lot which is suitable to capture prevailing 
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Requirements  Assessment 

breezes. Lots along the western boundary are 
configured to enable exposure to solar heat gain to 
be minimised.   

10. Lots are connected to reticulated services.  The application confirms that all lots will be 
connected to reticulated services. 

11. Potential land use conflicts are minimised by 
taking account of the visual and acoustic privacy 
of residents.  

No land use conflict or privacy impacts are 

expected as a result and the design.  

 

12. Where there are lots for medium and higher 
density residential development, those lots are:  

(a) distributed in small groups serviced by public 
transport;  

(b) in close proximity to public open space and 
with adequate access to community facilities 
and services; and  

(c) not located in a cul-de-sac.  

There are no lots for medium or higher density. 

 
Table A to Clause 6.2.1: Lot Size and Configuration in Residential Subdivisions 

Zone Minimum Lot Size 

LR in greenfield areas identified for compact urban growth 
in the strategic framework  

Average of 600m2 and no smaller than 450m2  

LR other than greenfield areas identified for compact urban 
growth in the strategic framework  

800m2  

LR, MR, HR and lots for residential buildings in Zone T  800m2  

LMR  300m2  

 
Assessment 
Figure 2: Average lot size calculation for Zone LR (Areas A and Part C) 

Lot # Lot Size (m2) 

1A 502 

2A 497 

3A 479 

4A 461 

5A 461 

6A 461 

7A 485 

8A 454 

9A 580 

10A 715 

11A 625 

12A 598 

1C 1429 

2C 670 

Total Area 8417 

Average lot size 601.21 
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Table B to Clause 6.2.1: Lot Size and Configuration in Residential Subdivisions 

Lot Size Minimum Building Envelope Requirement 

300m2 to less than 450m2 7m x 15m (exclusive of any boundary setbacks or service authority easements) 

450m2 to less than 600m2 8m x 15m (exclusive of any boundary setbacks or service authority easements) 

600m2 and greater 17m x 17m (exclusive of any boundary setbacks or service authority easements) 

 
Figure 3: Assessment against sub-clause 6 against building envelopment plans provided. 

Lot # Lot Size (m2) 
Minimum building envelopment required  

(Xm by Xm)* 
Compliance as shown on building 

envelopment plans 

1A 502 8 x 15 Complies 

2A 497 8 x 15 Complies 

3A 479 8 x 15 Complies 

4A 461 8 x 15 Complies 

5A 461 8 x 15 Complies 

6A 461 8 x 15 Complies 

7A 485 8 x 15 Complies 

8A 454 8 x 15 Complies 

9A 580 8 x 15 Complies 

10A 715 17 x 17 Complies 

11A 625 17 x 17 Complies 

12A 598 8 x 15 Complies 

1B 392 7 x 15 Complies 

2B 399 7 x 15 Complies 

1C 1429 17 x 17 Complies 

2C 670 17 x 17 Complies 

3C 1812 17 x 17 Complies 

4C 597 8 x 15 Complies 
*(exclusive of any boundary setbacks or service authority easements) 

 
COMPLIES 
 

6.2.2 Lots Less Than 600m2 for Dwellings-Single 

Purpose  
Ensure the subdivision of land to lots of less than 600m2 will allow residential development that minimises impact 
on amenity and the functionality of the street infrastructure.  

Administration  
1. The consent authority must not consent to a subdivision that is not in accordance with sub-clauses 3 and 4.  

2. An application must provide plans to demonstrate the requirements of sub-clause 4.  
 
Requirements  
3. Lots subject to this clause shall not have a boundary to any public road less than specified in the table to this 

clause.  

4. The site layout of lots subject to this clause is able to comply with the purpose of this clause and the 
development requirements for vehicle parking (5.2.4), building setbacks (5.4.3 and 5.4.3.3) and private open 
space (5.4.6).  
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Table to Clause 6.2.2: Lots Less than 600m2 for Dwellings-Single 

Range of Lot Size  Minimum length of any Boundary to a Public Road 

300m2 to less than 450m2  10m  

450m2 to less than 600m2  13m  

 
Assessment 
Assessment against sub-clause 3 for minimum length of any boundary to a public road. 

Lot # Lot Size (m2) 
Length of boundary to a public road 

Compliance 
Proposed (m) Required (m) 

1A 502 30.3, 4, 4 and 9.1 (47.4 total) 13 Complies 

2A 497 14 13 Complies 

3A 479 13.5 13 Complies 

4A 461 13 13 Complies 

5A 461 13 13 Complies 

6A 461 13 13 Complies 

7A 485 13.7 13 Complies 

8A 454 13.4 and 9.1 (22.4 total)  13 Complies 

9A 580 2.9 and 12 (14.9 total) 13 Complies 

10A 715 12, 5 and 30.4 (47.4 total) 13 Complies 

11A 625 21.3 13 Complies 

12A 598 29.2 13 Complies 

1B 392 14 10 Complies 

2B 399 14 10 Complies 

1C 1429 13 and 49 (62 total) 13 Complies 

2C 670 11.3 and 3.5 (14.8 total) 13 Complies 

3C 1812 Approximately 42 13 Complies 

4C 597 15.8, 6.8 and 38.9 (61.5 total) 13 Complies 

 
As assessed above, the subdivision proposal complies with the minimum boundary to any public road. 
 
Compliance with the requirements of clauses 5.2.4, 5.4.3 and 5.4.6 will require individual assessment 
depending on the design and layout and siting of the proposed dwellings. 
 
COMPLIES 
 

6.2.3 Site Characteristics for Subdivision in Zones LR, LMR, MR and HR 

Purpose  
Ensure that the subdivision of land provides lots suitable for urban residential purposes that respond appropriately 
to the physical characteristics of the land and does not detrimentally impact on surrounding land.  

Administration  
1. The consent authority may consent to a subdivision that is not in accordance with sub-clauses 2-6, only if it is 

satisfied the subdivision design is consistent with the purpose of this clause.  

Requirement Assessment 
2. Avoid the development of land of excessive slope, 

unstable or otherwise unsuitable soils (e.g. 
seasonally waterlogged) and natural drainage 
lines.  

The land has been included in the DISAP and is 
identified for future development, through the 
proposed concurrent application the proposed 
rezoning will facilitate residential development. Lot 
A comprises grassed and vegetated vacant land, 
which is partially filled over intertidal mud flats. The 
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Requirement Assessment 
lot is bounded by a filled area to the north, by 
residential allotments located on a filling platform to 
the south and west, a narrow corridor of cleared 
mangroves, and then a mangrove forest to the east. 
Lot A site surface currently slopes down to the east 
from about RL5.5 m AHD on the crest of the filling 
platform to about RL2 to 2.6 m along the eastern 
lease boundary.  
 
Lot C comprises un-vegetated vacant land located 
in a re-entrant corner of the Bayview rock armoured 
seawall, as well as low-lying intertidal mud flats. The 
lot is bounded by residential allotments located on 
a filling platform to the north, west and south and 
by a narrow corridor of cleared mangroves, then 
mangrove forest to the east. Lot C surface is 
currently level at about RL5.5 m along the western 
boundary and slopes down across the rock wall to 
about RL1.8 to 2.4 m over intertidal mudflats along 
the eastern lease boundary. 
 
Furthermore, the land unit mapping identifies that 
the soils are subject to seasonal inundation.  The 
application proposes a sea wall along the eastern 
boundary and bulk earthworks to ensure the land is 
suitably filled to a height to enable the development 
of the lots for their intended purposes, thereby 
avoiding risk and damage due to any storm surge 
event. 

3. Ensure, by site selection or site grading, that areas 
intended for lots less than 600m² do not slope in 
excess of 2%, such that the need for on-site 
stormwater structures, retaining walls and the like 
is minimised.  

The application proposes bulk earthworks to ensure 
the land is suitably filled to a height to enable 
development of the lots for their intended 
purposes. The applicant has requested a condition 
precedent to demonstrate site grade of less than 2% 
as this will be address in the detailed design. 

4. Retain and protect significant natural and cultural 
features.  

Mangroves exist within parts of Areas A and C, 
which will be removed as part of the filling of the 
land.  
 
The application was referred to the Department of 
Lands, Planning and Environment who advised of 
matters to be addressed by the applicant in relation 
to addressing buffer zones for biting midges and 
disturbance of Potential Acid Sulfate Soils. The 
applicant provided at response to the matters raised 
advising that the matters can be addressed through 
conditions on any development permit issued. 
 
The application was referred to the Aboriginal Areas 
Protection Authority (AAPA). A note advising the 
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Requirement Assessment 
developer to obtain a certificate from the AAPA can 
be recommended on any permit issued for the 
proposed subdivision.  

5. Avoid development of land affected by a 1% AEP 
flood or storm surge event.  

Refer to discussion provided under sub-clause 1 
above.  
 

6. Retain and protect natural drainage lines and any 
distinctive landform features or stands of natural 
vegetation and incorporate them into public open 
space.  

Refer to the discussion provided under sub-clause 4 
above. 

 
COMPLIES 
 

 

6.2.4 Infrastructure and Community Facilities for Subdivision in Zones LR, LMR,  
MR and HR 
 
Purpose  
Ensure that subdivision of land for residential purposes is appropriately integrated with infrastructure, community 
services and facilities.  

Administration  
1. The consent authority may consent to a subdivision that is not in accordance with sub-clauses 2-7, only if it is 

satisfied the subdivision is consistent with the purpose of this clause.  

Requirements  Assessment 
2. Provide a high level of internal accessibility and 

external connections for pedestrian, cycle and 
vehicle movements.  

Area A shall be accessed via a proposed road 
extension of Latrobe Street.  
 
Area B shall be accessed via O’Ferrals Road.  
 
Area C shall be accessed via a proposed road 
extension and a minor intersection off O’Ferrals 
Road.  
 
The assessment notes that the proposed road 
network will restrict the opportunity to link the 
existing Bayview subdivision to the future 
subdivision of Lot 7433 (Zone FD). 

3. Provide links to schools, commercial facilities and 
public transport services.  

There are no links to these facilities other than via 
existing roads.  

4. Provide traffic management to restrain vehicle 
speed, deter through traffic and create safe 
conditions for all road users.  

The road reserve widths proposed in the 
subdivision is 15m. Council access from Area A to 
Area C to Lot 7433 is provided from an access road 
adjacent to Lot 10A and Lot 1C. City of Darwin 
advises they are satisfied with the new access 
arrangements to the remaining part Lot 7433, to 
allow vehicle access between area A and area C. 
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Requirements  Assessment 
5. Incorporate street networks capable of 

accommodating safe and convenient bus routes 
with stops within a 400m radius of a majority of 
dwellings.  

The existing bus shelter located on Fanning Drive is 
300m-400m from Area A and B, and 600m from 
Area C. The majority of dwellings are within 400m 
of existing bus stop. 

6. Provide for connection to reticulated services.  The subdivision is intended to be serviced by 
electricity, water and sewer and the application has 
been circulated to Power and Water Corporation 
for comment. 

7. Provide a minimum of 10% of the subdivision area 
as public open space which:  

(a) ensures the majority of dwellings are within 
400m walking distance of a neighbourhood 
park;  

(b) incorporates recreational open space in larger 
units available for active leisure pursuits;  

(c) is unencumbered by drains and has sufficient 
flat area for informal recreation; and  

(d) is designed to provide a safe environment for 
users by allowing clear views of the open space 
from surrounding dwellings or passing vehicles.  

No public open spaces are proposed as part of this 
proposal. All lots are within 400m of existing public 
open space.  
 

 
COMPLIES 
 
 





To:

Mrs Sally Graetz
Manager Urban Planning 
Department of Infrastructure, Planning & Logistics
GPO Box 1680
DARWIN  NT  0801

Please Quote:  PA2023/0327                            

5 April 2024

Dear Mrs Graetz

Parcel Description: Lots 5988 & 7433 (57 & 0) Bayview Boulevard Bayview

Proposed Development: Rezone from Zone FD (Future Development) to Zone LR 
(Low Density Residential) and Zone LMR (Low-Medium 
Density Residential) and a Subdivision to create 19 Lots

Thank you for the concurrent planning application referred to this office 8 March 2024, 
regarding the above. 

The following issues are raised for consideration by the Development Consent Authority
(Authority):

Proposed Planning Scheme Amendment

City of Darwin notes that the proposed rezoning is in accordance with the Darwin Inner 
Suburbs Area Plan which applies to the subject site, and as such, City of Darwin does not
object to the rezoning.

City of Darwin Vehicle access to Lot 7433

City of Darwin requests that the Authority obtain updated plans demonstrating the provision 
of a heavy vehicle access to Lot 7433, to allow vehicle access between Area A and Area C. 
This vehicle access is essential for the continued maintenance to the remaining section of lot
7433 by City of Darwin.



The plans should clearly illustrate the location, width and how heavy vehicles will access lot 
7433 without any obstructions.

Area B Vehicle Access

City of Darwin requests that the Authority obtains updated plans demonstrating that the 
vehicle access to both the residential lots within Area B comply with City of Darwin standards. 

The proposed driveway design does not meet City of Darwin standards.

Stormwater

Despite the current absence of gross pollutant traps (GPTs) on the stormwater outlets within 
the development, it is noted that the Northern Territory Subdivision Development Guidelines
(NT SDG) July 2023, requires developers to incorporate stormwater quality objectives and 
mitigation measures in their Stormwater Management Plans.

In accordance with the NT SDG and City of Darwin requirements, gross pollutant traps to 
stormwater outlets affected by this subdivision are required to be installed, to the satisfaction 
of the City of Darwin and at no cost to Council.

Infrastructure

Due to the specialised nature of the works required to install the infrastructure, City of Darwin 
will be requiring an extended defects liability period for all infrastructure within this subdivision
which is to be handed to City of Darwin. The duration of this extended defects liability will be 
discussed and agreed upon during the application process.

Street Trees

City of Darwin’s recently completed suite of 2030 strategies, including the Climate Emergency 
Strategy, Movement Strategy, Greening Darwin Strategy, and the joint NTG, City of Darwin 
and CSIRO Feeling Cooler in Darwin: Heat Mitigation Strategy, all promote shaded walkable 
suburbs.

To encourage walking, cycling and other active modes of transport, City of Darwin requires 
a landscaping plan for the road reserves that considers:

appropriately located street trees that consider driveways and other infrastructure, to 
reduce the need for future removal
tree spacings that provide optimal shade coverage and promote healthy growth
a suitable mix of tree species that considers:

o vulnerability to climate change
o shade coverage
o a growth rate that provides shade within a reasonable timeframe
o resistance to cyclones, termites and other pests
o biodiversity (eg. birds & butterfly attractants, etc)
o a preference for native species, particularly those that are hardy and require less 

maintenance.



i). City of Darwin requests that should a development permit be issued, that the 
following be provided as conditions precedent:

a). A heavy vehicle access shall be provided to the remaining section of Lot 7433 
(between area A and area B) to allow the continued maintenance of this area.

b). A vehicle access shall be provided to each residential lot, to City of Darwin 
standards.

c). Stormwater

City of Darwin requests that the Authority require a revised engineered
stormwater plan completed by a suitably qualified civil engineer. The plan is to 
demonstrate the on-site collection of stormwater, surface levels and its discharge 
into the local underground stormwater drainage system be submitted to, and be 
approved by City of Darwin, prior to the stormwater condition precedent being 
cleared.

The plan shall include details of the gross pollutant traps, site levels, City of 
Darwin’s stormwater drain connection point/s and connection details.

d). Site Construction Management Plan

City of Darwin requests that a Site Construction Management Plan (SCMP) be 
required.

The SCMP should specifically address the impact to City of Darwin owned land 
and infrastructure, including the following:

waste management plan for disposal of waste to Shoal Bay 
traffic control for affected City of Darwin roads 
haulage routes 
storm water drainage & sediment control
use of City of Darwin land, and 
how this land will be managed during the construction phase.

all to the satisfaction of City of Darwin.

Note: Sediment control measures are to be established and maintained, to 
prevent silt and sediment escaping the site or causing erosion.

Building rubbish or debris must not be placed, or be permitted to be placed, on 
any adjoining public reserve, footpath or road, without first obtaining approval 
from City of Darwin.



ii). Should the above issues be adequately addressed, City of Darwin offers the 
following comments:

City of Darwin comments on issues for which it is the sole responsible authority, under the 
Local Government Act and associated By-Laws:

a). Street Trees

Street trees planting within City of Darwin road reserves is to be undertaken to 
City of Darwin’s satisfaction.

As street trees will become an asset of City of Darwin, the developer shall provide 
City of Darwin the specifications of quality tree stock prior to planting. 

The developer shall provide City of Darwin a Plant Schedule for street trees 
indicating:

root-ball container volume (litres)
height of species (metres)
calliper (millimetres)
details identifying the nursery supplying the tree stock, and
confirmation that the developer will enter a one year maintenance period 
with City of Darwin, as detailed in the NT SDG.    

Prior to the establishment of street trees within the road reserve, contact shall be 
made with City of Darwin to ensure appropriate species and planting locations 
are defined.

b). Street and Public Lighting

Street and public lighting shall be designed to achieve the minimum lighting levels 
required as per the AS/NZS 1158.3.1:2020 and the lighting design shall be 
certified by a member of the Illuminating Engineering Society (The IES). Street 
and public lighting designs for public spaces/road reserves/pathways within the 
subdivision shall be compatible with the City of Darwin’s smart lighting control 
system.

c). Road Design

Prior to construction, plans must be submitted, demonstrating all road 
infrastructure including, but not limited to; the road reserve widths, road 
geometries pavement widths and a detailed landscaping plan for all proposed 
road reserves, with all works meeting the requirements of the Northern Territory 
Government’s Subdivision Guidelines 2023.



Should this application be approved, the following conditions pursuant to the Planning Act 
and City of Darwin’s responsibilities under the Local Government Act are also recommended 
for inclusion in the development permit issued by the Development Consent Authority.

Designs and specifications for landscaping of the road verges adjacent to the property 
shall be submitted for approval by City of Darwin and all approved works shall be 
constructed at the applicant’s expense, to the requirements of City of Darwin.

The location, design and specifications for proposed and affected crossovers shall be 
provided at the applicant’s expense, to the satisfaction of City of Darwin.

Kerb crossovers and driveways to the site shall be provided and disused crossovers 
removed, public footpath and shared paths shall be provided, stormwater shall be 
collected and discharged into City of Darwin’s drainage network, all of which is to be 
provided at the applicant’s expense, to the requirements and satisfaction of City of 
Darwin.

Sight lines shall be provided at crossovers to public streets, to the satisfaction of, City of 
Darwin. No fence or tree exceeding 0.6 metres in height shall be planted in front of the 
sight line.

All developments on/or adjacent to any easements on-site, in favour of City of Darwin 
shall be carried out to the requirements and satisfaction of City of Darwin.

All works on/over City of Darwin property shall be subject to separate application to City 
of Darwin and shall be carried out to the requirements and satisfaction of City of Darwin.

All stormwater connections to City of Darwin stormwater system shall be subject to 
separate application to City of Darwin and shall be carried out to the requirements and 
satisfaction of City of Darwin.

Engineering design and specifications for the proposed and affected roads, including:

street lighting
stormwater drainage
vehicular access
pedestrian/cycle corridors, and
street-scaping and landscaping of nature strips.

Shall comply with the Northern Territory Subdivision Development Guidelines 2023. All 
approved works will be constructed at the applicant's expense, to the requirements of 
City of Darwin.

Any easements or reserves required for the purposes of stormwater drainage, roads, 
access or for any other purpose, shall be made available free of cost to City of Darwin,
and/or neighbouring property owners.



If you require any further information in relation to this application, please feel free to contact 
City of Darwin’s Innovation Team on 8930 0300 or darwin@darwin.nt.gov.au

Yours faithfully

ALICE PERCY
GENERAL MANAGER INNOVATION



From: Brian Sellers
To: Monica Pham
Cc: Conneil L. Brown
Subject: RE: PA2023/0327 - Request for referral agency comments - Lots 5988 and 7433, Town of Darwin
Date: Thursday, 5 September 2024 2:57:54 PM
Attachments: image003.png

Hi Monica,
 
Thank you for sending through the updated information for the above development application.
 
City of Darwin has assessed the revised plans and is satisfied with the new access arrangements to the remain part Lot
7433, to allow vehicle access between Area A and Area C.
 
The other issues raised in the letter dated 5 April 2024 can be included in the conditions in any development permit
issued.
 
Thanks
 
Brian
 
BRIAN SELLERS
PLANNING COORDINATOR

Civic Centre | 17 Harry Chan Avenue | GPO Box 84 Darwin NT 0801
P: +61 8 8930 0683
www.darwin.nt.gov.au

Please consider the environment before printing this email.

City of Darwin is proud to operate on Larrakia country. We acknowledge the Larrakia people as the Traditional Owners of the
Darwin region and pay our respects to Larrakia elders past and present. We are committed to working with all Larrakia people
to care for our community and this land and sea for our shared future.

 
From: Monica Pham <Monica.Pham@nt.gov.au> 
Sent: Friday, August 23, 2024 4:47 PM
Cc: Das NTG <Das.NTG@nt.gov.au>; Amit Magotra <Amit.Magotra@nt.gov.au>; Andres Calvo
<Andres.Calvo@nt.gov.au>
Subject: PA2023/0327 - Request for referral agency comments - Lots 5988 and 7433, Town of Darwin
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments
unless you recognise the sender and know the content is safe.

Good afternoon
 
I refer to the above planning concurrent application PA2023/0327, lodged over Lot 5988 (57) Bayview Boulevard,
Bayview, Town of Darwin, and Lot 7433, Town of Darwin for:

Proposed Planning Scheme Amendment: Rezone from Zone FD (Future Development) to Zone LR (Low Density
Residential) and Zone LMR (Low-Medium Density Residential) and
Proposed Development: Subdivision to create 19 lots.

 
Please find attached additional information received from the applicant in relation to the proposal:

EJA 8093 - Supplementary Report -  includes a response to submissions (public and referral agencies) received
during the exhibition period

mailto:Brian.Sellers@darwin.nt.gov.au
mailto:Monica.Pham@nt.gov.au
mailto:Conneil.Brown@darwin.nt.gov.au
http://www.darwin.nt.gov.au/
mailto:Monica.Pham@nt.gov.au
mailto:Das.NTG@nt.gov.au
mailto:Amit.Magotra@nt.gov.au
mailto:Andres.Calvo@nt.gov.au



Attachment A - 2024 - Review Pre-referral screening assessment – Bayview
Letter - Review Pre-referral screening assessment
Amended plans titled 8093-37.4-A (2023-10-30), 8093-37.4-B (2023-10-30), 8093-37.4-C (2023-11-20), 8093-
38.4-(2024-07-11), 8093-29.4-(2024-08-09), 8093-27.4-(2024-07-11), 8093-28.4-(2024-07-11), 8093-31.4
(setback)-(2024-07-11), 8093-32.4 (setback)-(2024-07-11), 8093-33.4 (setback)-(2024-07-11), 8093-36.4-(2024-
07-11) and 8093-39.4-(2024-07-11).
NT22007_SK101_AREA B DRIVEWAY ACCESS

 
The proposed subdivision layout changes include:

changes to the layout and lot sizes in areas A (Lot 10) and C (Lots 1 to 3)
addition of council access between Areas A and C.

 
If you would like to provide additional comments please email me or Das.NTG@nt.gov.au by COB on Friday 6
September 2024. If you require more time to provide a response, please let me know.
 
 
If you have any queries regarding the application, please contact me.
 
 
Thank you
 
 
Monica Pham
Senior Planner – Strategic Projects
Development Assessment Services
Department of Infrastructure, Planning and Logistics
 
Level 1, Energy House, 18-20 Cavenagh Street, Darwin
GPO Box 1680, Darwin NT 0800
 
t.   +61 8 8999 6045
 
www.nt.gov.au
 

 
The information in this e-mail is intended solely for the addressee named. It may contain legally privileged or confidential information that is subject to
copyright. Use or transmittal of the information in this email other than for authorised NT Government business purposes may constitute misconduct
under the NT Public Sector Code of Conduct and could potentially be an offence under the NT Criminal Code. If you are not the intended recipient
you must not use, disclose copy or distribute this communication. If you have received this message in error, please delete the e-mail and notify the
sender. No representation is made that this e-mail is free of viruses. Virus scanning is recommended and is the responsibility of the recipient.
 
 

Notice
This transmission is confidential and intended only for the use of the addressee and may contain
legally privileged information.

If you are not the addressee:

Confidentiality and privilege is not waived;
Please contact us immediately to advise of receipt by you; and

mailto:Das.NTG@nt.gov.au
http://www.nt.gov.au/


You are not to read, disseminate, copy or take any action in respect of the contents of
this transmission.

The views expressed in this transmission are those of the individual sender, except where the sender
specifically states them to be the views of the City of Darwin.



 

Department of 
ENVIRONMENT, PARKS 
AND WATER SECURITY 

Level  1  
Goyder Centre  

25 Chung Wah Terrace  
Palmerston NT 0830 

 
PO Box 496 

Palmerston NT 0831 
 

E DevelopmentAssessment.DEPWS@nt.gov.au 
T 08 8999 4446 

 
Our ref: DEPWS2024/0039 

Your ref: PA2023/0327 67 
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Mr Joshua Allbeury 
Department of Infrastructure, Planning and Logistics 
GPO Box 1680 
DARWIN  NT  0801 

Dear Mr Allbeury 

Re:  PA2023/0327 - Rezone from FD to LR &LMR - Lot 5988 Town of Darwin, and  
Subdivision to create 19 lots 

The Department of Environment, Parks and Water Security (DEPWS) has assessed the information 
contained in the above application and provides the following comments: 

Environment Division 

The applicant should consider whether the development has the potential for a significant 
environmental impact under the Environment Protection Act 2019 by using the pre-referral screening tool 
referenced below.  

The Northern Territory Environment Protection Authority (NT EPA) is an independent statutory 
authority made up of six members and a chairperson.  They are supported to undertake their functions 
by staff in the Department of Environment, Parks and Water Security (DEPWS).  Their role includes 
making decisions about significant environmental impacts and conducting environmental impact 
assessments under the Environment Protection Act 2019 (EP Act) and Environment Protection 
Regulations 2020. 

What is environmental impact assessment and when is a referral to the NT EPA required? 

• Environmental impact assessment is a process for assessing significant environmental impacts.  

o General information can be found on the NT EPA website1. 

o The environment is defined as all aspects of the surroundings of humans including 
physical, biological, economic, cultural and social aspects.  The NT EPA has developed 
environmental factors and objectives as a system for organising information for these 
aspects, ‘The guide to the NT EPA environmental factors and objectives2’.  

 
1 https://ntepa.nt.gov.au/your-business/environment-impact-assessment  
2 https://ntepa.nt.gov.au/__data/assets/pdf_file/0020/804602/guide-ntepa-environmental-factors-objectives.pdf  

mailto:DevelopmentAssessment.DEPWS@nt.gov.au
https://ntepa.nt.gov.au/your-business/environment-impact-assessment
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• A proposal that has the potential to have a significant impact on the environment must be 
referred by a proponent to the NT EPA.  If a proponent fails to refer a proposal, the NT EPA can 
‘call in’ the proposal.  

• The NT EPA has developed guidance for proponents on referring a proposal3.  The guidance 
includes a pre-referral screening tool at Appendix 1 (p.21).  This will assist a proponent’s suitably 
qualified environmental professional (either from within your organisation or an external 
environmental consultant) to identify the matters that should be addressed in the referral. 

o If check box records a ‘no’ response, there needs to be scientific reasoning/evidence for 
this. 

o If a check box records ‘uncertain’ or ‘yes’, a referral is likely to be required, and the 
referral should outline the measures that will avoid, minimise or manage impacts to these 
matters as much as possible.  

o If a checkbox records ‘uncertain’, the referral may identify the gaps in knowledge and 
studies that the proponent plans to undertake to increase certainty about the extent of 
impact. 

What happens if my proposal needs to be referred to the NT EPA? 

• If a referral under the EP Act is required: 

o Stakeholder engagement is an important component of environmental impact 
assessment.  Your referral should include details of stakeholder engagement (relevant to 
the stage of your development).  The NT EPA’s guidance on stakeholder engagement is 
available online4 . 

o There are maximum time limits on all steps in the impact assessment process, however 
good quality information in the referral is likely to result in shorter timeframes than those 
advertised.  A flow chart of the environmental assessment process is available online5. 

o Once a referral is accepted it will be made available for public comment for 20 business 
days, after which the NT EPA will make its decision about whether the potential impacts 
are significant.  The maximum timeframe for the NT EPA to make this decision is 50 
business days from the date that the NT EPA accepts the referral. 

• The quality of the information presented in the referral is critically important to the assessment 
decision and timeframes.  A good quality referral will result in the most efficient assessment 
process. 

What happens if the NT EPA decides my proposal has the potential to have a significant impact? 

• If the NT EPA decides that there is potential for significant impacts, further assessment and 
environmental approval is required before any secondary approval can be issued.  There are 
three options for assessment: 

o Tier 1 - Assessment by referral information (the fastest method at max 60 days); 

 
3 https://ntepa.nt.gov.au/__data/assets/pdf_file/0009/805167/referring-a-proposal-to-the-nt-epa.pdf  
4 https://ntepa.nt.gov.au/__data/assets/pdf_file/0005/884696/guidance-proponents-stakeholder-engagement-and-
consultation.pdf 
5 https://depws.nt.gov.au/__data/assets/pdf_file/0006/816909/info3-flow-chart-eia-assessment-approval-process.pdf 

https://depws.nt.gov.au/__data/assets/pdf_file/0006/816909/info3-flow-chart-eia-assessment-approval-process.pdf
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o Tier 2 - Assessment by supplementary environmental report (SER); and 

o Tier 3 - Assessment by environmental impact statement (EIS).  

• If the NT EPA decides that an environmental impact assessment is required, the proposal may 
not commence until the environmental impact assessment process is complete and an 
environmental approval has been issued by the Minister for Environment. 

The information provided regarding the proposal does not appear to trigger licensing requirements of an 
Environment Protection Approval under the Waste Management and Pollution Control Act 1998  (WMPC 
Act).   

Should the proponent collect, transport, store, recycle or treat listed wastes on a commercial or fee for 
service basis as part of the premises development, then an Environment Protection Approval or Licence 
will be required to authorise the activity under the WMPC Act.  

Any listed wastes generated during the construction or operation of the facility must be transported by 
an appropriately licenced waste handler to an appropriately licenced facility for treatment, recycling 
and/or disposal. 

There are statutory obligations under the WMPC Act that require all persons to take all measures that 
are reasonable and practicable to prevent or minimise pollution or environmental harm and reduce the 
amount of waste.  The proponent is required to comply at all times with the WMPC Act, including the 
General Environmental Duty under section 12.  There is also requirement to obtain an authorisation 
prior to conducting any of the activities listed in Schedule 2 of the WMPC Act. 

Guidelines to assist proponents to avoid environmental impacts are available on the Northern Territory 
Environment Protection Authority (NT EPA) website6.  

To help satisfy the General Environmental Duty, the proponent is advised to take notice of the list of 
environmental considerations below.  The list is not exhaustive, and the proponent is responsible for 
ensuring their activities do not result in non-compliance with the WMPC Act. 

The WMPC Act, administered by the NT EPA, is separate to and not reduced or affected in any way by 
other legislation administered by other departments or authorities.  The NT EPA may take enforcement 
action or issue statutory instruments should there be non-compliance with the WMPC Act. 

A non-exhaustive list of environmental issues that should be considered to help satisfy the 
environmental duty are listed below: 

1. Dust:  The proposed activities have the potential to generate dust, particularly during the dry 
season.  The proponent must ensure that nuisance dust and/or nuisance airborne particles are 
not discharged or emitted beyond the boundaries of the premises. 

2. Noise:  The proponent is to ensure that the noise levels from the proposed premises comply with 
the latest version of the NT EPA Northern Territory Noise Management Framework Guideline 
available online7. 

3. Erosion and Sediment Control (ESC):  The proponent must ensure that pollution and/or 
environment harm do not result from soil erosion. 

 

6 https://ntepa.nt.gov.au/publications-and-advice/environmental-management 
7 https://ntepa.nt.gov.au/__data/assets/pdf_file/0004/566356/noise_management_framework_guideline.pdf  

https://ntepa.nt.gov.au/publications-and-advice/environmental-management
https://ntepa.nt.gov.au/__data/assets/pdf_file/0004/566356/noise_management_framework_guideline.pdf
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The ESC measures should be employed prior to and throughout the construction stage of the 
development.  Larger projects should plan, install and maintain ESC measures in accordance with 
the current International Erosion and Sediment Control Association (IECA) Australia guidelines 
and specifications. 

Where sediment basins are required by the development, the NT EPA recommends the use of at 
least Type B basins, unless prevented by site specific topography or other physical constraints. 

Basic advice for small development projects is provided by the NT EPA document: Guidelines to 
Prevent Pollution from Building Sites8 and Keeping Our Stormwater Clean9.  

4. Stormwater:  The proponent must ensure that there is no discharge of contaminants or 
wastes from the premises into either the groundwater or any surface waters. 

5. Storage:  If an Environment Protection Approval or Environment Protection Licence is not 
required, the proponent should store liquids only in secure bunded areas in accordance with 
VIC EPA Publication 1698: Liquid storage and handling guidelines, June 2018, as amended. 
Where these guidelines are not relevant, the storage should be at least 110% of the total 
capacity of the largest vessel in the area.  

Where an Environment Protection Approval or Environment Protection Licence is required, 
the proponent must only accept, handle or store at the premises listed waste, including 
asbestos, as defined by the WMPC Act, in accordance with that authorisation. 

6. Site Contamination:  Historical activities (including impacts from Cyclone Tracy) may have 
resulted in contamination at the premises.  An assessment in accordance with the National 
Environment Protection (Assessment for Site Contamination) Measure (ASC NEPM) is 
required to determine whether the land is suitable for the intended land use. The proponent 
is encouraged to refer to the information provided on the NT EPA website10 and the NT 
Contaminated Land Guideline11.   

7. Waste Management - Import and Export of Fill:  The proposed activities have the potential to 
generate fill and/or involve the importation of fill for use on-site.  Untested fill material may 
already be present on the site.  All fill imported or generated and exported as part of the activity 
must either be certified virgin excavated natural material (VENM) or be sampled and tested in 
line with the NSW EPA Guidelines12. 

All imported fill material must be accompanied by details of its nature, origin, volume, testing and 
transportation details.  All records must be retained and made available to authorised officers, 
upon request.  The proponent should also consider the following NT EPA fact sheets:  How to 
avoid the dangers of accepting illegal fill onto your land13, and Illegal Dumping - What You Need 
to Know14. 

 

 
8 https://ntepa.nt.gov.au/__data/assets/pdf_file/0010/284680/guideline_prevent_pollution_building_sites.pdf  
9 https://ntepa.nt.gov.au/__data/assets/pdf_file/0006/284676/guideline_keeping_stormwater_clean_builders_guide.pdf  
10 https://ntepa.nt.gov.au/your-environment/contaminated-land  
11 https://ntepa.nt.gov.au/your-environment/contaminated-land/contaminated-land-databases-and-resources  
12 https://www.epa.nsw.gov.au/your-environment/waste/classifying-waste/virgin-excavated-natural-material  
13 https://ntepa.nt.gov.au/__data/assets/pdf_file/0005/285728/factsheet_avoid_danger_accepting_illegal_fill_to_your_land.pdf  
14 https://ntepa.nt.gov.au/__data/assets/pdf_file/0008/285740/factsheet_illegal_dumping_what_you_need_know.pdf  

https://ntepa.nt.gov.au/__data/assets/pdf_file/0010/284680/guideline_prevent_pollution_building_sites.pdf
https://ntepa.nt.gov.au/__data/assets/pdf_file/0006/284676/guideline_keeping_stormwater_clean_builders_guide.pdf
https://ntepa.nt.gov.au/your-environment/contaminated-land
https://ntepa.nt.gov.au/your-environment/contaminated-land/contaminated-land-databases-and-resources
https://www.epa.nsw.gov.au/your-environment/waste/classifying-waste/virgin-excavated-natural-material
https://ntepa.nt.gov.au/__data/assets/pdf_file/0005/285728/factsheet_avoid_danger_accepting_illegal_fill_to_your_land.pdf
https://ntepa.nt.gov.au/__data/assets/pdf_file/0008/285740/factsheet_illegal_dumping_what_you_need_know.pdf
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Rangelands Division 

Land Assessment Branch 

The development has the potential to create acid sulfate soils and consideration should be made to 
manage and mitigate acid sulfate soils during the development.  Any proposed works should be 
undertaken in accordance with the National Acid Sulfate Soils Guidance and further information15.  
Jurisdictional guidelines such as the Queensland Acid Sulfate Soil Technical Manual: Soil Management 
Guidelines v4.0 (Dear et al. 2014) and the Western Australian Acid Sulfate Soils Guidelines Series (DER 
2015) may also be referenced. 

Essential to an investigation is the requirement for Chromium Reducible Sulfur (CRS) soil testing at an 
appropriate site density and to a soil depth immediately below the proposed disturbance.  If acid sulfate 
soils are detected through CRS testing, and exposure of these soils is unavoidable then an acid sulfate 
soil management plan is required.  Depending on the scale of the project, the acid sulfate soil 
management plan should include the following: 

• exact location of the proposed disturbance; 
• depth and volume of soil to be disturbed (m3); 
• clearly presented CRS results; 
• acid base accounting results which clearly indicate an accurate liming rate; 
• appropriately designed treatment pads; lime/soil mixing regimes; and 
• an appropriate monitoring program. 

Should the development application be approved, the Land Assessment Branch recommends the 
inclusion of the following permit note. 

Permit Note 

The development has the potential to create Acid Sulfate Soils (ASS) and consideration should be made 
to manage and mitigate acid sulfate soils during the development. Any proposed works should be 
undertaken in accordance with the National Acid Sulfate Soils Guidance and further information - 
https://www.waterquality.gov.au/issues/acid-sulfate-soils. Jurisdictional guidelines such as the 
Queensland Acid Sulfate Soil Technical Manual: Soil Management Guidelines v4.0 (Dear et al. 2014) and 
the Western Australian Acid Sulfate Soils Guidelines Series (DER 2015) may also be referenced. It should 
be noted that failure to ensure proper management of ASS could result in implications with your 
proposed development. 

Land Management Unit  

It is noted that an Erosion and Sediment Control Plan is included in the application documents.  The 
Land Management Unit has not reviewed this document. 

Due to the location and nature of the works involved with the proposed subdivision, should the 
application be approved the Land Management Unit recommends the inclusion of the following 
conditions and notes on the development permit: 

Condition Precedent 

1. Prior to the commencement of works, a Type 2 Erosion and Sediment Control Plan (ESCP) must 
be developed in accordance with the Department of Environment, Parks and Water Security 

 

15 https://www.waterquality.gov.au/issues/acid-sulfate-soils 

https://www.waterquality.gov.au/issues/acid-sulfate-soils
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Erosion and Sediment Control Plan (ESCP) procedures (see Note 1).  The ESCP must be 
developed and certified by a Certified Professional in Erosion and Sediment Control (CPESC). 
The ESCP must be submitted for acceptance prior to the commencement of any earth disturbing 
activities (including clearing and early works) to Development Assessment Services via email: 
das.ntg@nt.gov.au. 

General Conditions: 

1. All works relating to this permit must be undertaken in accordance with the endorsed Erosion 
and Sediment Control Plan (ESCP) to the satisfaction of the consent authority. 

Should the endorsed ESCP need to be amended, the revised ESCP must be developed and 
certified by a Certified Professional in Erosion and Sediment Control (CPESC). The revised ESCP 
must be submitted for acceptance to Development Assessment Services via email: 
das.ntg@nt.gov.au. 

2. All reasonable and practicable measures must be undertaken to prevent: erosion occurring 
onsite, sediment leaving the site, and runoff from the site causing erosion offsite. 

Appropriate erosion and sediment control measures must be effectively implemented 
throughout the construction phase of the development (including clearing and early works) and 
all disturbed soil surfaces must be satisfactorily stabilised against erosion at completion of works, 
to the satisfaction of the consent authority on written advice from the CPESC. 

Permit Notes: 

1. The Department of Environment, Parks and Water Security Erosion and Sediment Control Plan 
(ESCP) procedures as updated available at: https://depws.nt.gov.au/land-management. 

2. Information regarding erosion and sediment control can be obtained from the IECA Best Practice 
Erosion and Sediment Control 2008 books available at www.austieca.com.au and the Land 
Management Factsheets available at www.nt.gov.au/environment/soil-land-vegetation. For 
further advice, contact the Development Coordination Branch: (08) 8999 4446. 

Weed Management Branch 

A desktop assessment of the NT Weeds Database for the application area, surrounding parcels and 
roads has revealed the following weed species: 

Common Name Botanical Name Declared 

Gamba grass Andropogon gayanus Class B 

Perennial mission grass Cenchrus polystachios Class B 

Hyptis Hyptis suaveolens Class B 

Snake weed Stachytarpheta sp Class B 

All land in the Northern Territory is subject to the Weeds Management Act 2001 (WM Act).  The WM Act 
describes the legal requirements and responsibilities that apply to all persons, owners and occupiers of 
land regarding declared and potential weeds.  General duties described in Division 1 of the WM Act 
include the requirement for owners or occupiers of land to take all reasonable measures to prevent land 
being infested with a declared weed, and to prevent a declared weed from spreading. 

https://depws.nt.gov.au/land-management
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There are four types of classifications for a declared or potential weed under the WM Act: Class A (to be 
eradicated); Class B (growth and spread to be controlled); Class C (not to be introduced into the 
Territory or part of the Territory); and Class D (prevent the spread by actions of persons). 

Gamba grass is subject to a Statutory Weed Management Plan under the WM Act.  Management 
obligations outlined in these plans must be adhered to by all landholders. 

Gamba grass is known to be present on many undeveloped properties in the Bayview area. 

As described in the Weed Management Plan for Gamba Grass 2020-2030, gamba management must be 
implemented for the current and proposed parcels, to meet the minimum requirements in the Class B 
Zone area.  It should be noted that there are specific gamba requirements outlined in the weed 
management plan for blocks that are less than 3ha in size.   

Should the development application be approved the Weed Management Branch recommends to 
following permit note.  

Permit Note: 

All land in the Northern Territory is subject to the Weeds Management Act 2001 (WM Act). The WM Act 
describes the legal requirements and responsibilities that apply to owners and occupiers of land 
regarding declared weeds. General duties described in Division 1 of the WM Act include the 
requirement to take all reasonable measures to prevent land being infested with a declared weed and to 
prevent a declared weed from spreading. There are additional duties including a prohibition on buying, 
selling, cultivating, moving or propagating any declared weed and the requirement to notify the Weed 
Management Branch of a declared weed not previously present on the land within 14 days of detection. 

Gamba grass is subject to a statutory weed management plan. Management obligations outlined in these 
plans are legally binding on all owners and occupiers. Management requirements and copies of the 
statutory weed management plans are available online at https://nt.gov.au/environment/weeds/weed-
management-planning. 

Information regarding weed management is available online, https://nt.gov.au/environment/weeds, or 
alternatively contact the Weed Management Branch for further advice on (08) 8999 4567. 

Further information as to management requirements and the Weed Management Plan for gamba grass 
is available online16, or alternatively contact the Weed Management Branch for further advice on  
(08) 8973 8857. 

Flora and Fauna Division 

The Flora and Fauna Division has reviewed the application and notes that there will be some clearing of 
mangroves but notes that those areas have already been impacted by the existing Bayview development 
due to edge effects and changes to local hydrology etc. 

  

 
16 https://nt.gov.au/environment/weeds 

https://nt.gov.au/environment/weeds/weed-management-planning
https://nt.gov.au/environment/weeds/weed-management-planning
https://nt.gov.au/environment/weeds


 

Page 8 of 8 nt.gov.au 
 
 

Water Resources Division 

The lots are located outside a water control district and are not subject to a water allocation plan. 

Information about water resource management can be obtained from the DEPWS website17. 

Should you have any further queries regarding these comments, please contact the Development 
Coordination Branch by email DevelopmentAssessment.DEPWS@nt.gov.au or phone (08) 8999 4446. 

Yours sincerely 

Maria Wauchope 
Executive Director Rangelands 
12 April 2024 

 
17 https://depws.nt.gov.au/about/water-resources-division 

mailto:DevelopmentAssessment.DEPWS@nt.gov.au
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Mr Amit Magotra 
Department of Infrastructure, Planning and Logistics 
GPO Box 1680 
DARWIN  NT  0801 

Dear Mr Magotra 

Re:  PA2023/0327 – Pre-Referral Screening Report over Lot 5988 (57) Bayview Boulevard, Bayview, 
Town of Darwin, and Lot 7433, Town of Darwin 

Thank you for your request, seeking confirmation that the above proposal does not require referral 
under the Environment Protection Act 2019 (EP Act). The decision about whether a referral is required is 
a decision for the proponent. Environment Division staff are unable to confirm that the proposal does 
not require referral to the Northern Territory Environment Protection Authority (NT EPA) under the 
EP Act. The statutory decision-maker for the Planning Act 1999 may also refer the action to the NT EPA. 

If a proponent decides not to refer a proposal to the NT EPA, the NT EPA may 'call-in' a proposal, if the 
NT EPA forms a view that a referral is required. Where there is uncertainty about the potential for 
significant impact, proponents are advised to make a referral to the NT EPA to minimise their risk of a 
call-in by the NT EPA late in the application process.  

Environment Division 

The Environment Division provides the following further comments: 

The current application is part of a site that was previously subject to an NT EPA decision (Bayview 
Boulevarde). The NT EPA decided in 2013 that it required environmental impact assessment by the 
method of environmental impact statement (EIS), under the former Environmental Assessment Act 1982. 
This assessment was terminated after enactment of the EP Act, due to inaction on the EIS. 

The Bayview Boulevarde proposal is a controlled action under the Environment Protection and Biodiversity 
Conservation Act 1999 (Cth) EPBC 2015/7466. 

The pre-referral screening report states that the proposal is unlikely to have a significant impact, 
however notes the presence of nearby sensitive receptors and the need for controls that are assumed to 
be regulated through a development permit. The report outlines the reasons why significant impacts on 
the environment are unlikely, but it does not address the question about whether there is potential for 
significant impact. 

mailto:DevelopmentAssessment.DEPWS@nt.gov.au
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If the proposal is referred under the EP Act, the NT EPA would decide whether environmental impact 
assessment is required, based on the potential for the proposal to have a significant impact on the 
environment. In making this decision NT EPA would consider the proposed measures for avoiding or 
mitigating the potential for significant environmental impacts, and may also consider other statutory 
decision-making processes (including under the Planning Act 1999) that may mitigate the potential for 
significant environmental impacts. 

We suggest that Development Assessment Services encourages the proponent to contact the 
Environmental Assessment team on 8994 4216 for a pre-referral meeting. 

Should you have any further queries regarding these comments, please contact the Development 
Coordination Branch by email DevelopmentAssessment.DEPWS@nt.gov.au or phone (08) 8999 4446. 

Yours sincerely 

Maria Wauchope 
Executive Director Rangelands 
14 June 2024 

mailto:DevelopmentAssessment.DEPWS@nt.gov.au
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Ms Monica Pham 
Department of Infrastructure, Planning and Logistics 
GPO Box 1680 
DARWIN  NT  0801 

Dear Ms Pham 

Re: PA2023/0327 Request for referral agency comments-Lots 5988 & 7433 Town of Darwin  

The Department of Environment, Parks and Water Security (DEPWS) has assessed the information 
contained in the above application and provides the following comments: 

Environment Division 

The Environment Division have reviewed the additional information, and provides the following 
comments: 

The applicant advised it has undertaken screening in accordance with the Northern Territory 
Environment Protection Authority’s (NT EPA) pre-referral screening tool (Appendix 1 of the guidance for 
proponents on referring a proposal) and does not consider that the project has to potential to have a 
significant environmental impact.  

However, it is noted that the NT EPA decided a previous proposal, 'Bayview – The Boulevarde' project, 
which incorporated the current proposed development area, required environmental impact assessment.  
The reasons for the assessment included: 

• The location of the project is within the NT Department of Health guideline 1.6km buffer 
distance from areas of extensive tidal mangroves, as areas of intensive natural breeding of pest 
biting midges.  Development within the recommended buffer zone risks exposure of future 
residents to regular nuisance from biting midges. 

• The proposed footprint presents a high risk of disturbance of Potential Acid Sulfate Soils, and 
associated ecological impacts if the disturbance is not appropriately managed. 

It is not clear how these matters have been resolved in the current proposal. 

We note that the NT EPA has the power to ‘call in’ a proposal that has the potential to have a significant 
impact on the environment that has not been referred by the proponent. 

Should you have any further queries regarding these comments, please contact the Development 
Coordination Branch by email DevelopmentAssessment.DEPWS@nt.gov.au or phone (08) 8999 4446. 

Yours sincerely 

Maria Wauchope 
Executive Director Rangelands 

3 September 2024 

mailto:DevelopmentAssessment.DEPWS@nt.gov.au
mailto:DevelopmentAssessment.DEPWS@nt.gov.au
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Dear Monica 

Re: PA2023/0327 Concurrent application to change the zoning of part of Lots 5988 and 7433, 
Town of Darwin from FD (Future Development) to LR (Low Density Residential) and LMR (Low-
Medium Density Residential) and then subdivide the subject parts of Lots 5988 and 7433 in 
order to create 19 lots. Bayview.  

Thank you for the opportunity to comment on the above Development Application. Medical 
Entomology comments are as follows. 

1. The proposed lots will be subject to high to very high pest biting midge problems, similar to the 
existing lots in Bayview. The biting midges will originate from the adjacent extensive mangrove 
area. There are currently no insecticide control options to treat mangrove biting midge breeding 
grounds. Adult biting midge control may be effective to some extent, but would be the 
responsibility of the landowner to organise such treatments on their private lots via a pest 
controller. The only currently proven method to reduce mangrove biting midge breeding is via 
reclamation or permanent flooding of the mangrove habitat within 1.5km of residents, which is 
unlikely to occur near Bayview. 

Ordinarily, the biting midge problems at Bayview would be deemed to high to recommend urban 
density development, unless major mangrove reclaiming/flooding is carried out. However, there 
appears to have been a reduction in the size of the originally approved Bayview, and the affluent 
nature of the suburb suggests the potential for indoor airconditioned living to reduce biting 
midge exposure.  Notwithstanding, Medical Entomology does receive biting midge complaints 
from residents, and newcomers to Darwin in particular can experience intense itching, 
secondary infection and scarring. Subsequently, there should be a warning on land titles advising 
of the biting midge problem, and that NT Health and local council is unable to resolve the biting 
midge issue. There should also be recommendations provided to prospective buyers regarding 
architectural design to reduce biting midge exposure. Photos have been provided in Appendix 
1 of biting insect housing designs from Florida, US, which might be appropriate for Bayview.  

2. The large stormwater drain along the northern boundary of Bayview residents appears 
incomplete. There is a bend in the drain immediately to the north of proposed Lot 12, caused 
by the placement of the fill stockpile. The below aerial photo from 2008 shows the bend in the 
drain, and the narrow outlet channel to Sadgroves Creek. The unlined drain is currently 
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overgrown with mangroves and heavily silted in the area where the bend occurs, whilst the 
downstream section alongside the fill stockpile to Sadgroves Creek also appears to be 
overgrown with mangroves.  

The sedimentation and mangrove growth in the unlined section of the drain appears to be 
exacerbating upstream ponding in the concrete drain to the north of the existing houses on 
Latrobe St. This drain holds stagnant water during the dry season (see image below), with the 
resulting productive mosquito breeding requiring regular insecticide treatment by Medical 
Entomology.  

 

It is therefore recommended that the drain be straightened where indicated on the first image, 
and the downstream channel to Sadgroves Creek desilted (if required). It should be noted that 

End of concrete drain/start 
of unlined channel 

Bend in unlined drain 
to Sadgroves Creek 

Unlined drain to 
Sadgroves Creek 

Dry season ponding in 
open drain at back of 
Latrobe St properties 
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whilst Medical Entomology is not an owner of stormwater drains, we are required to control 
mosquito breeding in urban drains, hence the recommendations to reduce ponding and 
mosquito breeding in this drain. It is also possible for mosquito breeding events to be missed, 
with a subsequent potential public health nuisance, therefore source reduction is recommended 
to prevent the potential for missed breeding events.  

3. There should be an appropriate all weather access easement provided along the eastern 
boundary of proposed Lot 12, to allow machinery to access the southern bank of the unlined 
drain via Latrobe Street. The access embankment should be of an appropriate width for a 
backhoe or excavator to fit. Currently, Drawing No. 22/8093/27A suggests there will be no 
access provided to the southern side of the unlined drain for future maintenance.  

4. There is the potential for land reclaiming and site works to create temporary mosquito breeding 
habitats, for example in shallow surface depressions, sediment ponds and wheel ruts. Any areas 
of ponding should be treated with a residual mosquito larvicide such as methoprene, until the 
development has been completed. 

Recommended development permit conditions 

a) Before issue of titles and pursuant to section 34 of the Land Title Act, a Caution Notice should 
be lodged with the Registrar General on the parent parcel to include the following advice on all 
the proposed lots indicated on the endorsed drawings. The Caution Notice is to state that: ‘The 
land is subject to high biting midge problems, and the owner/occupier is responsible for 
managing biting midge problems that occur on this land. This could be via the use of personal 
insect repellents, avoidance of outdoor areas during periods of pest biting insect problems, use 
of protective clothing, use of fine mesh insect screening on dwellings and outdoor patios and 
verandas, and the use of adult biting insect control insecticides around houses and in shrub and 
grass areas, applied by a qualified pest controller’. 
 

b) A general condition regarding mosquito breeding prevention/control is applicable to the 
proposed development during the construction phase. The condition should read ‘The 
developer should implement necessary measures to ensure mosquito breeding does not occur 
during the construction phase of the development, to the requirements of NT Health, to the 
satisfaction of the consent authority and in accordance with the NT Public and Environmental 

Health Act 2011’.  
 

With regards to this condition, the developer can contact Medical Entomology for further 
advice. This condition would only apply if the development is not completed before the wet 
season.   
 

c) Whilst Medical Entomology is not a handover authority for stormwater assets, it is 
recommended that there is a condition to remediate the bend in the drain north of proposed 
Lot 12, to the satisfaction of the landowner/relevant government agency or local council that 
owns the drain. There should also be a general condition that mentions an appropriate all 
weather access easement is to be provided along the eastern boundary of proposed Lot 12 via 
Latrobe Street, to the satisfaction of the landowner. 
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Thank you for considering the points raised in this letter. Please contact me if there are any 
queries. 

 

Yours sincerely 

 
Allan Warchot 
Advice and Control Officer 
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Appendix 1 – Potential outdoor biting midge screening options 

 

Photo 1. Florida, US. Biting insect screening on unit balconies. 

 

 

Photo 2. Outdoor patio and pool mosquito and biting midge screening, Florida, US. Photo source 
https://suncoastoutdoorliving.com.au/our-products/swimming-pool-enclosures/ 

 







 

 

Container No:  LD200/5988 
 
DIPL - Development Assessment Services 
GPO Box 1680 
Darwin  NT 0801  
 
Dear Monica, 
 
RE: Request for Additional Agency Comments - PA2023/0327 - Lot 5988 Town of Darwin - 57 Bayview 

Boulevard - Bayview - concurrent application: Rezone from Zone FD to Zone LR & LMR and 

subdivision to create 19 lots 

 
In response to your letter of the above proposal for development application purpose, Power and 
Water Corporation advises the following with reference to water and sewer enquiries: 
 

1. The parent parcels are not currently connected to reticulated water and sewer services. 
 

2. The developer is advised to engage a hydraulic consultant to assist with water and sewer 
servicing for the 19 lot subdivision. The developer is required to provide water and sewer 
services as follows: 

 

 Lot A 
• For water – A new DN150 water main is to connect from the existing DN150 main at 

the end of Latrobe Street, be looped in the cul-de-sac and connect back into the 
existing DN100 in Perth Street. It is recommended that the water network is designed 
to direct flow through the cul-de-sac and reduce risk to water quality. 

• For sewer – connect into existing sewer reticulation main in Latrobe Street via new 
DN150 sewer reticulation main. 

 
Lot B 

• For water – Install 2 x service connections on the existing DN150 water main in 
O’Ferrals Road 

• For sewer – construct new sewer service connections for both lots and connect into 
existing vacuum pit BA/P1 

 
Lot C 

• For water – A new DN150 water main is to connect from the existing DN150 main in 
O’Ferrals Road, looped in the cul-de-sac and connect back into the existing DN150 in 
O’Ferrals Road. It is recommended that the water network is designed to direct flow 
through the cul-de-sac and reduce risk to water quality. 

• For sewer – Construct new sewer reticulation main to service the subdivision and 
connect into existing DN125 vacuum sewer line via a new vacuum pit built as per PWC 
standard drawing W2-2-10A. 
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3. Only a single water and sewer service is permitted for each proposed individual lot. All new 
services are constructed by the developer, at no cost to Power and Water. Water and sewer 
mains shall be in public land. 

 

4.  If construction water is required please contact our Customer Services Centre on 1800 245092 
or to apply for access to one of our filling stations please follow the link below: 
https://www.powerwater.com.au/customers/water-and-wastewater/water-filling-stations   

 
5. PWC are working towards a water efficient future, through the implementation of water saving 

practices that provide potential financial savings to our customers.  PWC invites you to visit the 
Living Water Smart website https://www.livingwatersmart.com.au/ to find out more on how to 
improve your developments, landscaping and irrigation. 

 
6. The existing sewerage easement within Lot 5988 is still required. Structures must not be located 

on or over a water supply or sewerage easement, or where no easement exists (such as within a 
road), within 1.5 metres of the centreline of water and/or sewer main infrastructure.  
 

7. All required works mentioned above must all be at according to Power and Water’s Connection 
Code and at the developer’s expense. A letter has been sent to the applicant outlining the fees 
and charges applicable for this development. All standard and quoted charges, as well as 
contribution charges will be valid for a period of 6 months from date of letter issue.  As 
required, Power and Water will reassess the charges for the development. 

 
8. Power and Water advises that the Water and Sewer Services Development Section 

(waterdevelopment@powerwater.com.au) and Power Network Engineering Section 
(powerdevelopment@powerwater.com.au) must be contacted via email a minimum of 1 month 
prior to construction works commencing. 

 
If you have any further queries, please email waterdevelopment@powerwater.com.au 
 
Yours sincerely 

 

Sarah Hemopo 
Services Development Officer 

 
5th September 2024 

 
cc: Kevin Dodd – Earl James and Associates 
email:  kdodd@eja.com.au  

 

https://www.powerwater.com.au/customers/water-and-wastewater/water-filling-stations
https://www.livingwatersmart.com.au/
mailto:waterdevelopment@powerwater.com.au
mailto:powerdevelopment@powerwater.com.au
mailto:waterdevelopment@powerwater.com.au
mailto:kdodd@eja.com.au
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Dear Sir/Madam, 
 
PA2023/0327 
 
DATE : 10 April 2024 

 
Survey Land Records has nil survey comments on the proposed Zoning 
changes in the Planning Application PA2023/0327. 
 
Kind Regards 
Survey Land Records 
 

Level 1 Energy House 
18‐20 Cavenagh Street  
Darwin NT 0820 
 
Postal Address 
GPO Box 1680 
DARWIN NT 0801 
 
T 08 8995 5319 
E surveylandrecords@nt.gov.au
 
File Ref: LI2024/0005‐0015 
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Dear Sir/Madam, 
 
PA2023/0327 
 
DATE : 18 September 2024 

 
Survey Land Records has the following comments regarding the 
Planning Application PA2023/0327. 
 
Please ensure that any potential encroachment issues are taken into 
account with regards to the new boundaries.  
 
The subdivision also contains several proposed roads. For these roads 
to be officially named please contact Place Names Unit. Once the roads 
have been named and opened as road, Survey Land records will be able 
to assign street addressing to the development on data allocation 
according to the Australian/New Zealand Standard 
 
Please be aware that there may be survey marks within the area, if any 
of these become disturbed please advise Survey Land Records. 
 
Kind Regards 
Survey Land Records 
 

Level 1 Energy House 
18‐20 Cavenagh Street  
Darwin NT 0820 
 
Postal Address 
GPO Box 1680 
DARWIN NT 0801 
 
T 08 8995 5319 
E surveylandrecords@nt.gov.au
 
File Ref: LI2024/0005‐0034 
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Palmerston Circuit Palmerston NT 0831
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Palmerston NT 0831
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T 08 8999 4412

File reference
DDLP2011,0644-03

TCSD Project No: 2023-0010-P2

Dear Monica

Re: DARWIN - LOT 5988 AND 7422 TOWN OF DARWIN - 57 BAYVIEW BOULEVARD, BAYVIEW -
SUBDIVISION TO CREATE NINETEEN (19) LOTS - DOVER INVESTMENTS PTY LTD - EARL
JAMES & ASSOCIATES

I refer to the Development Assessment Services' correspondence of 5 June 20234 regarding Planning
Application PA2023/0327.

I am pleased to advise that the Transport and Civil Services Division (TCSD), Department of Infrastructure,
Planning and Logistics (DIPL) has no objections in principle to the above mentioned Subdivision, subject to
the following comments and requirements:

1. All proposed work (including the provision or connection of services) within, or impacting upon the Tiger
Brennan Drive road reserve shall be in accordance with the standards and specifications of the TCSD,
DIPL.

Note that a development permit issued under the Planning Act is not an approval for access upon a
Northern Territory Government (NTG) road. Approval for the access to be taken from, or constructed
within the NTG controlled road reserve rests solely with the TCSD, DIPL as the approving authority.

2. All new road reserves created within the subdivision shall be vested with the relevant local road authority
and shall be noted on the survey plans as such.

Should you wish to discuss the above mentioned further, please contact the TCSD on telephone 8999 4412.

Please quote the TCSD Project No 2023-0010 in all correspondence.

Yours sincerely

\ "Y.

^y
Chandah Kalase
Executive Director, Transport Planning

'/; I- '.,2024
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