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DEVELOPMENT CONSENT AUTHORITY

ALICE SPRINGS DIVISION

NORTHERN TERRITORY PLANNING SCHEME 2020

AGENDA ITEM: 1 MEETING DATE: 11 June 2025 FILE: PA2025/0075

APPLICATION PURPOSE:

SUBJECT SITE:

ZONE:

SITE AREA:
APPLICANT

PERSONS ON WHOSE

BEHALF THE
APPLICATION IS MADE

LANDOWNER

ANY PERSON WITH AN
AGREEMENT TO ACQUIRE
AN INTEREST IN THE
LAND

1. PROPOSAL

Rooming Accommodation (workers accommodation) with
100 rooms in 25 buildings and ancillary dwelling-caretakers

Lot 10875 and 10876 (11 and 5) Palm Cct, Ross, Town of
Alice Springs
TC (Tourist Commercial)

11,350m?
Tatam Planning Co. - Cat Tatam

Mr Julin Lee

Treehouse Developments Pty Ltd as trustee for The
Treehouse Property Trust - Mr Julin Lee (Director)

Mr Julin Lee and Mr Paul Graham

The proposal is for the purpose of Rooming Accommodation (workers accommodation) and
ancillary dwelling-caretaker at Lot 10875 and 10876 (11 and 5) Palm Circuit, Ross, Town of
Alice Springs comprising of 100 semi elevated accommodation units in twenty-five (25) blocks
of four (4) ensuite rooms. The proposal includes associated landscaping, laundry, communal
pool and BBQ area, and carpark (36 standard car bays and 9 truck / trailer bays).

The subject site is within TC (Tourist Commercial) on a land comprising of 11,350m?.

The application was lodged by Cat Tatam of Tatam Planning Co. on behalf of Treehouse

Developments Pty Ltd.

A copy of the application is at Bookmark B1 - B10.
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2. REASON FOR APPLICATION AND LEVEL OF ASSESSMENT
An application is required for planning permission as the proposal is impact assessable under
Clause 1.8(1)(c)(v) of Northern Territory Planning Scheme (NTPS) 2020 states: a provision of the
Planning Scheme expressly requires assessment as Impact Assessment.

A summarised of the applicable Clauses are listed the table below.

Zone TC (Tourist Commercial)

Use Assessment Development Requirements
Category
Rooming Impact Overlays:
Accommodation | Assessment | . 3¢ | SF - Land Subject to Flooding
(workers
accommodation) Consent Zone:
;/:;h;bou?l (;?nogrgs re\/c:gcllz(;dol?y - 4,13 Zone TC - Tourist Commercial
and ancillary Overlay .
dwelling- Requirement General Development Requirements:
caretakers - 5.2.1 General Height Control

- 5.2.4 Car Parking

- 5.2.4.4 Layout of car parking areas
- 5.2.5 Loading Bays

- 5.2.6 Landscaping

Specific Development Requirements:
- 5.2.2 Building Heights in Alice Springs

- 5.4.3 Building Setbacks for Residential Buildings and Ancillary
Structures

- 5.4.7 Communal Open Space

- 5.4.8 Residential Building Design

- 5.4.19 Residential Plot Ratio

- 5.5.3 General Building and Site Design

- 5.5.4 Expansion of Existing Development in Zones CB, C, SC
and TC

- 5.4.17 Building Articulation

The exercise of discretion by the consent authority that applies is clause 1.10(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:
(a) any relevant requirements, including the purpose of the requirements, as set out in Parts 5
or 6;
(b) any Overlays and associated requirements in Part 3 that apply to the land;
(c) the guidance provided by the relevant zone purpose and outcomes in Part 4, or Schedule 4.1
Specific Use Zones; and
(d) any component of the Strategic Framework relevant to the land as set out in Part 2.

3. ASSESSMENT SYNOPSIS

This report concludes that the Authority should approve and consent the application subject to
conditions on the development permit as detailed in section 9 of this report.
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4. BACKGROUND

The subject sites appear to be utilised for horticultural purpose and referred to as the ‘Date
Farm’. There is no relevant planning history or approval over the site.

The subject site is located to the southern end of Alice Springs (southern side of Heavitree Gap).
The Todd River runs through the Gap, as well as the Stuart Highway and the Ghan railway
alignment. The Todd River flows sporadically in heavy wet seasons, and flooding overlays affect
a portion of the sites to the southern boundary.

The surrounding area consists of land zoned TC (Tourist Commercial) which includes caravan
parks and tourist accommodation such as Discovery Parks Alice Springs and G'day mate Park
Alice Springs. Land zoned CN (Conservation) lies to the west and south-west of the site. The
Ross Highway zoned M (Main Road) lays to the south of the site and continues in the south-
easterly direction.

A locality plan is at Bookmark A.
5. PUBLIC EXHIBITION

The application was placed on public exhibition for a period of two weeks between 14 March
to 28 March 2025. No public submissions were received under section 49(1) of the Planning
Act 1999. Photos of public exhibition signs are at Bookmark C1.

6. MATTERS TO BE TAKEN INTO ACCOUNT (SECTION 51 OF THE PLANNING ACT 1999)

Pursuant to Section 51(1) of the Planning Act 1999, a consent authority must, in considering
a development application, take into account any of the following relevant to the
development:

(a)  any planning scheme that applies to the land to which the application relates

Section 51 of the Planning Act 1999 provides that in considering a development application
the Authority must take into account a range of matters including compliance with the planning
scheme.

The NT Planning Scheme 2020 (NTPS 2020) applies to the land which is zoned TC (Tourist
Commercial). A Technical Assessment of the development application is at Bookmark C, the
technical assessment provides a detailed analysis of compliance against each requirement of
the applicable clauses and should be read in conjunction with this section of the report.

The proposal is Impact Assessable under Clause 1.8(1)(c)(v) of NTPS 2020, therefore Strategic
Framework: Alice Springs Regional Land Use Plan, zone: purpose and outcomes of Clause 4.13
Zone TC (Tourist Commercial), overlays: Clause 3.6 LSF (Land Subject to Flooding) and the
following development requirements Clauses need to be considered:

General Development Requirements:
- 5.2.1 General Height Control
- 5.2.4 Car Parking
- 5.2.4.4 Layout of car parking areas

- 5.2.5 Loading Bays
- 5.2.6 Landscaping
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Specific Development Requirements:
- 5.2.2 Building Heights in Alice Springs
- 5.4.3 Building Setbacks for Residential Buildings and Ancillary Structures
- 5.4.7 Communal Open Space
- 5.4.8 Residential Building Design
- 5.4.19 Residential Plot Ratio
- 5.5.3 General Building and Site Design
- 5.5.4 Expansion of Existing Development in Zones CB, C, SCand TC
- 5.4.17 Building Articulation

The proposal has been assessed against the NTPS 2020 and the abovementioned
requirements at Bookmark C and complies with all relevant clauses.

(b)  any proposed amendments to such a planning scheme:
(i) that have been or are on exhibition under Part 2, Division 3;
(ii) in respect of which a decision has not been made under Part 2, Division 5; and
(iii) that are relevant to the development proposed in the development application

There are no proposed amendments to the Northern Territory Planning Scheme 2020 which
affect this proposal.

(c) an interim development control order, if any, in respect of the land to which the application
relates

There are no interim development control orders relevant to the site.

(d) an environment protection objective within the meaning of the Waste Management and
Pollution Control Act 1998 that is relevant to the land to which the application relates

There are no environmental protection objectives relevant to the land.

(e)  any submissions made under section 49, and any evidence or information received under
section 50, in relation to the development application

No public submissions were received during the exhibition period under Section 49 of the
Planning Act 1999 with respect to the proposal.

()  a matter that the Minister has, under section 85, directed it to consider in relation to
development applications generally

The Minister has made no direction in relation to the application.
(h)  the merits of the proposed development as demonstrated in the application

The application submits that the proposal has the following merits:

- Thesite is considered suitable for the intended land use proposed, noting the purpose of the
tourist commercial zone and the intent of the proposal to provide additional accommodation.

- The proposed development is considered compatible with the surrounding area in terms of
built form and density, noting similar typologies at the neighbouring caravan park
developments of Discovery Parks and G’'Day Mate parks.

- The nature and scale of the proposed development is suitable to the local context. The
development does not contravene any height, setback or plot ratio provisions.

- The development will not introduce negative impacts on the surrounding area. The proposed
Rooming Accommodation use and ancillary Dwelling - Caretaker is not expected to impact
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on the amenity of the area in regard to noise, dust, light, emissions or the like that would be
unreasonable in a Tourist Commercial zone.

- The development is not detrimental to the public interest, noting that the development
represents significant investment in the town of Alice Springs, as well as local construction
and employment opportunities.

- The proposed development is compliant with all relevant provisions of the Scheme.

(i) the capability of the land to which the proposed development relates to support the proposed
development and the effect of the development on the land and on other land, the physical
characteristics of which may be affected by the development

The subject site is zoned TC (Tourist Commercial) and the proposal for Rooming
Accommodation (workers accommodation) is merits assessable under the zone however, the
site is also affected by a 1% AEP Flood from Todd River however, the proposed buildings are
generally on unconstrained land and finish floor level is to be clear of defined flood event.
Notwithstanding this, the proposal is consistent with the purpose of the land in that it shall
facilitate commercial and residential development that caters for the needs of visitors, supports
tourism activities, and is of a scale and character compatible with surrounding development.

Additionally, comments received from Rangeland Division of Department of Lands, Planning
and Environment can be addressed by way of condition on subsequent development permit.

(k)  the public facilities or public open space available in the area in which the land is situated and
the requirement, if any, for the facilities, or land suitable for public recreation, to be provided
by the developer

There is no requirement for the provision of public facilities or open space as part of the
proposed application. The subject site is within in walking distance to established open space
(Todd River) and pedestrian networks.

(m) the public utilities or infrastructure provided in the area in which the land is situated, the
requirement for public facilities and services to be connected to the land and the requirement,
if any, for those facilities, infrastructure or land to be provided by the developer for that
purpose

The proposal was circulated to the following authorities for comment:
Local Authority:

Alice Springs Town Council - Bookmark D1
Council raised the following comments for consideration:
- Acknowledged the ongoing development in the locality road and recommended a
review of the Stormwater Management Plan.
- The Council recommends that the applicants explore the possibility for construction of
a separate slip lane for vehicular access and egress to and from the property and the
plans be submitted for Alice Springs Town Council approval at no cost to Council.
- Council also recommended conditions to be added to subsequent permit.
- Council is concern with the increase of development and activities in the vicinity
regarding potential carparking overflow.
- Council requires the following information prior to the commencement of use:
0 A comprehensive survey and analysis of likely vehicle ownership and usage patterns
by residents, specifically considering personal vehicle use.
0 A detailed assessment of whether the proposed 36 standard parking bays are truly
adequate for the anticipated peak demand, backed by the analysis from the survey.
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0 A robust and enforceable plan for managing any potential parking overflow. This
needs to include clear strategies for onsite parking management and definite
measures to prevent any parking on Palm Circuit. Please include details on shuttle
services, bicycle parking, public transport access, and most importantly, how you'll
proactively ensure residents and visitors avoid parking off-site.

0 A clear demonstration of how workers will get into town and other locations, also
considering individual travel needs beyond organised work transport.

Development Assessment Services (DAS) acknowledged the car parking concern by Council,
however, the proposal has provided 45 car parking spaces so the proposal exceeds the
minimum 23 car parking spaces required by NTPS 2020. The consent authority has the
discretion to include the condition on the subsequent permit or deemed the development
compliance with NTPS 2020 and omit the recommended condition by Council. Additionally, the
applicant provided additional information on the 22 May 2025 stating that proposed plans can
be amended to include 10 bicycle parking spaces, 5 motorcycle parking spaces to address
Council’s concerns. The applicant also noted that the intended operation of the site is to ensure
that bookings are tied to car parking spaces. Where group bookings are received for more than
15 people, shuttle bus services will be required by the site operator to reduce/manage any
potential car parking overflow.

Service Authority:

Transport _and Civil Division (TCSD), Department of Logistic and Infrastructure (DLI) -
Bookmark D2
TCSD does not object to the development subject to the following comments for consideration:

- Traffic Impact Report in accordance with the Austroads Guide to Traffic Management Part
12: integrated Assessment for Developments is recommended. This has been addressed
by way of condition.

- The applicant must obtain a “Permit to Work within the NTG Road Reserve.” This has
been addressed by way of a Note.

- The access to the site shall be located as far as possible from the Ross Highway / Palm
Circuit / Ragonesi Road roundabout. This can be addressed by way of condition.

- A Construction Traffic Management Plan (CTMP) is required. This has been addressed
by way of a Condition Precedent.

- No access temporary access or parking shall be permitted to the lots from Ross Highway
Road reserve. All proposed access are off Council roads. No further action has been
taken.

- Construction vehicles must not drop material on the roads when existing and entering
the site. This has been addressed by way of General Condition.

- Stormwater drainage must be contained within the site and appropriately discharged to
the underground stormwater system of the relevant authority. This has been addressed
by way of Condition

- Works within any new road reserve to be to the standards of the relevant Council and
this has been addressed by way of condition.

- Ross Highway frontage is to be appropriately fenced in accordance with the DLI
standards and requirements and this can be addressed by way of notes on the permit.

- The developer shall consider the Department's Policy "Road Traffic Noise on NTG
controlled roads" and have carried out, in accordance with AS3671 Road Traffic Noise
Intrusion - Building Siting and Construction, an assessment by a suitably qualified
person of the development's present and predicted future exposure to road traffic noise
levels. This can be addressed by way of general condition.

- The finish of any Prime Identification sign, if erected, shall be such that, if illuminated,
day and night readability is the same and is of constant display (i.e. not flashing or of
variable message). This can be addressed by way of condition.
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- Any works within or impacting upon the Ross Highway Road reserve shall be
rehabilitated to the standards and requirements of DLI. This has been addressed by way
of condition.

Power and Water Corporation (PWC) - Power Services - Bookmark D3
Power services raised the following comments for consideration:
- PWHC note that there are no power services to the subject sites and recommended the
consolidation of the Lot 10875 and 10876 to satisfy the power servicing requirements.
This can be addressed by way of condition.
- Other standard comments for consideration and at Bookmark D3 and these matters can
be addressed by way of general condition, with associated notes.

Rangeland Division of Department of Lands, Planning and Environment - Bookmark D4
Power services raised the following comments for consideration:

- The Rangelands Division requested that any development permit include a Condition
Precedent for the provision of a Type 2 Erosion and Sediment Control Plan (ESCP) for
each stage, along with subsequent General Conditions to undertake works in
accordance with the endorsed ESCP and apply reasonable and practicable measures “to
prevent erosion occurring onsite, sediment leaving the site, and runoff from the site
causing erosion offsite.” In addition, standard notes have been included. These
conditions have been incorporated into the recommended conditions for any
subsequent development permit.

- Other standard comments for consideration and at Bookmark D4 and these matters can
be addressed by way of general condition, with associated notes.

- NT Heritage Branch advised that there are no nominated, provisionally declared or
declared heritage places or objects within the subject area If archaeological places are
discovered over the course of the work, establish an exclusion zone around the site and
contact the Heritage Branch immediately. This can be address as note on the
subsequent permit.

- Environmental regulation division advised that all persons are required to comply with
the General Environmental Duty under section 12 of the Waste Management and
Pollution Control Act 1998 (NT) (WMPC Act). Activities that require authorisation are
listed in Schedule 2 of the WMPC Act and non-exhaustive list at Bookmark D4 inclusive
of Site Contamination. The proponent is responsible for ensuring their activities comply
with the WMPC Act. A standard note regarding the statutory obligations under the
WMPC Act has been included within the recommended conditions.

Northern Territory Fire and Rescue Services - Bookmark D5

Northern Territory Fire and Rescue Services have not objection provided that the development
adhere to the National Construction Code requirements and Fire and Emergency Regulations.
The applicant has a copy of the comments from NT Fire and Rescue Services, no further action.

Aboriginal Areas Protection Authority (AAPA) - Bookmark D6

AAPA advised that there is restricted work area which intersect with the subject land. As such,
applicant is advised to apply for AAPA authority certificate. The applicant has a copy of the
letter from AAPA, and an advisory note will be added to the subsequent development permit.

(n) the potential impact on the existing and future amenity of the area in which the land is
situated

The site is currently undeveloped land and appears be used as a date farm. Therefore, this
development may have an impact on the current amenity of the area during the delivery and
upon commencement of the use. Nevertheless, the proposed Rooming Accommodation is
consistent with the land use purpose under the NTPS 2020.
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The development will add more accommodation options and support tourism. The
development is anticipated to fit with the established uses in the locality. As such, the proposal
is unlikely to cause any undue impact on the area or alter community expectations for the site.
Any subsequent development permit should include conditions to address potential amenity
impact during the construction.

Conditions and notes on any subsequent development permit address the matters identified
by service authorities (erosion and sediment control, stormwater, construction noise, vehicle
access, reticulated services etc.)

(p) the public interest, including (if relevant) how the following matters are provided for in the
application:

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

The development and use is expected to be of benefit to the community in terms of
provision of additional accommodation options for tourists, residents and workforce.

The proposed development provides measures to maintain safety of the community. Sufficient
fencing is provided for the property and buildings are designed to allow for casual surveillance
of the private open space and streetscape.

Impacts on water safety are unlikely to occur as the development is connect to urban
reticulated services. The proposal includes a swimming pool on the site and pool safety and
fence will be the responsibility of the landowner.

The proposal includes ramp / pathway up the finish floor level and appears to be designed for
people with mobility impairments and to improve a safe path of travel (gradient, dimensions
etc). Furthermore, the building certification process will ensure the design and construction of
the buildings will comply with contemporary building standards for persons with disabilities,
relevant to the National Construction Code classification.

(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;

Not applicable to this application.

(@)  for a proposed 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 to this application.

(r)  any potential impact on natural, social, cultural or heritage values, including, for example, the
heritage significance of a heritage place or object under the Heritage Act 2011

The application included a Sacred Site Issues Report prepared by Geoff Miers Garden Solutions
Pty Lty at Bookmark B7. The report concludes that there no examples of Eucalyptus
camaldulensis, Corymbia aparrerinja or Hakea eyreana (trees of significance) found within the
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boundaries of the subject lots and no trees outside the property that have their Tree Protection
Zones within close proximity of the property boundaries.

However, there is an Ironwood, Acacia estrophilolata (tree of significance) located along the
southern boundary of the property being 16 metres west of the south-eastern corner of the
property. The report recommended that any proposed immediate works around the tree must
conform with the instructions provided within the report and allow for works to occur
immediately outside the Structural Root Zone but within the Tree Protection Zone.

In accordance with the advice received from NT Heritage division, there are no known
natural, social, cultural or heritage values on the site or in the immediate surrounding area.

(s)  any beneficial uses, quality standards, criteria, or objectives, that are declared under section
73 of the Water Act 1992

The subject site is within the Alice Springs Water Control District. 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.

(t)  other matters it thinks fit
No other matters are raised for consideration by the consent authority.
Section 51(2) of the Planning Act 1999

If a development proposal is required to be referred to the NT EPA under Part 4, Division 3 of the
Environment Protection Act 2019, the consent authority must not make a decision under this
Division in relation to a development application for the proposal unless:

(a) the NT EPA has determined that an environmental impact assessment is not required under
that Act for that proposal; or

(b) if the NT EPA has determined that an environmental impact assessment is required - an
environmental approval has been granted under that Act for the proposal and the decision is
consistent with that approval; or

(c) the Environment Protection Act 2019 otherwise permits the making of the decision.

The application materials and comments received from service authorities did not indicate that
the proposed development require the preparation of any environmental reports or impact
statements under the Environment Protection Act 2019. However, DAS considered the
Environmental regulation division and advised the applicant that they are required to comply
with the General Environmental Duty under section 12 of the Waste Management and Pollution
Control Act 1998 (NT) (WMPC Act). It is noted that activities that require authorisation are
inclusive of Site Contamination (Bookmark D4) are notes to be included in any subsequent
development permit. NT Contaminated Land Guide identify ‘orchard’ (historical/existing Date
Palms plantation on the site) in the list of potential contaminating activities. DAS acknowledge
that the proponent is responsible for ensuring that their activities comply with the WMPC Act.

Given that the application was not referred to the EPA by Rangeland Division, DAS
recommends a standard note regarding the statutory obligations under the WMPC Act to be
included in the subsequent development permit. The applicant is aware of the notation and
verbally advised that they will under the environmental duty under the Act and shall work on
contaminated land assessment in accordance with the National Environment Protection
(Assessment for Site Contamination) to confirm whether there is/no potential or actual site
contamination as recommended by DAS.
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7. RECOMMENDATION

That, pursuant to section 53(a) of the Planning Act 1999, the Development Consent Authority
consent to the application to develop Lot 10875 and 10876 (11 and 5) Palm Cct, Ross, Town
of Alice Springs for the purpose of Rooming Accommodation (workers accommodation) with
100 rooms in 25 buildings and ancillary dwelling-caretakers, subject to the following conditions:

CONDITIONS PRECEDENT

1. Prior to the endorsement of plans and prior to the commencement of works, a schematic
plan demonstrating the on-site collection of stormwater and its discharge into the Alice
Springs Town Council stormwater drainage system shall be submitted to and approved by
Alice Springs Town Council, to the satisfaction of the consent authority. The plan shall
include details of site levels and Council's stormwater drain connection point/s. The plan
shall also indicate how stormwater will be collected on the site and connected underground
to Council’s system or an alternate approved connection.

2. Prior to the endorsement of plans and prior the commencement of use, a traffic and parking
management plan must be submitted to and approved by the Alice Springs Town Council
and submitted to the consent authority addressing the use of the property for the purpose
of Rooming Accommodation (workers accommodation). When approved, the plan will be
endorsed and will form part of the permit. Traffic and parking operations on and adjacent
to the site must conform to this endorsed plan. The plan must be developed involving
consultation with Alice Springs Town Council and include specific measures to manage any
potential overflow of car parking associated with the Rooming Accommodation from
utilising the abutting Alice Springs Town Council roads reserve for the purpose of parking
vehicles, loading and unloading of passengers or goods, to the satisfaction of the consent
authority. The traffic and parking management plans shall be informed by:

(a) A comprehensive survey and analysis of anticipated vehicle ownership and usage
patterns by residents of the proposed rooming accommodation. This analysis must
consider the potential for residents to own and utilise personal vehicles.

(b) A detailed assessment must demonstrate that the adequacy of the proposed 36 standard
parking bays to accommodate the anticipated peak parking demand. This assessment
must provide justification for the sufficiency of the provided parking, based on the survey
and analysis required in point (a).

(c) A plan for managing potential parking overflow, including strategies for on-site parking
management and alternative transportation options. This should include information on
potential shuttle services, bicycle parking, and public transport access.

(d) A demonstration of how larger group of people (workers) will be transported into town
and other locations for group bookings.

3. Prior to the endorsement of plans and prior to the commencement of works, a trafficimpact
assessment report accordance with the Austroads Guide to Traffic Management Part 12:
integrated Assessment for Development is to be prepared by a suitably qualified traffic
engineer with attention to the modelling of the adjacent intersections, development's traffic
generation, trip distribution, traffic operation impact, the nature and timing of impacts, and
recommended measures required to accommodate and/or mitigate the traffic impacts of
the development, including construction traffic and identifying any necessary upgrades to
the surrounding street network to the requirements of the Alice Springs Town Council and
Transport and Civil Services Division of the Department of Logistics and Infrastructure, to
the satisfaction of the consent authority.

10
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4. Prior to the commencement of works, a Construction Traffic Management Plan (CTMP) for
the management and operation of the use must be prepared to the requirements of an
independent suitably qualified professional and submitted to the consent authority upon
the advice of the Transport and Civil Services Division of the Department of Logistics and
Infrastructure (TCSD, DLI). When approved, the CTMP will then form part of the permit.
The use must at all times be conducted in accordance with the endorsed plan. The CTMP
must include:

(a) Detail of all appropriate site management measures, including construction access,
proposed haulage routes, vehicle types, protection of existing assets, protection of
public access and a risk assessment) and/or an Operational Traffic Management
Plan (detailing access routes, vehicle types and other relevant matters, including a
risk assessment) shall be submitted to the TCSD, DLI for consideration prior to
commencement of any works, to the satisfaction of the consent authority.

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 Lands, Planning and Environment
(DLPE) Erosion and Sediment Control Plan (ESCP) Procedures (see notations).

The ESCP must be certified by a suitably qualified and experienced professional (see
notations) and must be submitted 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. All works recommended by the traffic impact assessment are to be completed to the
requirements of the Alice Springs Town Council and Transport and Civil Services Division
of the Department of Logistics and Infrastructure, to the satisfaction of the consent
authority.

8. Before the use or occupation of the development starts, the area(s) set-aside for the parking
of vehicles and access lanes as shown on the endorsed plans must be:
(@) constructed;
(b) properly formed to such levels that they can be used in accordance with the plans;
(c) surfaced with an all-weather-seal coat;
(d) drained:;
(e) line marked to indicate each car space and all access lanes; and
(f) clearly marked to show the direction of traffic along access lanes and driveways to the
satisfaction of the consent authority.
Car parking spaces, access lanes and driveways must be kept available for these purposes
at all times.

9. All works relating to this permit must be undertaken in accordance with the certified Type
2 ESCP. Should the certified Type 2 ESCP require amendment, the revised ESCP must be
certified by a suitably qualified and experienced professional and submitted to
Development Assessment Services (via email: das.ntg@nt.gov.au).

At completion of works, certification must be provided by a suitably qualified and
experienced professional regarding satisfactory implementation of permanent erosion and
sediment control measures and site stabilisation. This certification must be submitted to
Development Assessment Services (via email: das.ntg@nt.gov.au).

11
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10. Any security boom, barrier or similar device controlling vehicular access to the premises
must be located a minimum of six metres inside the property to allow vehicles to stand clear
of Palm Circuit pavement and footpath.

11. “No entry/no exit” signs and arrows directing the internal traffic movement on site shall be
provided at completion of building to the requirements and satisfaction of the consent
authority.

12. Before the use/occupation of the development starts, the landscaping works shown on the
endorsed plans must be carried out and completed to the satisfaction of the consent
authority.

13. The landscaping shown on the endorsed drawings must be maintained to the satisfaction
of the consent authority, including that any dead, diseased or damaged plants are to be
replaced.

14. 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.

15. 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.

16. The owner of the land must enter into agreements with the relevant authorities for the
provision of water supply, electricity services to each stage of the development shown on
the endorsed drawings in accordance with the authorities’ requirements and relevant
legislation at the time. Please refer to notation 1 for further information.

17. Stormwater is to be collected and discharged into the drainage network to the technical
standards of and at no cost to Alice Springs Town Council, to the satisfaction of the consent
authority.

18. The kerb crossovers and driveways to the site shown on the drawings endorsed as part of
this permit are to meet the technical standards of Alice Springs Town Council, to the
satisfaction of the consent authority.

19. 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, in accordance with the requirements of Alice Springs Town Council, to the
satisfaction of the consent authority.

20. All proposed works impacting on Palm Circuit (including the provision or connection of
services) are to be designed, supervised and certified on completion by a practicing and
registered civil engineer, and shall be in accordance with the standards and specifications
of the Alice Springs Town Council, Drawings must be submitted to the Alice Springs Town
Council, for approval and no works are to commence prior to approval and receipt of a
"Permit to Work Within a Road Reserve".

21. The finish of any Prime Identification sign, if erected, shall be such that, if illuminated, day
and night readability is the same and is of constant display (i.e. not flashing or variable
message). The sign shall be positioned:

(a) so as not to create sun or headlight reflection to motorists; and

(b) be located entirely (including foundations and aerially) within the subject lot.
Notwithstanding the approved plans, all sighage is subject Alice Springs Town Council
approval, at no cost to Council.

12
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Notes

1.

10.

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.

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

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/buildersdesigners.html

This development permit is not an approval to undertake building work. You are advised to
contact a Northern Territory registered building certifier to seek a building permit as
required by the Northern Territory Building Act 1993 before commencing any demolition
or construction works.

Notwithstanding the approved plans, all signage is subject to Alice Springs Town Council
approval, at no cost to Council.

A “Permit to Work Within a Road Reserve” may be required from Alice Springs Town
Council before commencement of any work within the road reserves.

Any intersection and / or road upgrade works required to accommodate the proposed
development and within NTG controlled road reserves shall be carried out by the developer,
at the developer's cost, to the standards and requirements of the TCSD, DLI.

Any on-site wastewater management system is to be installed or upgraded in accordance
with the NT Code of Practice for Wastewater Management.
https://nt.gov.au/ _data/assets/pdf file/0011/998048/note-109-
wastewatermanagement-system-design-installation.pdf

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.

The permit holder is advised that it is an offence to disturb or destroy prescribed
archaeological places without consent under the Heritage Act 2011. Should any heritage or
archaeological material be discovered during the clearing operation, cease operation and
please phone Heritage Branch of the Department of Lands, Planning and Environment.

13


http://www.infrastructure.gov.au/tind
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/buildersdesigners.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/buildersdesigners.html
https://nt.gov.au/__data/assets/pdf_file/0011/998048/note-109-wastewatermanagement-system-design-installation.pdf
https://nt.gov.au/__data/assets/pdf_file/0011/998048/note-109-wastewatermanagement-system-design-installation.pdf

11.

12.

13.

14.

15.

16.

ltem 1

The development and use hereby permitted must be in accordance with Northern Territory
legislation including (but not limited to) the Building Act 1993, the Public and Environmental
Health Act 2011 and the Food Act 2004.

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) 89364070 to determine if the proposed works are subject to the Act.

There are statutory obligations under the Waste Management and Pollution Control Act
1998 (the 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 Act, including the
General Environmental Duty under Section 12 of the Act. There is also a requirement to
obtain an authorisation prior to conducting any of the activities listed in Schedule 2 of the
Act. Guidelines to assist proponents to avoid environmental impacts are available on the
Northern Territory Environment Protection Authority website at:
http://ntepa.ntg.gov.au/waste-pollution/guidelines/guidelines

The Act, administered by the Northern Territory Environment Protection Authority, is
separate to and not reduced or affected in any way by other legislation administered by
other Departments or Authorities. The Environment Operations Branch of the Environment
Division may take enforcement action or issue statutory instruments should there be non-
compliance with the Act.

Lot 10876 and 10875 Town of Alice Springs is located within the Alice Springs Erosion
Hazard Area as declared under the Soil Conservation and Land Utilisation Act 1969. The
landholder must not undertake activities that will cause or exacerbate erosion associated
with wind or water and must manage groundcover to ensure effective dust control. For
further information, contact the Development Coordination Branch: (08) 8999 4446.The
DLPE ESCP Procedures factsheet is available at:
https://environment.nt.gov.au/rangelands/technical-notes-and-fact-sheets/land-
management-technical-notes-and-fact-sheets.

A suitably qualified and experienced professional in erosion and sediment control is defined
by the International Erosion Control Association (IECA) Australasia at
https://www.austieca.com.au/rsp-esc/suitably-qualified-professional

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
Land Management Factsheets available at https://nt.gov.au/environment/soil-land-
vegetation. For further advice, contact the Development Coordination Branch: (08) 8999
4446.
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REASONS FOR THE RECOMMENDATION

Pursuant to section 51(1)(a) of the Planning Act 1999, the consent authority must take into
consideration the planning scheme that applies to the land to which the application relates.

The NT Planning Scheme 2020 applies to the land and Rooming Accommodation (workers
accommodation) with 100 rooms in 25 buildings and ancillary dwelling-caretakers requires
consent under Clause 1.8 (When development consent is required). It is identified as
Impact Assessable under Clause 1.8(1)(c)(v) of NTPS 2020, therefore Part 2: Strategic
Framework - Alice Springs Regional Land Use Plan, zone purpose and outcomes of Clause
4.13 Zone TC (Tourist Commercial), overlays Clause 3.6 LSF (Land Subject to Flooding) and
the following Clauses need to be considered:

General Development Requirements:
- 5.2.1 General Height Control

- 5.2.4 Car Parking

- 5.2.4.4 Layout of car parking areas
- 5.2.5 Loading Bays

- 5.2.6 Landscaping

Specific Development Requirements:

- 5.2.2 Building Heights in Alice Springs

- 5.4.3 Building Setbacks for Residential Buildings and Ancillary Structures
- 5.4.7 Communal Open Space

- 5.4.8 Residential Building Design

- 5.4.19 Residential Plot Ratio

- 5.5.3 General Building and Site Design

- 5.5.4 Expansion of Existing Development in Zones CB, C, SC and TC

- 5.4.17 Building Articulation

These clauses have been considered and it is found that the proposal complies with the
relevant requirements of the Planning Scheme.

Development Assessment Services and Alice Springs Town Council acknowledged that the
proposal complies with Clause 5.2.4 (Car Parking) in that 45 car parking spaces are provided
which exceeds the minimum 23 car parking spaces required by NTPS 2020 for Rooming
Accommodation development consisting of 100 rooms. However, Alice Springs Town
Council is concern about the potential overflow of car parking given the number of rooms
proposed and potential for car ownership of future occupants. Therefore, a condition
precedent is included in the development permit requesting for amended plans to include
10 bicycle parking spaces, 5 motorcycle parking spaces to address Council's concerns.
Additionally, an operation management plan will form part of the permit to ensure room
bookings are tied to car parking spaces available. Where group bookings are received for
more than 15 people, shuttle bus services will be required by the site operator to
reduce/manage any potential car parking overflow.

Pursuant to section 51(1)(j) of the Planning Act 1999, the consent authority must take into
consideration the capability of the land to which the proposed development relates to
support the proposed development and the effect of the development on the land and on
other land, the physical characteristics of which may be affected by the development.

The subject site is zoned TC (Tourist Commercial) and the proposal for Rooming

Accommodation (workers accommodation) is merits assessable under the zone however,
the site is also affected by a 1% AEP Flood from Todd River however, the proposed
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buildings are generally on unconstrained land and finish floor level is to be clear of defined
flood event. Notwithstanding this, the proposal is consistent with the purpose of the land
in that it shall facilitate commercial and residential development that caters for the needs of
visitors, supports tourism activities, and is of a scale and character compatible with surrounding
development.

3. Pursuant to section 51(1)(n) of the Planning Act 1999, the consent authority must take into
consideration the potential impact on the existing and future amenity of the area in which
the land is situated.

The site currently appears to be a Date Palm plantation. Therefore, this development may
have an impact on the current amenity of the area during the delivery and upon
commencement of the use. Nevertheless, the proposed Rooming Accommodation is
consistence with the land use purpose under the NTPS 2020 and plans shows retention of
majority of the existing palm trees to form the landscaping.

The development will add more accommodation options and support the tourism. The
development is anticipated to fit with the established uses in the locality. As such, the
proposal is unlikely to cause any undue impact on the area or alter community expectations
for the site.

Conditions and notes on any subsequent development permit address the matters

identified by service authorities (erosion and sediment control, stormwater, construction
noise, vehicle access, reticulated services etc.)

AUTHORISED: e
SEBIT RAMBANG
SENIOR PLANNER

DEVELOPMENT ASSESSMENT SERVICES
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SUMMARY.

DEVELOPMENT APPLICATION DETAILS.

Proposed Development.

Proposed ‘Rooming Accommodation’ (Worker Accommodation) & ancillary
Dwelling — Caretaker use.

Site Address. 5 & 11 Palm Place, Ross NT (Lot 10876 & 10875 Town of Alice Springs).
Site Area. Lot 10876: 5,340m?

Lot 10875: 6,010m?
Easements. None Identified.

Owner Details.

Treehouse Developments Pty Ltd (ACN 620 055 718) as trustee for The Treehouse
Property Trust

Beneficiaries. None ldentified.
Applicant. Tatam Planning Co.
Contact Address. PO Box 2224 Darwin NT 0801.

Contact Person.

Catriona Tatam.

Contact Email.

cat@tatamplanningco.com.au.

Job Reference.

JO119

PLANNING SCHEME DETAILS.

Planning Scheme.

Northern Territory Planning Scheme 2020.

Existing Defined Use(s).

Horticulture (Date Farm)

Proposed Defined Use(s).

Rooming Accommodation (Worker Accommodation)

Zone.

TC (Tourist Commercial).

Category of Assessment.

Merit Assessable, but changed to Impact Assessable by virtue of an overlay which
requires consent.

Consent Authority.

Alice Springs Division of the Development Consent Authority or delegate.

Overlays.

LSF — Land Subject to Flooding.

Regional Land Use Plan.

Alice Springs Regional Land Use Plan.

Sub Regional Land Use Plan.

None ldentified.

Area Plan.

None Ildentified.

|dentified Variations.

None Ildentified.

COPYRIGHT

All rights reserved. The contents of this document shall not be copied in whole or part without written

permission of Tatam Planning Co. This document remains the intellectual copyright of Tatam Planning Co.




STATEMENT OF EFFECT.
ROOMING ACCOMMODATION (WORKERS ACCOMMODATION)

& ANCILLARY DWELLING - CARETAKERS
DATE FARM — ALICE SPRINGS (5 & 11 PALM PLACE, ROSS NT)

1. INTRODUCTION.

1.1 DEVELOPMENT APPLICATION.

Tatam Planning Co. has been engaged by AsBuild NT on behalf of the landowners to prepare a Development
Application for the proposed Rooming Accommodation (Worker's Accommodation) and ancillary Dwelling —
Caretaker's use at 5 & 11 Palm Place, Ross (Lot 10876 & 10875 Town of Alice Springs). The site is colloquially
referred to as the ‘Date Farm’, on account of the existing horticultural operations involving the cultivation of
dates on site.

The sites are located within Zone TC (Tourist Commercial) of the Northern Territory Planning Scheme 2020
(NTPS). The proposed development is defined under the NTPS as Rooming Accommodation, which is a Merit
Assessable use in Zone TC. However, it is noted that the subject site if affected by the LSF (Land Subject to
Flooding) overlay, which requires consent. The land use permissibility is therefore designated as Impact
Assessable. The proposed Caretaker's Dwelling is considered to be ancillary to the primary use of Rooming
Accommodation.

The proposal includes the following development to the Date Farm:
- 100 semi elevated accommodation units in twenty-five (25) blocks of four (4) units, defined as
'Rooming Accommodation’;
Caretaker's residence (Dwelling — Caretaker);
Laundry;
Communal pool and BBQ area;
Carpark, including 36 standard car bays and nine (9) truck / trailer bays; and
Associated landscaping and tree retention.

N2 20 20 20\ Z

In accordance with Section 44(a) of the Northern Territory Planning Act 1999 (NTPA) and Section 1.8(c) of the
NTPS, consent is required for the proposed Impact Assessable use. Pursuant to Section 44 of the NTPA, Tatam
Planning Co. seeks consent on behalf of our client for the proposed use of the land.

1.2 CONTENTS OF THIS STATEMENT OF EFFECT.

This Statement of Effect has been prepared to support the required development application (DA). Included
within this Statement of Effect are the following attachments:

> Attachment A. Certificates of Title Documents.

> Attachment B. Survey Plan.

> Attachment C. Site Plan.

> Attachment D. Zoning Plan.

> Attachment E. Proposed Development Plans.

> Attachment F. Stormwater Management Plan.

> Attachment G. Sacred Site Tree Preservation Report.
> Attachment H. Site Services Plans.

In preparing this Statement of Effect, Tatam Planning Co. has conducted a desktop site and locality inspection,
examined the development and site history, discussed the operation of the proposed development andexisting
operations with the client, and considered the relevant provisions of the NTPS 2020.
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1.3 OWNERSHIP OF THE SITE AND BENEFICIARIES.

The Certificate of Title identifies Treehouse Developments Pty Ltd (ACN 620 055 718) as trustee for The
Treehouse Property Trust as the landowners of the subject site.

No other parties are identified as a beneficiary to the application. Title documents for the site are provided in
Attachment A.

1.4 PLANNING HISTORY OF THE SITE.

The Certificates of Title typically lists the previous building and development approvals issued over the sites.
There are no previous approvals listed on the Certificates of Title for either site.
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DATE FARM — ALICE SPRINGS (5 & 11 PALM PLACE, ROSS NT)

2.  SITE AND LOCALITY.

2.1 DESCRIPTION OF LOCALITY.

The subject site is located to the southern end of Alice Springs adjacent to the southern side of Heavitree Gap.
The Gap is a water gap in the McDonnell Ranges, and is considered the southern entrance to the main Alice
Springs township area. The Todd River runs through the Gap, as well as the Stuart Highway and the Ghan
railway alignment. The Todd River flows sporadically in heavy wet seasons, and flooding overlays affect a
portion of the sites to the southern boundary.

The surrounding area consists of primarily of land zoned TC (Tourist Commercial), which includes caravan
parks and tourist accommodation such as Discovery Parks Alice Springs and G'day mate Park Alice Springs.
Land zoned R CN (Conservation) lies to the rear (west and south-west) of the site. The Stuart Highway
alignment (zoned M — Main Road) and the Ghan alignment (zoned RW) run to the west of the site and run in
a general north-south alignment. The Ross Highway alignment (zoned M — Main Road) lays to the south of
the site and runs in a south-easterly direction.

2.2 DESCRIPTION OF THE SITE.

The subject sites are located at 5 & 11 Palm Place, Ross (Lots 10876 & 10875 Town of Alice Springs). The sites
are currently utilised for a horticultural purpose and are referred to as the ‘Date Farm’ or ‘Date Gardens'. The
subject sites contain approximately 99 date trees.

Primary access to the site is gained through the neighbouring Lot 10874 (not subject to this application) and
secondary access from Palm Place into Lot 10876. Palm Place is a two-way road from Palm Circuit, but
becomes a one-way road after the nearby Discovery Parks entry point to Ragesoni Road.

The subject site is zoned TC (Tourist Commercial). The sites form a combined triangular shape, with a triple
street frontage to Palm Place to the west, south and east.

Survey Plan L.T.0.2017/039 is provided at Attachment B. A site aerial is provided at Attachment C. A Site Zoning
plan is provided at Attachment D.

It is noted that the site is affected by flooding to the southernmost boundary of the site. This is addressed
further in Section 4.3 of this report. A Stormwater Management Plan and associated Flood Mapping is
provided at Attachment F.

As noted above, the site contains approximately 99 date trees. It is noted that these is significant vegetation
in close proximity to the site, or within the site. Refer Attachment G for the Sacred Sites Tree Preservation
Report.
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3. PROPOSED DEVELOPMENT.

3.1 APPLICATION BACKGROUND.

The proposal is for a ‘'Rooming Accommodation’ use, including ancillary ‘Dwelling - Caretaker’ use on Lots
10875 & 10876 Town of Alice Springs.

Rooming Accommodation and Dwelling — Caretaker are defined under the NT Planning Scheme 2020 (NTPS)
as follows:

Rooming Accommoaation means premises such as hostels, guest houses, student and worker
accommodation used for the accommodation of unrelated persons which may include:

(a) the provision of food or other services and facilities, and/or

(b) on-site management or staff and associated accommodation,

and where each guest/resident:

() has a right to occupy one or more rooms, and

(d) does not have a right to occupy the whole of the premises in which the rooms
are situated; and

(e) may have separate facilities for private use or share communal facilities or

communal space with other residents
The use can include where ancillary, bar-small, food premises-café/take away, office, and shop;,

Dwelling-Caretakers means a dwelling which is ancillary to the non-residential use of the land on which
it is erected and which is occupied by the bona fide caretaker of the land;

The proposal includes the following development to the Old Date Farm:

100 semi-elevated accommodation units in twenty-five (25) pods of four (4) units;

Ancillary Caretaker's residence;

Reception area (included within the Rooming Accommodation land use, per the definition);
Communal Laundry area;

Communal pool and BBQ area;

Carpark, including 36 bays and nine (9) truck / trailer bays; and

Associated landscaping and tree retention of 36 date trees on site.

B 22 2 222

The units are prefabricated and will be completely self-contained. Each unit consists of private access, front
deck area, one bedroom, kitchenette facilities, shower, and toilet amenities. A total of 100 units are

proposed, with 36 standard vehicle bays and nine (9) truck / trailer parks proposed in a separate parking
area. A copy of the Development Plans is provided at Attachment E.

All units are raised by 500mm to ensure that the units remain above flood levels. Based on the estimated 1
in 100 year flood height of 565.5 AHD, it is proposed that a minimum floor height of 565.8 AHD is
adopted to provide a floor height 300 mm above the estimated maximum flood level. It is noted
that actual constructed floor heights may exceed the minimum floor height. Refer Attachment F —
Stormwater Management Plan.
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A Sacred Site Tree Preservation report has also been provided at Attachment G. This report concludes that:

- The Aboriginal Areas Protection Authority (AAPA) provided a letter dated 28th June 2022 including
an abstract of records pursuant to the Northern Territory Aboriginal Sacred Sites Act (NT) relating to
the properties, noting that:

0 there are currently no registered sacred sites located on the parcel of land;

0 there are recorded sacred sites on the parcel of land (however none are shown on mapping);

0 there are restricted work areas in the parcel of land which are provided for in a previously
issues Authority Certificate.

- The Recorded Sacred Sites and Restricted work areas on the property relate to a strip of land along
the front boundary of the property to Palm Circuit (refer Attachment G). With reference to this
previously identified Restricted Work Zone identified on the north-eastern boundary of the property
none of the identified tree species immediately above are located within this zone, the only trees
planted are introduced species.

- There are a number of AAPA Authority Certificates that have referenced significant trees on or around
the site.

- The only tree species along the immediate boundary fence line and within the property are
Callistemon viminalis (Red-flowering Drooping Bottlebrush), Schinus terebinthifolia (Brazilian
Peppercorn) and the Cascabela thevetia (Yellow Oleander). These are not identified as being of
significance.

- Outside the boundary on the verge of Palm Circuit are three Corymbia aparrerinja, commonly
referred to as Ghost Gums. These are recommended to be retained and a tree protection zone
implemented (noting that the three trees are outside the proposed works area).

- The proposed development within the boundaries of Lot 10876 (5 Palm Circuit, Ross) & Lot 10875
Alice Springs (11 Palm Circuit, Ross) will have zero impact on these trees as identified.

The site is connected to reticulated services, including power, water and sewer. Site Services Plans are provided
at Attachment H.
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SECTION 46(3)(A) OF THE NTPA — NT PLANNING SCHEME.

Section 46(3)(a) of the NTPA states that:

3)

A development application is to contain the following:
a. an assessment demonstrating how the proposed development will comply with any planning
scheme that applies to the land.

An assessment against the relevant sections of the NTPS is provided below.

4.1

PART 1- GUIDANCE.

Part 1 of the NTPS provides guidance for the interpretation and administration of the document.

4.2

411  Cause 1.8 - When Develgoment Consent is Required.

The primary use of the proposed development, as defined in Schedule 2 of the NTPS, is for ‘Rooming
Accommodation’. 'Rooming Accommodation’ is a Merit Assessable use in Zone TC (Tourist Commercial)
and requires consent pursuant to Clause 1.8(1)(b).

However, the subject site is also affected by the Land Subject to Flooding (LSF) Overlay, which requires
consent. Per Clause 3.1(4)(b) of the NTPS, where an Overlay requires consent, any Merit Assessable use
is considered to be Impact Assessable. Therefore, the proposed use is considered Impact Assessable
per Clause 1.8(c)(v).

The proposed use of 'Dwelling- Caretaker' is considered to be ancillary to that of the Rooming
Accommodation.

41.2  Clause 1.70 — Exerdise of Discretion.

Pursuant to subclause 4, when considering an application for consent for a use or development
identified as Impact Assessable, the Consent Authority must take into account all of the following:
(@)  the relevant requirements, including the purpose of the requirements, as set out in Parts 5 or
6
(b)  any Overlays and associated requirements in Part 3 that apply to the land;
() the guidance provided by the relevant zone purpose and outcomes in Part 4, or Schedule 4.1
Specific Use Zones, and

(d)  any component of the Strategic Framework relevant to the land as set out in Part 2.

This application therefore seeks consent for the proposed development pursuant to the
abovementioned NTPS clauses.

PART 2 — STRATEGIC FRAMEWORK.

Part 2 of the NTPS provides the strategic framework, comprising Regional Land Use Plans, Subregional Land
Use Plans and Area Plans.
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421  Clause 22— Components and Operation of the Strategic Framework.

Pursuant to subclause 4, the strategic framework guides the interpretation of all parts of the NTPS.
Subregional Land Use Plans, Regional Land Use Plans and Strategic Planning Policies will guide
interpretation of the Planning Scheme when:

(a) there is no applicable Area Plan;

(b) the Area Plan does not provide guidance on a particular issue;

() a use or development does not accord with an Area Plan; or

(d) a new Area Plan is being created or a change is proposed to an existing Area Plan.

The Certificate of Title identifies the strategic framework that may apply to the land as the Alice Springs
Regional Land Use Plan (ASRLUP). There is no applicable Area Plan over the site.

422  Alice Springs Regional Land Use Plan.

The Land Use Structure Plan of the ASRLUP identifies the site within the boundary of the Tourist land
use structure. The existing zoning of TC (Tourist Commercial) and the proposed use of Rooming
Accommodation and ancillary Dwelling — Caretaker are consistent with the land use structure under

the ASRLUP.

It is noted that there are no specific principles or objectives associated with the Tourist land use
structure under the ASRLUP.

PART 3 — OVERLAYS.

Part 3 of the NTPS details the overlays which identify areas of land that have specific development
requirements.

431  Clause 3.6 - LSF— Land Subject to Flooding Overlay

The Title identifies that the Land Subject to Flooding (LSF) overlay is applicable to the site. The purpose
of this overlay is to identify areas with a known risk of inundation from riverine flooding and ensure
that development in these areas demonstrates adequate measure to minimise the associated risk to
people, damage to property and costs to the general community.

An assessment against the LSF overlay has been provided below:

1. Land subject to this Overlay (s to be used or developed only with consent.

Noted. The requirement for consent changes the land use permissibility of the Rooming
Accommodation Use from Merit Assessable to Impact Assessable.

2. This Overlay does not apply to:
(a) outbuildings and extensions to existing dwellings;, and
(b) extensions to existing commercial or industrial buildings;
© any use that complies with Clause 5.5.7 (Interchangeable Use and Development in

Specific Zones); which, but for this Overlay, would not require consent; or
(d) unzoned land.

10
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Noted. The proposed development is not listed as exempt from the overlay.

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).

Not applicable.

4 In this Overlay:
(a) "flood level" means the water level associated with a 1.0% AEP flood event or where that
level cannot be determined, the level determined by the Controller of Water Resources
within the meaning of the Water Act 1992,

(b) "AEP" means Annual Exceedance Probability, which is the likelihood, in percentage terms,
of a flood of a given size occurring in a specified area in any one year,
(c) "DFE" means Defined Flood Event, which:

L in an area subject to a floodplain management plan that defines a flood event,
is as specified in that plan; or
fi if there is no floodplain management plan that defines a flood event for an
areaq, is the 1% AEP flood event;
() "DFA" means Defined Flood Area, which is the area that is inundated by the DFE as
defined on mapping produced by the NT Government.

Noted. The Alice Springs Flood Mapping Rural Area West — Sheet 2 shows that the western boundary
of Lot 10875 and Lot 10876 may be subject to flooding from the Todd River based on the computer
1% (1in 100 year — Q100) flood extent. Lot 10875 may subject to Q100 flood levels of approximately
565.5 AHD to 564.5 AHD as shown in the Stormwater Management Plan provided at Attachment F.

5. The consent authority may consent to a use or development that is not in accordance with sub-
clause 6 only if it is satisfied that the application demonstrates that there is no increased risk to
people and property including adjoining property, or increased cost to the community.

Noted. The proposal is for a Rooming Accommodation use and is considered to meet the requirements
of subclause 6.

6. In a DFA:
(a) the storage or disposal of environmentally hazardous industrial material and the
development of fuel depots should be avoided,
b) the minimum floor level of habitable rooms should be 300mm above the flood level for
the site; and
(c) the use of fill to achieve required floor levels should be avoided.

While the subject site is designated as being affected by the DFA to the Western/ south-western
boundary of the site; However the majority of the development is not located within a DFA. Further, it
is noted that:

> The proposed development does not include the storage or disposal of environmentally
hazardous industrial material, and is not a fuel depot;

> Based on the estimated 1 in 100 year flood height of 5.65 AHD, it is proposed that a
minimum floor height of 5.68 AHD is adopted to provide a floor height 300 mm above
the estimated maximum flood level. It is noted that actual constructed floor heights may
exceed the minimum floor height, as Rooming Accommodation units are proposed to be

11
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raised 500mm above ground level; and

> It is not proposed to use fill to achieve proposed floor levels.

Refer Attachment F — Stormwater Management Plan for further details.

4.4 PART 4 — ZONES AND ASSESSMENT TABLES.

Part 4 of the NTPS details the zones, zone purposes and outcomes, and assessment tables.
441  (Clause4.13—Zone TC (Tourist Commerdial)
The purpose of the Tourist Commercial zone is to facilitate commercial and residential development
that caters for the needs of visitors, supports tourism activities, and is of a scale and character
compatible with surrounding development.
The proposed use of Rooming Accommodation and ancillary Dwelling — Caretaker on site is consistent
with the purpose of the Tourist Commercial zone, as it is intended to cater for the increased
accommodation needs of workers in the region. The proposed use is considered to be of a scale and

character compatible with surrounding development in the zone.

The zone outcomes are detailed below:

1. A mix of uses focused on providing services to tourism comprising:

(a) bar-small, bar-public, food premises (all), hotel/motel, serviced apartments, shop,
rooming accommodation, Rooming Accommodation, resort complexes and short-term
accommodation;

(b) entertainment and personal services for guests, residents and visitors, including leisure
and recreation facilities;, and

© a mix of other business activities including club, passenger terminal, exhibition centre

and leisure and recreation.

The proposed Rooming Accommodation use is considered to meet the intended zone outcome of
providing additional accommodation services for required workforces. The proposed Rooming
Accommodation will allow for an expanded range of accommodation options and availability for
workers within Alice Springs.

2. Limited residential, commercial and community uses, such as dwellings-multiple, child care
centre and community centre, where the nature of the activity does not compromise the primary
use of the locality for tourist commercial activities.

Not applicable.
3. The design, operation and layout of development:

(a) makes a positive contribution to the locality by incorporating a high quality of built
form and landscape design;

(b) minimises unreasonable impacts to the amenity of surrounding premises;

() mitigates the potential for land use conflict with existing and intended surrounding
development;

(@) avoids adverse impacts on the local road network;

(e) provides safe and convenient pedestrian and bicycle access within the development

and strong connections to external transport networks, and
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0] allows passive surveillance of public spaces.

The proposed development of Rooming Accommodation will provide for high quality built form and
region-appropriate landscaping. The development adheres to all required setbacks under the NTPS,
and seeks to ensure that there are no unreasonable impacts to the amenity of surrounding premises.
It is noted that there are no anticipated land use conflicts, noting the Tourist Commercial zoning of the
site.

The proposed Rooming Accommodation is not likely to have any significant impact on the surrounding
local road network. The proposed development includes internal footpath connections and vehicle
access within the development.

The layout of the proposed Rooming Accommodation ensures that there is surveillance of internal open
space areas within the site.

4 Development avoids or minimises adverse impacts on ecologically important areas through
location, design, operation and management.

The proposed Rooming Accommodation use is unlikely to have any adverse impacts on ecologically
important areas, noting that the proposed development is low-intensity, and provides extensive areas
of landscaping and open space within the site. It is noted that the site is zoned for Tourist Commercial
purposes, and is understood to have been historically cleared of most remnant native vegetation.

A Sacred Sites Tree Preservation report has been provided at Attachment G, noting that the proposed
development is understood to have no impact on significant vegetation.

5 Development does not impose unsustainable demands on surface water and groundwater.

The proposed development is highly unlikely to impose unsustainable demands on surface water and
groundwater. The proposed development will include retention of existing and well-established date
trees on site, and infill landscaping of species endemic to the Alice Springs region, and will be a water-
wise development. Where proposed, grassed areas will be of a drought-tolerant species, and will be
irrigated with reticulated water.

6. Subdivision primarily provides for lot sizes capable of accommodating the uses expected in the
zone.

Not applicable.

7. Subdivision and development is integrated as far as possible with reticulated electricity, water
and sewerage (where available), stormwater drainage, and telecommunication infrastructure. If
lots are unsewered, provision for the disposal of effluent must be made on-site so that the
effluent does not pollute ground or surface waters.

Not applicable.

8 Development that is not defined in Schedule 2 (Definitions) may occur only when assessment
has determined that the development is appropriate in the zone, having regard to the purpose
and outcomes of this zone and such matters as the location, nature, scale and intensity of the
development.

13
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Not applicable.

PART 5 — DEVELOPMENT REQUIREMENTS.

Part 5 of the NTPS outlines the specific development requirements.

451 Clause 5217 - General Height Control.

The purpose of this clause is to ensure that the heights of buildings and structures are appropriate to
the strategic and local context of the location and meet community expectations for development in
the zone.

Per subclause 5, the building height of a development in the Municipality of Alice Springs is not to
exceed 3 storeys to a maximum height of 14.0m in zone TC (Tourist Commercial). This is applicable
to all uses.

The proposed Rooming Accommodation development is proposed as single storey, with a maximum
building height of 4.186m (including the 500mm above ground level). The proposal is compliant with
this clause.

452 (lause 524 - Parking Requirements.

The purpose of this clause is to ensure that sufficient off-street car parking, constructed to a standard
and conveniently located, is provided to service the proposed use of a site.

Based on the car parking requirements of this clause, the below table has been provided to
demonstrate the car parking calculations.

PARKING REQUIREMENTS — PROPOSED ROOMING

ACCOMMODATION
USE OR MINIMUM NUMBER OF CAR
DEVELOPMENT. | PARKING SPACES REQUIRED. NO. TOTAL.
100 22 bays required
1 for every 5 persons persons
. Plus

Rooming et
Accommodation 1 for every staff member

Plus ]

1
Ancillary Dwelling . 1 1 Bay required
Caretaker

TOTAL. | 23 bays
PROVIDED ON SITE 36lstandard bays plus 9
trailer/ truck bays.
SHORTFALL: | NIl

It is considered that the proposed provision of 36 standard car parking bays and nine (9) truck / trailer
bays on site is suitable for the proposed units, and the proposal is considered to be compliant.
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453  (lause 5244 — Parking Layout

The purpose of this clause is to ensure that a car parking area is appropriately designed, constructed
and maintained for its intended purpose.

6. A car parking area is to:
(a) be not less than 3m from any lot boundary abutting a road; and
(b) provide landscaping to the setback area to a minimum depth of 3m immediately

adjacent to any lot boundary abutting a road, using species designed to lessen the
visual impact of the car parking area when viewed from the road.

The proposed car parking areas are not located within 3m of any lot boundary, and landscaping is
provided where adjacent to a road. The proposal is compliant with this subclause.

7. A car parking area is to be constructed and maintained to be:
(a) of a suitable gradient for safe and convenient parking, and
(b) sealed and well drained in urban areas, or dust supressed in non-urban areas.

The proposed car parking areas are considered to be of a suitable gradient for safe and convenient
parking, noting that the site is predominantly flat and cleared. The car parking areas are intended to
be bitumen, which will not generate any dust, and is considered appropriate for the Rooming
Accommodation use on site.

8. The layout of a car parking area is to:
(a) be functional and provide separate access to every car parking space;
(b) allow a vehicle to enter from and exit to a road in a forward gear;
() be in accordance with the dimensions set out in the diagram to this clause; and
(d) ensure parking spaces at the end of and perpendicular to a driveway are 3.5m wide or

so that the driveway projects 1m beyond the last parking space.

The proposed car parking areas are functional, with separate access to each space. The bays have
been designed so as to allow all vehicles to enter the site from and exit the site to a road in a forward
gear. The proposed car parking bays meet the minimum dimensions set out in the NTPS.

9. The number of access points to the road is to be limited, and access points to car parking areas
are to:
(a) have driveways with a minimum width of 6m for two-way traffic flow or 3.5m for one-
way traffic flow; and
(b) maximise sight lines for drivers entering or exiting the car parking area.

The access point to the car parking area has an internal road width of 9.0m (two way). All sight lines
for drivers entering and exiting the parking area are maximised.

The proposed parking layout is provided in the development plans at Attachment E.
454 (Clause 52.5 - Loading Bays.

The use of Rooming Accommodation does not generate the need for the provision of a loading bay
per Clause 5.2.5. No further assessment against this clause has been undertaken.

15
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456 Clause 526.1— Landscaping in Zones other than Zone CB.

The purpose of this clause is to ensure appropriate landscaping that is attractive, water efficient and
contributes to a safe environment, is provided to development to enhance the streetscape and overall
amenity of the locality.

Per the administrative directions of this clause, it is noted that landscaping may include provision of
paved areas and areas for entertainment and recreational activities.

There is no minimum provision of site landscaping in zone TC (Tourist Commercial). However,
landscaping plans have been provided, which demonstrate adequate complementary landscaping on
site. The proposed landscaping equates to 57% of the site (6,093m?).

Refer Attachment E.
457 Clause 527 - Setbacks for Development Adjacent to Land in Zones LR, LMR, MR or HR

The purpose of this clause is to protect the visual and acoustic amenity of residential buildings where
they are adjacent to non-residential development.

The site is not located adjacent to any land zoned LR, LMR, MR or HR. No further assessment has
been undertaken against this clause.

458 (lause 53.7— End of Trip Fadilities in Zone TC.

The purpose of this clause is to ensure that new commercial and high density residential buildings
provide sufficient safe, quality and convenient end of trip facilities to enable active travel choices by
residents, visitors, workers and customers for the proposed use of the site.

The proposal does not include any new commercial buildings or high density residential buildings,
however it is noted that the site provides on-site amenities for visitors (as all units are self-contained).

459 (lause 54.3 — Building Setbacks of Resiaential Buildings and Andillary Structures

This clause seeks to ensure that residential buildings and ancillary structures are located in a manner

that:

a) s compatible with the streetscape and surrounding development including residential buildings on
the same site,

b) minimises adverse effects of building massing when viewed from adjoining land and the street;

¢) avoids undue overlooking of adjoining properties; and

d) facilitates breeze penetration through and between buildings.

The site setbacks are assessed as follows:

16
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MINIMUM SETBACKS

PROPOSED SETBACKS

Primary street
frontage — Palm
Circuit (eastern
Boundary)

6m for residential buildings, and
ancillary structures with external walls;
and

4.5m for ancillary structures without
external walls; or

3m for shade sails, to a maximum
height of 2.5m at the minimum
setback.

The proposed rooming accommodation
units are setback 6.4m from the primary
street.

The proposed Dwelling — Caretakers is
setback 6.3m.

Compliant.

Secondary Street
frontage — Palm
Circuit (Southern
Boundary to
roundabout)

2.5m for residential buildings; and
1.5m for ancillary structures; or
0.9m for shade sails, to a maximum
height of 2.5m at the minimum
setback.

The proposed units are setback
approximately 7.5m from the secondary
street.

Compliant.

Side and rear lot
boundaries -
Palm Circuit (to
west/ south
western
boundaries)

1.5m for residential buildings and

ancillary structures; or

1m, provided that the subject wall:

e only includes openings that are
either glazed in an opaque
material and cannot be opened
or have asill height of 1.6m or
greater;

e does not extend beyond a
maximum height of 3.5m; and

e does not extend beyond a
maximum length of 9m.

except shade sails which may be

setback 0.9m to a maximum height of

2.5m at minimum setback.

The proposed units are setback a
minimum of 6.065m from all side and
rear boundaries.

Compliant.

The proposal is considered to comply with all setbacks.

4510 Clause 54.7— Communal Open Space

The purpose of this clause is to ensure that suitable areas for communal open space are provided for

dwellings-multiple, residential care facilities and rooming accommodation.

5.

The proposed development provides 6,093m? (or 57% of the site) as communal landscaped space.

A minimum of 15% of the site, being not less than 6m wide at any point, is to be communal

open space.

This includes a communal pool area, and communal sheltered BBQ area.

6.

Communal open space is to be designed to:

(a) be clearly delineated from private and public open space,

(b) maintain reasonable privacy of nearby dwellings,

(c) provide recreational facilities for occupants, address the projected needs of children,
(d) include landscaping and shade where located outdoors,

17
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(e) minimise safety issues, including through lighting and passive surveillance;
@ minimise the effects of any on-site traffic circulation and car parking areas; and
(@) be capable of efficient maintenance and management.

The proposal is considered to meet the requirements as follows:
> As the proposed development is for rooming accommodation, there is no private or public
open space. Instead, all areas of the site not occupied by dwellings is provided as communal
open space.
> There is reasonable privacy for each rooming accommodation unit, which are in a typical
worker accommodation layout for four (4) pods.
- A pool and BBQ shelter are provided for recreational use, noting that as this is a worker’s
camp, there will be no families or children present.
Landscaping and shade has been proposed as part of the development.
Lighting will be provided, and passive surveillance maximised where possible to do so.
Traffic and traffic circulation has been kept separate from the accommodation area to
minimise safety concerns and traffic impacts.
- The proposed communal space is capable of efficient maintenance and management.

2%

451 Clause 5.4.8 - Building Design for Dwelling-group, Rooming Accommodation and Resiaential Care
Fadility

This clause seeks to promote site-responsive designs for dwelling-group, rooming accommaodation
and residential care facility, which provide a pleasant living environment for the occupants and a
sympathetic interface with adjoining lots, to minimise unreasonable impacts on the privacy and
amenity of surrounding residents.

The requirements under this clause are as follows:
3. Locate development on the site for correct solar orientation.

The dwellings are primarily oriented north-south, to enable best use of the site and dwelling
configuration.

4. Minimise expanses of walls by varying building heights, building setbacks and facades.

Noting that this proposal is for worker's accommodation, the building setbacks, facades and rooflines
of each pod are not varied. However, it is noted that eave overhang is provided to shade exposed
walls where possible. Further, it is noted that the development proposes setbacks in excess of
requirements, setbacks between rooming accommodation units, and vegetation to minimise
expanses of walls of each unit.

5. Locate air conditioners where they are accessible for servicing.

Air conditioners will be located for easy access for servicing.

6. Conceal service ducts, pipes, air conditioners, air conditioning plants etc.

No service ducts, pipes or air conditioners etc will be visible from the public realm, noting that air con
units external to the units will be screened. .

7. Avoid overlooking of private open spaces and habitable rooms of adjacent residences on the same
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and adjacent sites.
No overlooking of private open spaces or habitable rooms will be possible, given the single storey
nature of the development, absence of private open space and the configuration of the pods (which
put habitable spaces abutting each other internally with minimal opportunities for overlooking.
8. Locate bedrooms and private open spaces away from noise sources.
No significant noise sources are anticipated.

9. Control its own noise sources and minimise the transmission of noise between dwellings.

No significant noise sources are anticipated, however construction of the pods will include an internal
dividing wall separating each individual unit.

10.  Where close to high noise sources (such as busy roads and airport flight paths), be of appropriate
acoustic design and construction.

Not applicable.
1. Balance the achievement of visual and acoustic privacy with passive climate control features.

It is considered that visual and acoustic privacy has been achieved whilst still allowing for passive
climate control measures such as shade, orientation, breeze penetration, eaves etc.

2. Allow breeze penetration and circulation.

There is sufficient separation between buildings to allow breeze penetration and circulation within
the site.

13. Minimise use of reflective surfaces.

No reflective surfaces are proposed.

14 Provide internal drainage of balconies and coving on the edge of balconies.

Not applicable.

4512 Clause 54.12—- Dwelling - Caretakers

The purpose of this clause is to ensure that a dwellings-caretakers is only established where
necessary to support the primary use of non-residential land, in a manner that does not prejudice
the use of the site or adjoining land in accordance with its zoning.

3. The floor area of the dwelling-caretakers does not or will not exceed 50m?

The proposed floor area of the Caretakers Dwelling measures 28.5m?.

4 There is or will be only one dwelling-caretakers on the site.

The proposed Caretaker's Dwelling is the only such residence on site.
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4513 Clause 5.4 19- Residential Plot Ratio

The purpose of this clause is to encourage varied built form outcomes in higher density zones that
are consistent with the anticipated character of the area.

4. The maximum residential plot ratio for development consisting of dwellings-multiple and/or
rooming accommodation in Zones MR, HR and C is to be determined in accordance with Table
A.

Not applicable.

5 The maximum residential plot ratio for development consisting of rooming accommodation in
Zone TC is to be determined in accordance with Table B.

Noted. The maximum plot ratio for Rooming Accommodation in Zone TC within the Municipality of
the Town of Alice Springs per Table B is 0.9: 1. As the site area is 10,630.2m?, this would allow
9,567.18m? of residential floor area. The approximate floor area of the residential component is
1,602m?, based on an average of 64.2m? for each pos of 4 units (25 pods).

The proposal is compliant with the residential plot ratio.
4514 Clause 553 — General Building and Site design

The purpose of this clause is to promote site-responsive designs of commercial, civic, community,
recreational, tourist and mixed use developments which are attractive and pleasant and contribute to
a safe environment.

The proposal is considered to meet the purpose of this clause as follows:

There are no anticipated impacts on vistas or existing site character.

There are no blank walls proposed.

The proposal does not use reflective surfaces.

Noise intrusion will be minimised by way of operation of the premises as a Rooming

Accommodation for FIFO workers in the area.

The proposed development does not impact upon the safe and convenient movement of

vehicles and pedestrians within the site.

> The proposed development is considered to contribute positively to the availability of
accommodation in the area, reducing the demand on tourist-oriented development.

22\
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4515 Clause 554 — Expansion of Existing Development in Zones CB, C, SC and TC.

The purpose of this clause is to provide for the minor expansion of an existing use or development
in Zones CB, C, SC and TC.

The proposal is for a Rooming Accommodation use. This clause is not considered applicable to the
proposal, and no further assessment has been undertaken.

4516 Clause 54.77 - Building Articulation

This clause seeks to ensure that residential buildings mitigate the perception of building mass and
bulking when viewed from adjoining properties and the street, and provide opportunities for cross-
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ventilation within building design.

4. A step or recess to the building line of no less than Tm by 1m is required for every 15m of building
length, or part thereof.

This clause is applicable to buildings with a length greater than 15m. None of the proposed buildings
have an overall length of greater than 15m. Notwithstanding, articulation has been provided through
recesses created by verandah components. The proposal is considered to be compliant.
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5.  SECTION 46(3) OF THE ACT — REMAINING REQUIREMENTS.

5.1 46(3)(B) — INTERIM DEVELOPMENT CONTROL ORDER.
There are no Interim Development Control Orders currently applying on the site.
5.2 46(3)(C) — REFERRAL TO THE NT EPA.

The development does not require referral to the NT EPA under Part 4, Division 3 of the Environmental
Protection Act 2079.

53 46(3)(D) — MERITS OF PROPOSED DEVELOPMENT.
The assessed merits of the proposed development are:
> The site is considered suitable for the intended land use proposed, noting the purpose of the tourist

commercial zone and the intent of the proposal to provide additional accommodation.

- The proposed development is considered compatible with the surrounding area in terms of built form
and density, noting similar typologies at the neighbouring caravan park developments of Discovery
Parks and G'Day Mate parks.

- The nature and scale of the proposed development is suitable to the local context. The development
does not contravene any height, setback or plot ratio provisions.

- The development will not introduce negative impacts on the surrounding area. The proposed Rooming
Accommodation use and ancillary Dwelling - Caretaker is not expected to impact on the amenity of
the area in regard to noise, dust, light, emissions or the like that would be unreasonable in a Tourist
Commercial zone.

- The development is not detrimental to the public interest, noting that the development represents
significant investment in the town of Alice Springs, as well as local construction and employment
opportunities.

- The proposed development is considered to be compliant with all relevant provisions of the Scheme.
5.4 46(3)(E) — SUITABILITY OF LAND FOR DEVELOPMENT AND IMPACTS OF DEVELOPMENT.

A description of the site is provided in Section 2 of this report. The proposal is for a Rooming Accommodation
use within a Tourist Commercial area, and thus the land is considered suitable.

5.5 46(3)(F) — AVAILABLE PUBLIC FACILITIES AND OPEN SPACE.
The provision of public open space is not a requirement for the development.
5.6 46(3)(G) — AVAILABLE PUBLIC UTILITIES/INFRASTRUCTURE.

Reticulated power, water and sewer are provided on site as well as appropriate telecommunication services.

5.7 46(3)(H) — IMPACT ON AMENITY.

The proposal is not expected to have any negative impact on the amenity of the area considering:

- The proposed Rooming Accommodation a use is considered appropriate in the Tourist Commercial
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area, noting that the use is existing and expected within the zone.

- The proposed development meets the scheme requirements in relation to setbacks, height, plot ratio,
fencing, landscaping and the like, which will ensure any impacts on amenity are minimised.

- The proposed Rooming Accommodation use on site will have a positive impact on overall amenity of
the site and surrounding area.

5.8 46(3)(J) — BENEFITS OR DETRIMENTS TO THE PUBLIC INTEREST.

The proposal will not detriment the public interest and will provide benefit for the reasons outlined above in
this report. With consideration to Section 51(1)(p) of the Act, the proposal is consistent with community safety
through crime prevention principles in design in regard to the following:

- Lighting

- Minimisation of entrapment areas

- Visual surveillance of common areas.

Further, the proposal does not jeopardise water safety and provides general site access for persons with
disabilities.

5.9 46(3)(K) — COMPLIANCE WITH THE BUILDING ACT 7993.
The proposal is not for the subdivision of land.
5.10  46(3)(L) — SCHEME LAND.

The proposal is not for the development of scheme land.
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CONCLUSION.

Tatam Planning Co. has been engaged by AsBuild NT on behalf of the landowners to prepare a Development
Application for the proposed Rooming Accommodation (Worker's Accommodation) and ancillary Dwelling —
Caretaker's use at 5 & 11 Palm Place, Ross (Lot 10876 & 10875 Town of Alice Springs). The site is colloquially
referred to as the 'Date Farm’, on account of the existing horticultural operations involving the cultivation of
dates on site.

The sites are located within Zone TC (Tourist Commercial) of the Northern Territory Planning Scheme 2020
(NTPS). The proposed development is defined under the NTPS as Rooming Accommodation, which is a Merit
Assessable use in Zone TC. However, it is noted that the subject site if affected by the LSF (Land Subject to
Flooding) overlay, which requires consent. The land use permissibility is therefore designated as Impact
Assessable. The proposed Caretaker's Dwelling is considered to be ancillary to the primary use of Rooming
Accommodation.

In accordance with Section 44(a) of the Northern Territory Planning Act 1999 (NTPA) and Section 1.8(c) of the
NTPS, consent is required for the proposed Impact Assessable use. Pursuant to Section 44 of the NTPA, Tatam
Planning Co. seeks consent on behalf of our client for the proposed use of the land.

This Statement of Effect has been prepared to support the development application for the required
development permit and has demonstrated that the proposed development is consistent with the intent of the
NTPS and is a suitable development in this location.

The proposed development responds positively to community expectations as set out in the NTPA in that:
- The site is considered suitable for the intended land use proposed, noting the purpose of the tourist
commercial zone and the intent of the proposal to provide additional accommodation.

- The proposed development is considered compatible with the surrounding area in terms of built form
and density, noting similar typologies at the neighbouring caravan park developments of Discovery
Parks and G'Day Mate parks.

- The nature and scale of the proposed development is suitable to the local context. The development
does not contravene any height, setback or plot ratio provisions.

- The development will not introduce negative impacts on the surrounding area. The proposed Rooming
Accommodation use and ancillary Dwelling - Caretaker is not expected to impact on the amenity of
the area in regard to noise, dust, light, emissions or the like that would be unreasonable in a Tourist
Commercial zone.

- The development is not detrimental to the public interest, noting that the development represents
significant investment in the town of Alice Springs, as well as local construction and employment
opportunities.

- The proposed development is considered to be compliant with all relevant provisions of the Scheme.
In consideration of the requirements of all relevant statutory planning tests of the NTPA, there are

considered to be reasonable grounds for the Consent Authority to approve the development application
subject to reasonable and relevant conditions.
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Date Registered: 23/06/2023 Volume 872 Folio 812
Duplicate Certificate as to Title issued? No
SEARCH CERTIFICATE

Lot 10875 Town of Alice Springs from plan(s) LTO2017/038
Area under title is 6010 square metres

Owner:
Treehouse Developments Pty Ltd (ACN 620 055 718) as trustee for The Treehouse Property Trust
of PO Box 4825, Alice Springs NT 0871

Registered Dealing
Date Number Description

Previous title is Volume 867 Folio 326

11/10/2023 1003205  Mortgage Westpac Banking Corporation

09/02/2018 899893 Caution Notice This allotment is subject to inundation in a projected 1% Annual Exceedance
Probability flood event.

End of Dealings

Page 1 of 1 Searched on Fri Jan 10 12:47:34 ACST 2025 at Fri Jan 10 12:47:34 ACST 2025 by ANONYMOUS
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ACTION REPORT

SACRED SITE ISSUES REPORT

Lot 10876 (5 Palm Circuit) & Lot 10875 Alice Springs (11 Palm
Circuit, Ross)

Report by
Geoff Miers
Geoff Miers Garden Solutions Pty Ltd
09/1/25



ACTION REPORT

Introduction:

The purpose of this report is to report on the sacred sites issues with particular
reference to trees identified in relation to Lot 10876 Town of Alice Springs (5 Palm
Circuit, Alice Springs) and Lot 10875 Town of Alice Springs (11 Palm Circuit, Alice
Springs) being the property of Treehouse Developments Pty Ltd.

In a letter from the Aboriginal Areas Protection Authority (AAPA) dated 28" June 2022
including an abstract of records pursuant to the Northern Territory Aboriginal Sacred
Sites Act (NT) relating to the properties it is noted that as follows:-

i) there are currently no registered sacred sites located on the parcel of land;

i) there are recorded sacred sites on the parcel of land;

iii) there are restricted work areas in the parcel of land which are provided forin
a previously issues Authority Certificate;

With reference to the map attached to the AAPA letter the whole of the properties have
previously been covered by previously issued Authority Certificates and a strip of land
along the north-eastern boundary was classified as a Restricted Work Area in a
previously issued Authority Certificate.

Map provided by AAPA covering the two properties being 5 Palm Circuit & 11 Palm Circuit Alice Springs. The properties
are covered by brown diagonal lines denoting the properties have been covered by past Authority Certificates and the

strip of land covered by pink diagonal lines was once classified as a Restricted Work Area. Trees circled in red denotes
trees identified and discussed within this report.



In total there previously have been issued 15 Authority Certificates that may have
impacted on the two properties. Within these Authority Certificates several references
are made with regard to trees within the region. Selected examples are reproduced
immediately below.

C2020/043 “no works or no damage to any ghost gum”... “no works or damage to any
mature river red gum”.... “No works or damage to occur to any mature river red gum tree,
or ghost gum tree or ironwood tree or corkwood tree or bean tree..”

C2012/253 “No damage to mature native trees”....
C2012/119 “No damage to any mature river red gum.”

C2012/068 “RWA # associated with sacred site 5650-164 “no damage to river red gum.
No works within 3 m from trunk except for maintenance of existing infrastructure.”

C2011/030 “RWA 1 associated with sacred sites 5650-107A, 5650-107B, 5650-107C,
5650-107D, 5650-107E, 5650-161, 5650-184, 5650-325A, 5650-325B, 5650-417E, 5650-
417F, 5650-94A and 5650-399:no works or damage within 5m radius of any mature river
red gum or mature corkwood tree.”

With reference to the 15 Authority Certificates issued that may impact on the two
properties in question in summary the following trees within the identified region have
been identified as being possible trees of significance. These trees are as follows:-

Acacia estrophilolata Ironwood,
Corymbia aparrerinja Ghost Gum
Erythrina vespertilio Bean Tree

Eucalyptus camaldulensis River Red Gums,

Eucalyptus opaca Bloodwood,
Hakea eyreana Corkwood
Comments:

With reference to the previously identified Restricted Work Zone identified on the north-
eastern boundary of the property none of the identified tree species immediately above
are located within this zone, the only trees planted are introduced species.

The only tree species along the immediate boundary fence line and within the property
are Callistemon viminalis (Red-flowering Drooping Bottlebrush), Schinus terebinthifolia
(Brazilian Peppercorn) and the Cascabela thevetia (Yellow Oleander).

Outside the boundary on the verge of Palm Circuit are however three Corymbia
aparrerinja commonly referred to as Ghost Gums. See page 5 for more information.
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There are three Ghost Gums (Corymbia aparrerinja) located outside the boundary of the two
properties on the north eastern corner of Lot 10876, reasonably close to the Ross
Highway/Palm Circuit/Ragonesi Road round-about. Locations with reference to the fence-line
are detailed below.



TREE ONE

TREE ONE:
Corymbia aparrerinja (Ghost Gum):
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TREE THREE:

TREE THREE :
Coirymbia aparrerinja:
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Tree Protection Zone (TPZ) & Structural Root Zone (SRZ):

The Australian Standard for the Protection of Trees on Development Sites (AS4970-2009)
has been referred to and used as the guiding document in establishing the Tree
Protection Zones and Structural Root Zones around the trees as documented.

For reference the DBH is the Diameter at Breast Height taken at 1.4 metres from ground
level of the tree. The TPZ is short for Tree Protection Zone and the formulae used was
TPZ =12 x DBH.

The SRZ is short for the Structural Root Zone and the SRZ radius was calculated using
the following formulae:- (D x 50) 0.42 x 0.64 (D = Trunk diameter in metres immediately
above the root buttress.)

AS-4970: Protection of Trees on Development Sites allows for encroachments of up to
10% into the calculated TPZ.

Tree protection zones need to be established as an immediate priority around all trees
prior to any works being commenced.



The TPZ is a designated area around a tree that is protected when nearby works are
being undertaken to preserve the soil and tree.

The area is usually calculated by multiplying the DBH (trunk diameter at a given height)
by 12, e.g. if the DBH is 50cm then the TPZ will usually be 6m radius measured from the
centre of the trunk.

As a general rule the 10% variation line to the Tree Protection Zone should be your guide,
restricting works to outside this line. If in an instance works have to be undertaken
within the 10% variation line a formulae can be used to establish how far these
undertaken works can move into this zone.

“The Structural Root Zone (SRZ) is an area (radius) around a tree trunk that must be
protected to ensure stability of the tree in the ground. If larger roots within this area are
damaged it is highly likely the tree's structure will be compromised, possibly causing
whole tree failure. The SRZ primarily relates to structure as opposed to tree health, to
protect tree health The TPZ should be adhered to.

Concluding Comments on Three Corymbia aparrerinja Outside Properties:

As illustrated above all three Ghost Gums (Corymbia aparrerinja) are outside the
property line of Lot 10876 and outside the identified “Restricted Work Zone”.

Consistent with Australian Standards Guidelines AS 4970-2009 any proposed
development along or within the boundary of Lot 10876 is both outside the calculated
Tree Protection Zones and the Structural Root Zones of the three trees under
discussion, as illustrated immediately below.

Tree Botanical DBH TPZ SRz 10% Distance of Distance

ID Name (Diameter) | (Radius) | (Radius) | Variation Tree from of fence

No. Zone Fenceline from TPZ

(Radius)

1 Corymbia | 0.26m 3.12m 2.13m 2.808m 4 metres 0.88
aparrerinja metres

2 Corymbia 0.04m 2m 1.5m 1.8m 7.3 metres 5.3
aparrerinja metres

3 Corymbia 0.4 4.8m 2.57m 4.32m 5.5metres 0.70
aparrerinja metres

Any proposed works along the fence line or within the property as illustrated is outside
the Tree Protection Zone and is well outside the Structural Root Zones. With reference
to the perimeter of the SRZs Tree 1 is 1.78metres, Tree 2 is 5.8 metres and Tree 3 is 2.93
metres outside the restricted work zone as identified.



Eastern Property Line:

With reference to the eastern boundary
line there are no trees growing
within close proximity.

The semi-mature Corymbia aparrerinja,
Ghost Gum, on the right hand side of the
photo, as detailed immediately above
has a Tree Protection Zone perimeter of
4.8 metres, the fence line thus being
0.70 metres away from this protected
zone.

Southern Boundary Fence Line:

Commencing from the south-eastern corner a Small Acacia victoriae is located 5
metres from the fence line, another almost dead Acacia victoriae is located a similar
distance directly south from the corner of the property.

Acacia victoriae commonly referred to

as Acacia Bush or Victoria Wattle are
short lived trees that are not recorded as
being considered as trees of significance.

They are quick growing large shrubs or
small trees, have attractive lemon-
yellow blooms in early Spring and
produce large quantities of seed that
when cleaned and ground can be used
as a flour substitute to make damper
or bread. There are one of the shortest

lived local acacia or wattles. These are not identified as being

significant trees.

7.5 metres from the corner of the property and 7.6 metres

south of the fence-line is located a multi-trunked relatively

young Eucalyptus camaldulensis, commonly referred to as

a River Red Gum.

This tree has a Tree Protection Zone of 2.28 metres and a
Structural Root Zone of 2.53 metres. With the tree being
7.6 metres from the existing fence line the tree is well away
from the property and not likely to be affected by any future

proposed works.



On the southern boundary close to the eastern corner is growing
an Acacia estrophilolata commonly referred to as an Ironwood.

This tree is growing close to the southern boundary fence line. It is
a relatively healthy reasonably mature tree located 16 metres along
the southern boundary from the south-eastern corner of the
property, noting that its stability has previously been undermined.

The tree has a definite northerly lean, the tree having previously
been destabilised at some time. The tree has a minor dead branch
stub at the base and nearby is a juvenile Ironwood tree seedling.

TREE FOUR:
Acacia estrophilolata (Ironwood):
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4 Acacia 0.3m 3.6m 2m 3.24m 0.75
estrophilolata metres

If a new rear fence is to be constructed it is recommended that the juvenile Ironwood
tree be removed and that where fence poles are to be constructed that a vac-truck be
used to drill the holes to prevent any damage to the root structure or alternatively the
two fence post holes could be dug manually by hand reducing the risk of root damage
in the process. The dead branch stub should be removed. It is not visibly connected to
the main tree although sub-surface works were not undertaken to verify this fact.



TREE FIVE: Hakea eyreana:
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The Hakea eyreana, commonly referred to as a Fork-leafed Corkwood is located 7.15
metres from the existing fence line and is located 42.6 metres from the south-eastern
fence line corner.

This Fork-leafed Corkwood is a mature, healthy quite well-rounded tree that is well away
from the existing boundary line of the property and most unlikely to be impacted on by
any proposed development on the property.

This tree is recognised as being a significant tree.
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Concluding Comments:

As previously identified the tree species within the boundary of the two Lots in question,
Lot 10876 (5 Palm Circuit) & Lot 10875 Alice Springs (11 Palm Circuit, Ross) or are in
close proximity of the properties include:-

- Eucalyptus camaldulensis River Red Gum

- Corymbia aparrerinja Ghost Gum

- Hakea eyreana Fork-leafed Corkwood

- Acacia estrophiolata Ironwood

- Acaciavictoriae Acacia Bush or Victoria Wattle

- Callistemon viminalis Red-flowering Drooping Bottlebrush
- Schinus terebinthifolia Brazilian Peppercorn

- Cascabela thevetia Yellow Oleander

- Phoenix dactylifera Date Palm

There are found no examples of Eucalyptus camaldulensis, Corymbia aparrerinja or
Hakea eyreana found within the boundaries of the two Lots and no trees outside the
property that have their Tree Protection Zones within close proximity of the property
boundaries.

These three tree species are considered to be trees of significance however any
proposed developments within the boundaries of Lot 10876 (5 Palm Circuit) & Lot
10875 Alice Springs (11 Palm Circuit, Ross) will have zero impact on these trees as
identified.

Calculations have been made using the formulaes as identified in The Australian
Standard for the Protection of Trees on Development Sites (AS4970-2009). This has
been referred to and used as the guiding document in establishing the Tree Protection
Zones and Structural Root Zones around the trees as documented.

These is only one tree of significance found on the property. This is an Ironwood, Acacia
estrophilolata, this being located along the southern boundary of the property being 16
metres west of the south-eastern corner of the property.

To construct a new boundary fence work would need to
be conducted within the Tree Protection Zone however it
is proposed that by either hand digging of using a Vac-
truck specific and limited excavation works are possible
without causing damage to the root structure of the tree
while still conforming to the Australian Standards
Guidelines. Encroachment into the TPZ of 38.5 square
metres would be approximately 0.7 - 0.9% and provided
disturbance and damage to existing roots is avoided the



positioning of two fence posts within the TPZ
will have zero or very little detrimental impact
on the health of the tree.

While the old fence is removed and a new
boundary fence is installed a temporary
fence should be installed around the
perimeter of the Tree Protection Zone to
limit activity within the TPZ and to restrict
vehicles and other equipment transgressing
into this zone.

Signage needs to be placed on the temporary

fencing declaring the zone as a “No Go Zone”

and the name of the supervising manager and
or arborist and phone contacts should also be
displayed.

No machinery, vehicles or other equipmentis to
enter this zone or to be stored behind the
temporary fencing and no materials including
soil is to stored within this “No Go Zone.”

Further itis recommended that temporary
fencing also be placed around the Hakea eyreana,
commonly referred to as Fork-leafed Corkwood

to limit any possible damage to this significant
tree.

There are three examples of Acacia victoriae commonly
referred to as Acacia Bush or Victoria Wattle found on
the two properties or within close proximity of the two
allotments.

One tree is located just within the northern boundary while
the other two are located outside the property on the
south-eastern corner.

Acacia victoriae is however not believed to be a tree of
significance within this district. The photo to the
immediate right is the only mature Victoria Wattle
located within the boundaries of the two allotments.
This plant could be removed if development on the
boundary is proposed.
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The property is dominated by Phoenix dactylifera
commonly referred to as a Date Palm. These palms
are allintroduced.

Aside from the palms several Callistemon viminalis,

a large Schinus terebinthifolia and several Native
Yellow Oleander, Cascabela thevetia, front the
property and all are introduced species that could
remain or be removed at the discretion of the property
owner(s).

These last three species while needing to be
identified are of little concern with regard to the
important elements of contents of this report
report.

With regard to any vegetation on the two properties or to any vegetation along the
property’s boundaries or to any vegetation within close proximity of the two properties
(with the exception of the Acacia estrophiolata on the southern boundary) it has been
demonstrated with reference to “The Australian Standard for the Protection of Trees on
Development Sites (AS4970-2009)” any proposed boundary development will have no
impact on any trees of significance growing within the immediate proximity of the two
properties Lot 10876 (5 Palm Circuit) & Lot 10875 Alice Springs (11 Palm Circuit, Ross)
as the proposed developments are well outside the Tree Protection Zones and
Structural Root Zones of the identified trees within the immediate region.

With reference to the Acacia estrophiolata any proposed immediate works must
conform with the instructions provided within this report allowing for works to occur
immediately outside the Structural Root Zone but within the Tree Protection Zone.

Report Presented by:

Geoff Miers
Geoff Miers Garden Solutions Pty Ltd

09/01/25
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PROPOSED DEVELOPMENT PLANS.
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This technical memorandum provides an overview of the stormwater management pan (SWMP) for the
proposed development of an accommodation village located at Lot 10875 and Lot 10876 Alice Springs. The
development area is commonly known locally as the Date Farm.

The proposed development includes:
e 100 semi elevated accommodation units in 25 blocks of 4 units
e Caretaker’s residence
e Laundry
e Communal pool and BBQ area

e Carpark

This Part 1 SWMP has generally been developed in accord with the NT Subdivision Guidelines (NTSDG) and
the Queensland Urban Drainage Manual (QUDM).
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Lot 10875 and Lot 10876 Alice Springs general details:

e Location —the lots are located immediately east of the Todd River and are bound by Palm Circuit to
the south and east (Figure 3.1) and Lot 10874 to the north and Lot 10878 to the west (Attachment
A)

Figure 3.1: Proximity to Todd River. Source Google Maps
e |otarea:

O Lot 10875 -6,010 m2 (Attachment B)
O Lot 10876 - 5,340 m2 (Attachment C)

e Lot Zoning — Lot 10875 and Lot 10876 are zoned Tourist Commercial (Attachment D)

e Current use — horticultural, date farm (Figure 3.2)

Figure 3.2: Date Farm
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The Alice Springs Flood Mapping Rural Area West — Sheet 2 shows that the western boundary of Lot 10875
and Lot 10876 may be subject to flooding from the Todd River based on the computed 1% (1 in 100 year)

flood extent. Lot 10875 may subject to 1% AEP flood levels of approximately 565.5 AHD to 564.5 AHD as
shown in Figure 4.1 and Attachment E.

Figure 4.1: Q100 Flood extent Source NTG

Based on the estimated 1 in 100 year flood height of 565.5 AHD, it is proposed that a minimum floor
height of 565.8 AHD is adopted to provide a floor height 300 mm above the estimated maximum flood
level. It is noted that actual constructed floor heights may exceed the minimum floor height.
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The proposed development (Figure 5.1 and Attachment F) includes:
e 100 semi elevated accommodation units in 25 blocks of 4 units
e Caretaker’s residence
e laundry
e Communal pool and BBQ area

e Carpark

Figure 5.1: Proposed development masterplan.
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Based on the topography indicated on the LiDAR survey, the predevelopment area has 5 catchments as
shown in Attachment G — SK002. The existing catchments shed stormwater by overland flow with no clearly
defined flow paths. Stormwater is currently discharged by overland flow:

o Westto Lot 10878
e Southwest to Palm Circuit road reserve (unformed)
e East to Palm Circuit roadside table drain

All discharges ultimately reach the nearby Todd River either directly by overland flow or via the Palm Circuit
roadside table drain.

Stormwater runoff was calculated for predevelopment flows using the Rational Method:

Q=FCIA

Rainfall intensity data was sourced from the Bureau of Meteorology.

The longest flow path is for Catchment B which is approximately 60 m at an approximate slope of 0.5 %
with an adopted time of concentration of 20 minutes.

Based on the proposed land use of the predevelopment fraction impervious adopted was:

e QOpenspace—0.0

Predevelopment runoff from each catchment is shown below:

CATCHMENT | A(ha) Q2 Q5 Q10 Q20 Q50 Q 100
A 0.220 0.005 0.01 0.01 0.01 0.02 0.02

B 0.400 0.009 0.02 0.02 0.03 0.03 0.04

C 0.160 0.003 0.01 0.01 0.01 0.01 0.02

D 0.200 0.004 0.01 0.01 0.01 0.02 0.02

E 0.150 0.003 0.01 0.01 0.01 0.01 0.02
TOTAL 0.043 0.057 0.073 0.099 0.119

The expected 1% AEP (Q100) event runoff from the total area of the lots is estimated to be around 0.119
m?3/s.
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The post-development area has 4 catchments as shown in Attachment G — SK003:
e Catchment Al — discharges via the car park to the Palm Circuit road side table drain
e (Catchment B1 —discharges via overland flow to the Palm Circuit road side table drain
e Catchment C1 —discharges via overland flow to the unformed Palm Circuit road reserve
e Catchment D1 - discharges via overland flow to the Palm Circuit road side table drain

The proposed catchment flow paths are proposed to generally retain the predevelopment flow paths
where possible in order to support the current native vegetation along the Todd River catchment as this
native vegetation may in part rely on the existing flow regimes.

The proposed development will predominantly utilise semi-elevated buildings which will support
maintaining existing overland flow paths where possible. Proposed changes to the existing flow paths
include the incorporation of a shallow grassed swale along the western boundary with Lot 10878 to
manage inter-lot flows and direct discharge to the south across the unformed Palm Circuit road reserve.

All discharges will ultimately discharge to the nearby Todd River either directly by overland flow or via the
Palm Circuit roadside table drain.

Stormwater runoff was calculated for predevelopment flows using the Rational Method:

Q=FCIA

Rainfall intensity data was sourced from the Bureau of Meteorology.

The longest flow path is for Catchment C1 comprising overland flow and channel flow. The overland flow
length is approximately 10 m with channel flow approximately 130 m at a slope of 0.5 % with an adopted
time of concentration of 15 minutes.

Based on the proposed land use the post-development fraction impervious adopted was:

e High density urban residential — 0.7
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Post-development runoff from each catchment is shown below:

CATCHMENT | A(ha) Q2 Q5 Q10 Q20 Q50 | Q100
Al 0.338 | 0.026 | 0.046 | 0.060 | 0.077 | 0.104 | 0.125

B1 0.135 | 0.010 | 0.018 | 0.024 | 0.031 | 0.042 | 0.050

c1 0.433 | 0.033 | 0.058 | 0077 | 0.099 | 0.133 | 0.160

D1 0.228 | 0017 | 0031 | 0041 | 0.052 | 0.070 | 0.084
TOTAL 0.087 | 0.153 | 0.203 | 0.258 | 0.349 | 0.419

The proposed development will approximately double the stormwater runoff flows from Lot 10875 and Lot
10876 due to the increase in impermeable roof areas and carpark. The expected Q100 event runoff from
the total development area is estimated to be around 0.419 m3/s.

As noted earlier 3 catchments will discharge to the Palm Circuit road side table drain:
e (Catchment Al — discharges via the car park to the Palm Circuit road side table drain
e (Catchment B1 —discharges via overland flow to the Palm Circuit road side table drain
e Catchment D1 - discharges via overland flow to the Palm Circuit road side table drain

The road side table drain discharges directly by overland flow to the Todd River. The current roadside table
drain is not well defined and it is expected that the table drain will need to be reshaped to ensure
stormwater flows are able to be adequately conveyed.

The proposed development is located at the downstream of the Todd River catchment. The development is
proposed to discharge to the Todd River and as such no detention system is proposed.

>

Survey Plan 2017_040
B. Survey Plan 2017 _038

Survey Plan 2017_039

o 0

Land use zones
E. Alice Springs Rural West Flood Extent
F. Date Farm Masterplan

G. Proposed Development Hydrology
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From: Matt Raymond

To: Cat Tatam

Cc: Sebit Rambang; Kristine Capangpangan

Subject: RE: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075
Date: Wednesday, 4 June 2025 1:33:50 PM

Attachments: image004.png

Hi Catriona,

Thanks for reaching out about the car parking for the proposed Rooming Accommodation. We appreciate you outlining your points and acknowledging the
Scheme's requirements.

We understand you've factored in a surplus of parking bays and have operational plans for transport, like the shuttle services and booking management.
However, our core concerns about potential parking overflow onto Palm Circuit and the surrounding residential area still stand, and we really need the
information we previously requested. Here's why we're holding firm on this:

Parking Demand and Resident Needs

While shared transport and company shuttles are great ideas, our experience with rooming accommodation suggests that residents often have their own
vehicles. Even if they're on the same project, people have different schedules, personal errands, and preferences for how they get around. We can't simply
assume that a 100 bed facility won't generate a significant number of personal vehicles, regardless of planned operational policies.

Enforceability of Operational Policies

We appreciate your proposed operational policies for parking allocation and encouraging shuttle use. The challenge for Council, however, is that these policies
are hard to enforce in the long run once a permit is issued. We find that conditions tied to the physical provision of parking are much more enforceable and
provide a greater guarantee against impacts on the surrounding area.

Impact on Palm Circuit

We're already aware of existing parking pressures around Palm Circuit. Adding a 100-bed accommodation has the potential to really push these pressures if
onsite parking isn't enough for individual vehicles. Even if the proposal technically meets the minimum planning scheme requirements, the scale and nature of
this development warrant a more detailed understanding of the true parking demand.

To properly assess and mitigate potential parking impacts, Council still requires the following information prior to the commencement of use:

* A comprehensive survey and analysis of likely vehicle ownership and usage patterns by residents, specifically considering personal vehicle use.

o Adetailed assessment of whether the proposed 36 standard parking bays are truly adequate for the anticipated peak demand, backed by the analysis
from the survey.

e Arobust and enforceable plan for managing any potential parking overflow. This needs to include clear strategies for onsite parking management and
definite measures to prevent any parking on Palm Circuit. Please include details on shuttle services, bicycle parking, public transport access, and most
importantly, how you'll proactively ensure residents and visitors avoid parking off-site.

o Aclear demonstration of how workers will get into town and other locations, also considering individual travel needs beyond organised work transport.

Additionally, as a proactive step to prevent parking on surrounding verges, we're asking the developer to install "No Parking" signs along the road reserve
perimeter of the development. The location and specifics of these signs will need Council approval before they go in and must meet Australian standards.

While we certainly welcome the offer to include bicycle and motorcycle parking, and note the public transport options, these alone might not be enough to
handle the potential number of individual vehicles for a facility of this size.

We kindly request you provide the originally requested information, along with a plan for the "No Parking" signage. This will allow us to thoroughly assess the
parking impacts and help ensure the amenity of the residential area remains protected.
Happy to discuss further if needed.

Kind Regards

Regards,

Matthew Raymond

Manager Facilities and Development
Alice Springs Town Council

8am — 5pm, Monday to Friday

p. 08 8950 0586

ASTC acknowledges the Central Arrernte people as the Traditional Custodians of the land on which we live and work. We pay our
respects to their history, culture and their Elders past, present and emerging and extend that respect to all Aboriginal and Torres
Strait Islander peoples.

From: Cat Tatam <cat@tatamplanningco.com.au>

Sent: Monday, June 2, 2025 3:32 PM

To: Matt Raymond <mraymond@astc.nt.gov.au>

Cc: ASTC <astc@astc.nt.gov.au>; Sebit.Rambang@nt.gov.au; Kristine Capangpangan <KCapangpangan@astc.nt.gov.au>
Subject: RE: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075

Hi Matt,
Just following up on my email below in regard to ASTC comments on PA2025/0075.
| look forward to your response as soon as possible.

Thanks,
Cat



Catriona Tatam
Town Planning Consultant
BA(Urb&RegPlan)(Hons), MPIA

e: cat@tatamplanningco.com.au
m: 0415933 635

w: www.tatamplanningco.com.au

ABN: 2625 1369 768

At Tatam Planning Co. we value and respect flexible work arrangements. Although | have sent this at a time that is convenient for me, it is not my expectation that you read, respond or follow up on this email
outside your hours of work.

From: Cat Tatam

Sent: Wednesday, 21 May 2025 6:42 AM

To: Matt Raymond <mraymond@astc.nt.gov.au>

Cc: Astc <astc@astc.nt.gov.au>; Sebit.Rambang@nt.gov.au; Kristine Capangpangan <KCapangpangan@astc.nt.gov.au>
Subject: RE: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075

Hi Matthew,

| hope this email finds you well. I’'m reaching out in relation to ASTC comments on PA2025/0075 in relation to the proposed Rooming Accommodation
at 11 Palm Circuit, Ross.

I note that in the attached comments, provided by Council to myself and Development Assessment Services on 28 March (time has absolutely flown
by!), Council has raised concerns about the matter of car parking, as follows:

Council expresses concern regarding the potential for significant parking overflow, given the individual unit/room nature of the proposed
workers accommodation. This concern stems from the potential for a high rate of individual vehicle ownership among residents, which may
exceed the provided parking capacity.

Notwithstanding the calculation of parking requirements under Clause 5.2.4 of the NT Planning Scheme, and the applicant's provision of 36
standard bays and 9 trailer/truck bays, Council has concerns regarding the potential for significant parking overflow given the individual
unit/room nature of the proposed workers accommodation.

To address this concern, the applicant is required to submit the following information for Council approval, prior to the commencement of use.

* Acomprehensive survey and analysis of anticipated vehicle ownership and usage patterns by residents of the proposed
accommodation. This analysis must consider the potential for residents to own and utilise personal vehicles.

* Adetailed assessment of the adequacy of the proposed 36 standard parking bays to accommodate the anticipated peak parking
demand. This assessment must provide justification for the sufficiency of the provided parking, based on the survey and analysis
required in point 1.

* Aplan for managing potential parking overflow, including strategies for on-site parking management and alternative transportation
options. This should include information on potential shuttle services, bicycle parking, and public transport access.

e Ademonstration of how the workers will be transported into town and other locations.

In speaking with DAS, there is concern that the requested condition in relation to car parking and further documentation would be unable to be
enforced prior to commencement of the use. Further, as you have pointed out, the proposed car parking provision is compliant with the requirements
of the NT Planning Scheme, and there is no car parking shortfall proposed in which to necessitate the (quite onerous) undertakings that Council have
requested.

Notwithstanding, we understand Council’s concerns around car parking on Palm Circuit and offer the following additional information.

e The proposed development intends 100 semi-elevated accommodation units in twenty-five (25) pods of four (4) units, plus an ancillary
caretaker’s dwelling. Per the Scheme requirements, the following car parking provision is required:

PARKING REQUIREMENTS - PROPOSED ROOMING ACCOMMODATION

USE OR MINIMUM NUMBER OF CAR PARKING NO. TOTAL.
DEVELOPMENT. SPACES REQUIRED.
Rooming 1 for every 5 persons 100 persons 22 bays required
Accommodation Plus

1 for every staff member 1 staff

Plus

1 1
Ancillary Dwelling 1 1 1 Bay required
Caretaker

TOTAL. 23 bays
PROVIDED ON SITE. 36 standard bays plus 9 trailer/ truck bays.
SHORTFALL: Nil

* Asyoucan see from the above, the proposal provides a surplus of 13 standard bays, in addition to the 9 trailer/ truck bays proposed. Thisis a
total of 22 additional bays, over and above Scheme requirements. The proposed parking provision is considered to be compliant with the



Scheme, and suitable for the intended purpose of rooming accommodation.

* The proposed rooming accommodation is intended to be utilised by companies undertaking large scale projects in the Alice Springs. Itis
typical of such larger construction projects or mining projects to engage a bus or mini bus to transport workers from the accommodation to the
site. It is the operator’s intention that any bookings by a single entity for accommodation of 15 or more persons at the same time would trigger
arequest by the operator that staff be transported to/from the accommodation via bus.

* ltis difficult to pinpoint an exact percentage for workers sharing a work vehicle on a job site with workers' accommodation, as this can vary
significantly depending on factors like the size of the job site, the number of workers, and the vehicle types used, and will constantly fluctuate
based on the number and type of guests at the proposed rooming accommodation. However, itis common for workers in such situations to
share vehicles for transportation, including to and from the worksite, and for other purposes. Therefore, it is reasonable to assume that the
truck/ trailer parking proposed will likely account for two persons per bay, as it is standard practice for many companies to have two persons
operating any truck or trailer vehicles for safety purposes. The 9 truck trailer bays would therefore accommodate up to 18 guests. Similarly, it
can be reasonably expected that a high number of guests at the accommodation would be sharing a work car, and that the 36 standard bays
would accommodate up to 72 guests. Whilst Council’s concerns around personal vehicles are noted

* The rooming accommodation may also include shift workers on occasion, whereby the car parking bays would see a turnover of vehicles at
shift change, rather than an overlapping demand for bays.

* The operator will confirm the number of cars associated with each booking and will allocate a car bay to each booking on a first come, first
serve basis. Should no car bays be available, the operator will not allow a car bay to be part of the booking, and the guest will be required to
find alternate arrangements such as utilising taxis, public transport or a bus shuttle service (as discussed above).

*  Whilst no designated bike racks are shown on plans, the operator is willing to install bike racks to accommodate up to ten (10) bicycle parking
spaces.

*  Whilst no motorcycle bays are shown on plans, the operator is willing to include motorcycle parking on plans to accommodate up to five (5)
motorcycle parking spaces.

* Public transport is available in the area, with bus routes 300 and 301 running directly past the Rooming Accommodation site. The bus stop
(Stop 1078) is located approximately 170 metres from the subject site. Routes 300 and 301 provide access to the Alice Springs CBD, and other
bus services from the Interchange.

* Uberand Taxis are both available in the Alice Springs area, particularly to/ from the Alice Springs City Centre and Airport.

Council’s Concerns around overflow car parking are noted, given the other developments in the area and the number of worker accommodation units
proposed. However, the proposal is not only compliant with the parking requirements of the Scheme, but significantly exceeds parking requirements.
The provision of additional bays and truck/trailer bays (and the offer to include both bicycle parking and motorcycle parking) will resultin a
development that provides for ample parking for guests. Further, there is a high likelihood of shared vehicles between workers, reducing the car
parking demand on site. Lastly, the intended operational policies to (a) require the provision of a shuttle bus service for workers from a single
organisation for a booking of 15 or more persons and (b) include the number of cars as part of the booking process so as to allocate car bays on a first
come, first serve basis, will both significantly reduce the parking demand on site and manage the car parking provision.

Itis hoped that the above information provides some measure of reassurance to Council. It is respectfully requested that Council provide an
amended response to myself and/or DAS in relation to the requested car parking condition, noting that it would be a difficult condition to enforce once
the permit was issued and that the car parking provision exceeds the statutory planning requirements.

Once again, apologies for the delay in reaching out to you on this matter. | would be happy to discuss further if needed.

Regards,

Catriona Tatam
Town Planning Consultant
BA(Urb&RegPlan)(Hons), MPIA

e: cat@tatamplanningco.com.au
m: 0415933635

w: www.tatamplanningco.com.au

ABN: 2625 1369 768

At Tatam Planning Co. we value and respect flexible work arrangements. Although | have sent this at a time that is convenient for me, it is not my expectation that you read, respond or follow up on this email
outside your hours of work.

From: Kristine Capangpangan <KCapangpangan@astc.nt.gov.au>

Sent: Friday, 28 March 2025 2:59 PM

To: Sebit.Rambang@nt.gov.au; Chay Garde <Chay.Garde@nt.gov.au>

Cc: Cat Tatam <cat@tatamplanningco.com.au>; Matt Raymond <mraymond@astc.nt.gov.au>
Subject: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075

To whom it may concern,

A development application for LOTS 1087 1087 11 PALM CIRCUIT — PA202 75 was received by us from the Authority for inclusion of Council’s
requirements as a service authority.

Please find attached our response in relation to this development.
NOTE: This response has been uploaded to ILIS.

If you have any queries regarding this letter or with your development, please don’t hesitate to contact Manager Facilities and Development — Matt Raymond



on 08 8950 0586.
Kind Regards

Kristine Capangpangan

Community Facilities Officer | Alice Springs Town Council
p. 08 8950 0518

m. 0493 892 170

alicesprings.nt.gov.au

ASTC acknowledges the Central Arrernte people as the Traditional Custodians of the land on which we live and work. We pay our
respects to their history, culture and their Elders past, present and emerging and extend that respect to all Aboriginal and Torres

Strait Islander peoples.



Technical Assessment PA2025/0075

TECHNICAL ASSESSMENT OF PROPOSED DEVELOPMENT AGAINST RELEVANT
PROVISIONS OF THE NORTHERN TERRITORY PLANNING SCHEME 2020

Application No: PA2025/0075
Lot number: 10875 and 10876

Town/Hundred:  Town of Alice Springs

Zone: TC (Tourist Commercial)
Site Area: 11,350m? (total of both lots)
Proposal: Rooming Accommodation (workers accommodation) with 100 rooms in 25 buildings

and ancillary dwelling-caretakers

Plans used for Proposed development plans received 26/02/2025
assessment:

Date assessment 8 April 2025
finalised:

The proposed development requires consent under the Northern Territory Planning Scheme 2020 as
described in the below table:

Zone TC (Tourist Commercial)

Use Assessment Development Requirements
Category
Rooming Impact Overlays:
Accommodation Assessment | . 36 LSF - Land Subject to Flooding
(workers

accommodation)
with 100 rooms in
25 buildings and
ancillary dwelling-
caretakers

Zone:
- 4.13 Zone TC - Tourist Commercial

General Development Requirements:
- 5.2.1 General Height Control

- 5.2.4 Car Parking

- 5.2.5 Loading Bays

- 5.2.6 Landscaping

Specific Development Requirements:

- 5.2.2 Building Heights in Alice Springs

- 5.4.3 Building Setbacks for Residential Buildings and Ancillary Structures
- 5.4.7 Communal Open Space

- 5.4.8 Residential Building Design

- 5.4.19 Residential Plot Ratio

- 5.5.3 General Building and Site Design

- 5.5.4 Expansion of Existing Development in Zones CB, C, SC and TC

- 5.4.17 Building Articulation

Development Assessment Services
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Technical Assessment PA2025/0075

Clause 1.8 (When development consent is required)

The need for consent and the level of assessment that applies to the use and development of land is set out
in the framework below:

Clause 1.7 (Operation of the NT Planning Scheme 2020)

1. Where there is inconsistency between Parts within this Planning Scheme, the following rules apply:

(a) the Strategic Framework in Part 2 is to guide the interpretation of all Parts;

(b) overlays in Part 3 prevail over all Parts to the extent of the inconsistency;

(c) Area Plans within the Strategic Framework prevail over zone purposes and outcomes in Part 4 (but not over the assessment category set
out in the assessment tables) and Parts 5 and 6 to the extent of the inconsistency;

(d) zone purposes and outcomes in Part 4 prevail over Parts 5 and 6 to the extent of the inconsistency; and

(e) the provisions of Parts 1, 2, 3, 5, 6 and 7 apply to development described in Schedule 4.1 (Specific Use Zones) except where they conflict
with any conditions specified in that Schedule.

Sub-clause 1(c) of Clause 1.8:

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:

i it is shown as Impact Assessable on the relevant assessment table in .
Part 4: Not Applicable
ii. it is for the subdivision of land other than that included at Clause Not Applicable
1.8(1)(b)(iii); or
iii. it is identified as Impact Assessable in Clause 1.9; or Not Applicable
iv. it is a Prohibited development which relates to a heritage place as set Not Applicable
out in Clause 1.10(7)(b); or
V. a provision of this Planning Scheme expressly requires assessment as Clause 3.1(4) Where an Overlay requires consent, the following level
Impact Assessable. of assessment applies: (b) if shown as Merit Assessable on the
relevant assessment table in Part 4 it is Impact Assessable;

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:

(a) any relevant requirements, including the purpose of the requirements, as set out in Parts 5 or 6;

(b) any Overlays and associated requirements in Part 3 that apply to the land;

(c) the guidance provided by the relevant zone purpose and outcomes in Part 4; and

(d) any component of the Strategic Framework relevant to the land as set out in Part 2.

The following is relevant to the subject site.

Part 2 - Strategic Framework

Alice Springs Regional Land Use Plan (version 2, published 30/10/2020) apply to the land and the subject
site is part of the existing urban area and identify for tourist use which is consistent with the current
zoning as Tourist Commercial land use.

COMPLY

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.
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Part 3 - Overlays

Technical Assessment PA2025/0075

3.6 LSF - Land Subiject to Flooding

DAS DLPE comment

Purpose
Identify areas with a known risk of inundation from riverine flooding and

ensure that development in these areas demonstrates adequate measure to
minimise the associated risk to people, damage to property and costs to the
general community.

Complies.

1 - comply. Planning application lodged for assessment.
2 - Not applicable

3 - Not applicable

4 - Noted and comply.

5 - Comply. Development complies with sub-clause 6.

6(a) - Not applicable. Proposal is not for hazardous
industrial use.

6(b) - Complies, proposed plans demonstrate a floor
level that is 500mm off the natural ground for habitable
rooms which greater than the minimum requirements of
300mm.

6(c) - Not applicable. Proposed buildings are elevated
off the ground.

Complies with all applicable requirements of this clause.

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.
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Technical Assessment PA2025/0075

Part 4 - Zone

- 4.13 Zone TC - Tourist Commercial DAS DLPE comment

Zone Purpose Complies - the proposal is for a rooming accommodation
Facilitate commercial and residential development that caters for the needs of which is a commercial residential development that will
visitors, supports tourism activities, and is of a scale and character compatible cater for seasonal workers in the Alice Springs region and
with surrounding development. provide short-term accommodation for visitors.

1(a) - Comply. Rooming accommodation is proposed.
1(b) - Not applicable.
1(c) - Not applicable.

2 - Complies. The proposal is for rooming
accommodation that is intended for worker
accommodation and short-term visitors.

3(a) - Complies
3(b) - Complies
3(c) - Complies
3(d) - Complies
3(e) - Complies
3(f) - Complies

4 - Complies. The proposal included a Sacred Site Issues
Report and identified 7 tree species near the southern
boundary of the subject site. The report concludes that
three tree species are considered to be trees of significance
however any proposed developments within the boundaries
of Lot 10876 (5 Palm Circuit) & Lot 10875 Alice Springs (11
Palm Circuit, Ross) will have zero impact on these trees as
identified.

5 - Comply. Development has access to reticulated water

services and is not proposed a use that may impose

7. Subdivision and development is integrated as far as possible with unsustainable demand on surface and ground water.
reticulated electricity, water and sewerage (where available), stormwater
drainage, and telecommunication infrastructure. If lots are unsewered,
provision for the disposal of effluent must be made on-site so that the
effluent does not pollute ground or surface waters.

6 - Not applicable. No subdivision is proposed.

7 - Not applicable. No subdivision is proposed.

8. Development that is not defined in Schedule 2 (Definitions) may occur only
when assessment has determined that the development is appropriate in 8 - Not applicable. Proposed development is defined use.
the zone, having regard to the purpose and outcomes of this zone and
such matters as the location, nature, scale and intensity of the
development.

Complies with all applicable requirements of this clause.

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.
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Technical Assessment PA2025/0075

Part 5 - Development Requirements

5.2.1 General Height Control DAS DLPE comment
Purpose Complies

Ensure that the heights of buildings and structures are appropriate to the
strategic and local context of the location and meet community expectations for
development in the zone.

1 - Not applicable

2 - Complies - Proposal does not exceed 3 storey or
building height of 14m. None of the buildings exceed 7m
from the ground level.

3 - Not applicable.

4 - Not applicable

5 - Complies - Proposal does not exceed 3 storey or
building height of 14m as outlined in Table A to Clause
5.2.1. None of the buildings exceed 7m from the ground
level.

6 - Not applicable.

Complies with all applicable requirements of this clause.

5.2.4 Car Parking DAS DLPE comment
Purpose Complies- Sufficient car parking space provide onsite,

Ensure that sufficient off-street car parking, constructed to a standard and
conveniently located, are provided to service the proposed use of a site.

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.

Page 5 of 13



Technical Assessment PA2025/0075

1 - Not applicable
2 - complies with sub-clause 4.

3 - Not applicable.

4 - Complies. The proposal is for 100 rooms and a
caretaker-dwelling. Where each room is occupied by 1
person, the development would need a minimum of 23
car space. Where each room is occupied by 2 persons, a
minimum of 43 car space would be require. In this
instance, 45 car parking spaces are provided inclusive of
9 space for truck/trailers.

Complies with all applicable requirements of this clause.

5.2.4.4 Layout of car parking areas DAS DLPE comment

Complies

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.
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Technical Assessment PA2025/0075

1 - Noted/Comply
2 - Not applicable
3 - Complies.
4 - Complies

5 - Complies

6 - Complies with (a) and (b). Car park is not less than 3
butting a road.

7 - Complies. The parking lot is flat and proposed to be
sealed with bitumen.

8 - Complies. The car parking area is function, allows
entry and exit in forward motion, with compliant
dimensions.

9 - Complies. There is once access point that allow for
two-way with a width of 9m with sufficient sightline.

Complies with all applicable requirements of this clause.

5.2.5 Loading Bays DAS DLPE comment

Not Applicable. No loading bay required for

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.
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Technical Assessment PA2025/0075

5.2.6 Landscaping DAS DLPE comment

Complies

Administration
1. Landscaping may include provision of paved areas and areas for
entertainment and recreational activities.

2. The consent authority may consent to landscaping that is not in
accordance with sub-clauses 5, 6 and 7 only if it is satisfied it is consistent
with the purpose of this clause and the zone purpose and outcomes, and
is appropriate to the site having regard to the amenity of the streetscape,
and the potential impact on the amenity of the locality and adjoining
property.

3 - Complies. The proposal provides sufficient
landscaping along the property boundary, retention of
existing mature vegetation.

4 - Comply
5 - Comply. More than 57% is allocated for landscaping.
6 - Not applicable.

7 - Not applicable.

Complies with all applicable requirements of this clause.

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.
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Technical Assessment PA2025/0075

5.2.2 Building Heights in Alice Springs DAS DLPE comment

Omitted.

5.4.3 Building Setbacks for Residential Buildings and | PAS DLPE comment
Ancillary Structures

Comply.

1 - Not applicable.
2 - Not applicable
3 - Comply with sub-clause 6-8.

4 - Comply. Proposal comply with setbacks in table to
this clause.

5 - Not applicable. All setbacks comply with setbacks in
table to this clause.

6 - Comply. 6.4m front setback instead of 6m is propose
for front boundary setback, 7.6m secondary frontage
setback is proposed instead of 2.5m and 6.3m and é6m
side setbacks are proposed instead of 1.5m.

7 - Not applicable. No zero setbacks are sought.

8 - Comply. No parts setbacks are less than 0.9m.

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.
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Technical Assessment PA2025/0075

Complies with all applicable requirements of this clause.

5.4.3.2 Distance Between Residential Buildings on one Site

The proposal complies with the applicable requirements in this clause. All the building proposes achieve a
setback of approx. 3.4m between the building walls and 2.4m between the building eves which is greater
than the minimum requirements of 1.5m as outlined in table a to Clause 5.4.3. Sub-clause 3 and 4 of this
clause are not applicable.

5.4.7 Communal Open Space DAS DLPE comment

Complies

1 - Complies
2 - Not appliable
3 - Not applicable

4 - Complies with subclause 5 and 6.

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.
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Technical Assessment PA2025/0075

5 - Complies. More than 50% of the site that is
landscaping area is identified as communal space.

6 - Complies. The sites has a communal pool, recreational
BBQ area and shared laundry building. The proposal
indicated that the 57% of the site that is landscaping area
is considered a communal space.

Proposal demonstrates with sub-clause 6(a)-(g).

Complies with all applicable requirements of this clause.

5.4.8 Residential Building Design DAS DLPE comment

Complies

1 - Not applicable.

2 - Complies

3 - Complies. Dwellings are primarily oriented north-
south, to enable best use of the site and dwelling
Configuration.

4 - Complies
5 - Complies.
6 - Complies
7 - Complies
8 - Complies.
9 - Complies

10 - Not appliable.

11 - Complies. Sufficient separation and landscaping is
provided.

12 - Complies
13 - Complies. No reflective.

14 - Not applicable.

Complies with all applicable requirements of this clause.

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.
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Technical Assessment PA2025/0075

5.4.19 Residential Plot Ratio DAS DLPE comment

Complies

Complies with all applicable requirements of this clause.

5.5.3 General Building and Site Design DAS DLPE comment

Complies with purpose.

1 - Complies with sub-clause 4 and 5.
2 - Not applicable.

3 - Not applicable

4 - Not applicable

5 - Complies. The proposal includes 25 blocks with 4
rooms in each with average floor area of 64m2 each x 25
blocks = 1,602m2 of floor area. This is significantly less
than the maximum of 9,567m.

Site area x 0.1 = maximum plot ratio.

10,630m2 x 0.1 = 9,567m1

Complies with all applicable requirements of this clause.

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.
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Technical Assessment PA2025/0075

5.5.4 Expansion of Existing Development in Zones CB, | DAS DLPE comment
C,SCandTC

Complies with purpose.

1 - Not applicable. The proposal is new and not an
expansion of existing use.

2 - Not applicable. The proposal is new and not an

expansion of existing use.

3 - Not applicable. The proposal is new and not an
expansion of existing use.

Not applicable.

5.4.17 Building Articulation DAS DLPE comment
Complies with purpose.

1 - Complies. No building longer than 15m.
2 - Complies. Proposal complies with sub-clause 4.

3 - Not applicable. No building longer than 15m.

4 - Complies. No building longer than 15m. Building
blocks are approx. 8.9m x 7.2m with recessed balconies
and eves.

Complies as no building is longer than 15m.

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.
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From: Matt Raymond

To: Cat Tatam

Cc: Sebit Rambang; Kristine Capangpangan

Subject: RE: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075
Date: Wednesday, 4 June 2025 1:33:50 PM

Attachments: image004.png

Hi Catriona,

Thanks for reaching out about the car parking for the proposed Rooming Accommodation. We appreciate you outlining your points and acknowledging the
Scheme's requirements.

We understand you've factored in a surplus of parking bays and have operational plans for transport, like the shuttle services and booking management.
However, our core concerns about potential parking overflow onto Palm Circuit and the surrounding residential area still stand, and we really need the
information we previously requested. Here's why we're holding firm on this:

Parking Demand and Resident Needs

While shared transport and company shuttles are great ideas, our experience with rooming accommodation suggests that residents often have their own
vehicles. Even if they're on the same project, people have different schedules, personal errands, and preferences for how they get around. We can't simply
assume that a 100 bed facility won't generate a significant number of personal vehicles, regardless of planned operational policies.

Enforceability of Operational Policies

We appreciate your proposed operational policies for parking allocation and encouraging shuttle use. The challenge for Council, however, is that these policies
are hard to enforce in the long run once a permit is issued. We find that conditions tied to the physical provision of parking are much more enforceable and
provide a greater guarantee against impacts on the surrounding area.

Impact on Palm Circuit

We're already aware of existing parking pressures around Palm Circuit. Adding a 100-bed accommodation has the potential to really push these pressures if
onsite parking isn't enough for individual vehicles. Even if the proposal technically meets the minimum planning scheme requirements, the scale and nature of
this development warrant a more detailed understanding of the true parking demand.

To properly assess and mitigate potential parking impacts, Council still requires the following information prior to the commencement of use:

* A comprehensive survey and analysis of likely vehicle ownership and usage patterns by residents, specifically considering personal vehicle use.

o Adetailed assessment of whether the proposed 36 standard parking bays are truly adequate for the anticipated peak demand, backed by the analysis
from the survey.

e Arobust and enforceable plan for managing any potential parking overflow. This needs to include clear strategies for onsite parking management and
definite measures to prevent any parking on Palm Circuit. Please include details on shuttle services, bicycle parking, public transport access, and most
importantly, how you'll proactively ensure residents and visitors avoid parking off-site.

o Aclear demonstration of how workers will get into town and other locations, also considering individual travel needs beyond organised work transport.

Additionally, as a proactive step to prevent parking on surrounding verges, we're asking the developer to install "No Parking" signs along the road reserve
perimeter of the development. The location and specifics of these signs will need Council approval before they go in and must meet Australian standards.

While we certainly welcome the offer to include bicycle and motorcycle parking, and note the public transport options, these alone might not be enough to
handle the potential number of individual vehicles for a facility of this size.

We kindly request you provide the originally requested information, along with a plan for the "No Parking" signage. This will allow us to thoroughly assess the
parking impacts and help ensure the amenity of the residential area remains protected.
Happy to discuss further if needed.

Kind Regards

Regards,

Matthew Raymond

Manager Facilities and Development
Alice Springs Town Council

8am — 5pm, Monday to Friday

p. 08 8950 0586

ASTC acknowledges the Central Arrernte people as the Traditional Custodians of the land on which we live and work. We pay our
respects to their history, culture and their Elders past, present and emerging and extend that respect to all Aboriginal and Torres
Strait Islander peoples.

From: Cat Tatam <cat@tatamplanningco.com.au>

Sent: Monday, June 2, 2025 3:32 PM

To: Matt Raymond <mraymond@astc.nt.gov.au>

Cc: ASTC <astc@astc.nt.gov.au>; Sebit.Rambang@nt.gov.au; Kristine Capangpangan <KCapangpangan@astc.nt.gov.au>
Subject: RE: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075

Hi Matt,
Just following up on my email below in regard to ASTC comments on PA2025/0075.
| look forward to your response as soon as possible.

Thanks,
Cat



Catriona Tatam
Town Planning Consultant
BA(Urb&RegPlan)(Hons), MPIA

e: cat@tatamplanningco.com.au
m: 0415933 635

w: www.tatamplanningco.com.au

ABN: 2625 1369 768

At Tatam Planning Co. we value and respect flexible work arrangements. Although | have sent this at a time that is convenient for me, it is not my expectation that you read, respond or follow up on this email
outside your hours of work.

From: Cat Tatam

Sent: Wednesday, 21 May 2025 6:42 AM

To: Matt Raymond <mraymond@astc.nt.gov.au>

Cc: Astc <astc@astc.nt.gov.au>; Sebit.Rambang@nt.gov.au; Kristine Capangpangan <KCapangpangan@astc.nt.gov.au>
Subject: RE: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075

Hi Matthew,

| hope this email finds you well. I’'m reaching out in relation to ASTC comments on PA2025/0075 in relation to the proposed Rooming Accommodation
at 11 Palm Circuit, Ross.

I note that in the attached comments, provided by Council to myself and Development Assessment Services on 28 March (time has absolutely flown
by!), Council has raised concerns about the matter of car parking, as follows:

Council expresses concern regarding the potential for significant parking overflow, given the individual unit/room nature of the proposed
workers accommodation. This concern stems from the potential for a high rate of individual vehicle ownership among residents, which may
exceed the provided parking capacity.

Notwithstanding the calculation of parking requirements under Clause 5.2.4 of the NT Planning Scheme, and the applicant's provision of 36
standard bays and 9 trailer/truck bays, Council has concerns regarding the potential for significant parking overflow given the individual
unit/room nature of the proposed workers accommodation.

To address this concern, the applicant is required to submit the following information for Council approval, prior to the commencement of use.

* Acomprehensive survey and analysis of anticipated vehicle ownership and usage patterns by residents of the proposed
accommodation. This analysis must consider the potential for residents to own and utilise personal vehicles.

* Adetailed assessment of the adequacy of the proposed 36 standard parking bays to accommodate the anticipated peak parking
demand. This assessment must provide justification for the sufficiency of the provided parking, based on the survey and analysis
required in point 1.

* Aplan for managing potential parking overflow, including strategies for on-site parking management and alternative transportation
options. This should include information on potential shuttle services, bicycle parking, and public transport access.

e Ademonstration of how the workers will be transported into town and other locations.

In speaking with DAS, there is concern that the requested condition in relation to car parking and further documentation would be unable to be
enforced prior to commencement of the use. Further, as you have pointed out, the proposed car parking provision is compliant with the requirements
of the NT Planning Scheme, and there is no car parking shortfall proposed in which to necessitate the (quite onerous) undertakings that Council have
requested.

Notwithstanding, we understand Council’s concerns around car parking on Palm Circuit and offer the following additional information.

e The proposed development intends 100 semi-elevated accommodation units in twenty-five (25) pods of four (4) units, plus an ancillary
caretaker’s dwelling. Per the Scheme requirements, the following car parking provision is required:

PARKING REQUIREMENTS - PROPOSED ROOMING ACCOMMODATION

USE OR MINIMUM NUMBER OF CAR PARKING NO. TOTAL.
DEVELOPMENT. SPACES REQUIRED.
Rooming 1 for every 5 persons 100 persons 22 bays required
Accommodation Plus

1 for every staff member 1 staff

Plus

1 1
Ancillary Dwelling 1 1 1 Bay required
Caretaker

TOTAL. 23 bays
PROVIDED ON SITE. 36 standard bays plus 9 trailer/ truck bays.
SHORTFALL: Nil

* Asyoucan see from the above, the proposal provides a surplus of 13 standard bays, in addition to the 9 trailer/ truck bays proposed. Thisis a
total of 22 additional bays, over and above Scheme requirements. The proposed parking provision is considered to be compliant with the



Scheme, and suitable for the intended purpose of rooming accommodation.

* The proposed rooming accommodation is intended to be utilised by companies undertaking large scale projects in the Alice Springs. Itis
typical of such larger construction projects or mining projects to engage a bus or mini bus to transport workers from the accommodation to the
site. It is the operator’s intention that any bookings by a single entity for accommodation of 15 or more persons at the same time would trigger
arequest by the operator that staff be transported to/from the accommodation via bus.

* ltis difficult to pinpoint an exact percentage for workers sharing a work vehicle on a job site with workers' accommodation, as this can vary
significantly depending on factors like the size of the job site, the number of workers, and the vehicle types used, and will constantly fluctuate
based on the number and type of guests at the proposed rooming accommodation. However, itis common for workers in such situations to
share vehicles for transportation, including to and from the worksite, and for other purposes. Therefore, it is reasonable to assume that the
truck/ trailer parking proposed will likely account for two persons per bay, as it is standard practice for many companies to have two persons
operating any truck or trailer vehicles for safety purposes. The 9 truck trailer bays would therefore accommodate up to 18 guests. Similarly, it
can be reasonably expected that a high number of guests at the accommodation would be sharing a work car, and that the 36 standard bays
would accommodate up to 72 guests. Whilst Council’s concerns around personal vehicles are noted

* The rooming accommodation may also include shift workers on occasion, whereby the car parking bays would see a turnover of vehicles at
shift change, rather than an overlapping demand for bays.

* The operator will confirm the number of cars associated with each booking and will allocate a car bay to each booking on a first come, first
serve basis. Should no car bays be available, the operator will not allow a car bay to be part of the booking, and the guest will be required to
find alternate arrangements such as utilising taxis, public transport or a bus shuttle service (as discussed above).

*  Whilst no designated bike racks are shown on plans, the operator is willing to install bike racks to accommodate up to ten (10) bicycle parking
spaces.

*  Whilst no motorcycle bays are shown on plans, the operator is willing to include motorcycle parking on plans to accommodate up to five (5)
motorcycle parking spaces.

* Public transport is available in the area, with bus routes 300 and 301 running directly past the Rooming Accommodation site. The bus stop
(Stop 1078) is located approximately 170 metres from the subject site. Routes 300 and 301 provide access to the Alice Springs CBD, and other
bus services from the Interchange.

* Uberand Taxis are both available in the Alice Springs area, particularly to/ from the Alice Springs City Centre and Airport.

Council’s Concerns around overflow car parking are noted, given the other developments in the area and the number of worker accommodation units
proposed. However, the proposal is not only compliant with the parking requirements of the Scheme, but significantly exceeds parking requirements.
The provision of additional bays and truck/trailer bays (and the offer to include both bicycle parking and motorcycle parking) will resultin a
development that provides for ample parking for guests. Further, there is a high likelihood of shared vehicles between workers, reducing the car
parking demand on site. Lastly, the intended operational policies to (a) require the provision of a shuttle bus service for workers from a single
organisation for a booking of 15 or more persons and (b) include the number of cars as part of the booking process so as to allocate car bays on a first
come, first serve basis, will both significantly reduce the parking demand on site and manage the car parking provision.

Itis hoped that the above information provides some measure of reassurance to Council. It is respectfully requested that Council provide an
amended response to myself and/or DAS in relation to the requested car parking condition, noting that it would be a difficult condition to enforce once
the permit was issued and that the car parking provision exceeds the statutory planning requirements.

Once again, apologies for the delay in reaching out to you on this matter. | would be happy to discuss further if needed.

Regards,

Catriona Tatam
Town Planning Consultant
BA(Urb&RegPlan)(Hons), MPIA

e: cat@tatamplanningco.com.au
m: 0415933635

w: www.tatamplanningco.com.au

ABN: 2625 1369 768

At Tatam Planning Co. we value and respect flexible work arrangements. Although | have sent this at a time that is convenient for me, it is not my expectation that you read, respond or follow up on this email
outside your hours of work.

From: Kristine Capangpangan <KCapangpangan@astc.nt.gov.au>

Sent: Friday, 28 March 2025 2:59 PM

To: Sebit.Rambang@nt.gov.au; Chay Garde <Chay.Garde@nt.gov.au>

Cc: Cat Tatam <cat@tatamplanningco.com.au>; Matt Raymond <mraymond@astc.nt.gov.au>
Subject: Development Application - Lots 10875 & 10876, 5 & 11 Palm Circuit - PA2025/0075

To whom it may concern,

A development application for LOTS 1087 1087 11 PALM CIRCUIT — PA202 75 was received by us from the Authority for inclusion of Council’s
requirements as a service authority.

Please find attached our response in relation to this development.
NOTE: This response has been uploaded to ILIS.

If you have any queries regarding this letter or with your development, please don’t hesitate to contact Manager Facilities and Development — Matt Raymond



on 08 8950 0586.
Kind Regards

Kristine Capangpangan

Community Facilities Officer | Alice Springs Town Council
p. 08 8950 0518

m. 0493 892 170

alicesprings.nt.gov.au

ASTC acknowledges the Central Arrernte people as the Traditional Custodians of the land on which we live and work. We pay our
respects to their history, culture and their Elders past, present and emerging and extend that respect to all Aboriginal and Torres

Strait Islander peoples.



Ref: Lots 10875 & 10876
TRIM Ref: PA2025/0075

Enquiries: Mr. Matt Raymond
28 March 2025

The Chairperson

Development Consent Authority
PO Box 2130

ALICE SPRINGS NT 0871
Attention: Mr. Chay Garde

Dear Madam Chair,

PROPOSED DEVELOPMENT - LOTS 10875 & 10876, 5 & 11 PALM CIRCUIT
(PA2025/0075)

| refer to the letter from the Authority dated 07/03/2025 (reference PA2025/0075) regarding a
development application for the purpose of Rooming Accommodation (workers
accommodation) and ancillary dwelling-caretakers.

Local authority matters

This application has been assessed on the technical requirements in regard to access,
potential impact to Council infrastructure and drainage only. Further broader comments may
be provided as a result of Council's assessment of the application or by Council’s
representative at the Consent Authority meeting.

Service authority matters

The present application has been reviewed against Council’'s technical requirements for
developments and the premise that all building construction should comply with Building Code
of Australia.

Observations:

1. Council notes the ongoing development at the Sienna Village site (DP21/0355), which is
directly opposite the proposed development. It is recommended that the applicant review the
Stormwater Management Plan (SWMP) to comprehensively assess potential impacts on
stormwater flow, considering the existing development.

2. The application lacks specific information regarding catchment flow to the southwest and east
(Al, B1, and D1). It is unclear whether the proposed development will connect to the existing
stormwater pit located at the southwest corner of the block. The Council expresses a
preference against utilising natural ground table drain within the road reserve for stormwater
management.



3. Council notes that the surrounding area, with the presence of the brewery, caravan parks, and

accommodation village for workers, is experiencing increased development activity. This
emerging hotspot is placing significant demands on existing infrastructure elements in the
vicinity, necessitating potential upgrades to ensure adequate capacity and functionality.

Council expresses concern regarding the potential for significant parking overflow, given the
individual unit/room nature of the proposed workers accommodation. This concern stems from
the potential for a high rate of individual vehicle ownership among residents, which may exceed
the provided parking capacity.

The Council recommends that the applicants explore the possibility for the potential
construction of a separate slip lane for vehicular access and egress to and from the property.
Furthermore, the Council requests that these plans be submitted for Alice Springs Town
Council approval at no cost to Council.

Applying these references, Council recommends that the Authority include the following
conditions in any Development Permit issued pursuant to the application.

1.

2.

All stormwater runoff from impervious areas is to be contained within the site or discharged to
the Council stormwater drainage system. If the developer discharges stormwater into Council’s
drainage system a permit to work within the road reserve must be obtained from Council before
commencement of the work. For any stormwater discharge to the existing underground
network, upgrades to the infrastructure being connected to, may be required based on
discharge volumes.

A “Permit to work within the Alice Springs Town Council Road Reserve” must be obtained prior
to the construction of anything along the verge, such as pipework, kerb crossovers and
driveways. Any kerb crossovers not required to service the development shall be reinstated to
the satisfaction of the Director of Technical Services, Alice Springs Town Council, at no cost
to the Council.

Sight lines shall be provided at the junction between the means of ingress and egress to the
site and any public roads and fencing constructed to the satisfaction of the Director Technical
Services, Alice Springs Town Council. No fence, hedge or tree exceeding 0.6 metres in height
shall be planted in between the sight lines.

Notwithstanding the calculation of parking requirements under Clause 5.2.4 of the NT Planning
Scheme, and the applicant's provision of 36 standard bays and 9 trailer/truck bays, Council
has concerns regarding the potential for significant parking overflow given the individual
unit/room nature of the proposed workers accommodation.

To address this concern, the applicant is required to submit the following information for
Council approval, prior to the commencement of use.

e A comprehensive survey and analysis of anticipated vehicle ownership and usage
patterns by residents of the proposed accommodation. This analysis must consider the
potential for residents to own and utilise personal vehicles.

e A detailed assessment of the adequacy of the proposed 36 standard parking bays to
accommodate the anticipated peak parking demand. This assessment must provide
justification for the sufficiency of the provided parking, based on the survey and
analysis required in point 1.

e A plan for managing potential parking overflow, including strategies for on-site parking
management and alternative transportation options. This should include information on
potential shuttle services, bicycle parking, and public transport access.



o A demonstration of how the workers will be transported into town and other locations.

5. The developer shall be responsible for the reinstatement, at no cost to the Council, of any
damage caused to Council infrastructure during the construction and servicing of the
development. Such reinstatement shall be to the satisfaction of the Director Technical
Services.

Note: The fee must only be paid once a Development Permit is released by the authority based on a condition
requiring clearance from Council.

I confirm that Council’s fee for assessment of this development application is a Commercial
I Industrial Development (includes up to 6 visits) Fee of $1,522.50 plus an additional fee
of 0.85% of value of infrastructure being handed to Council, as set out in the current Alice
Springs Town Council Municipal Plan. This Development Assessment Fee must be paid prior
to Council undertaking any assessment/ works or inspections pursuant to the development
permit upon issue or before a final clearance is sought.

In addition to the above, Complex developments requiring engineering assessment and
approvals will be charged by the estimated hour (Fee per hour) of $254.00 per hour.

Further observations may be provided by Council’s representative at any hearing of the
application should such be deemed necessary.

If the Authority or the applicant would like to discuss this matter further, they should contact
ASTC on astc@astc.nt.gov.au.

Yours faithfully,

Matthew Raymond
MANAGER FACILITIES AND DEVELOPMENTS

Cc: Tatam Planning Co. c/ Miss Cat Tatam
PO BOX 2224
DARWIN
NT 0801

Email: cat@tatamplanningco.com.au
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Department of Level 3Highway House
%%RR};%%%N LOGISTICS AND Palmerston Circuit Palmerston NT 0831

GOVERNMENT INFRASTRUCTURE

Postal address
GPO Box 61
Palmerston NT 0831

E DevRoads.NTG@nt.gov.au

Sebit Rambang

Development Assessment Services TO88999 4412
GPO Box 1680
Darwin NT 0801 File reference

DDPI2008/0670-02-0038~0003
TCSD Project No: 2025-0018

Dear Sebit

Re: ALICE SPRINGS - LOTS 10876 AND 10875 TOWN OF ALICE SPRINGS - 5 AND 11 PALM CIRCUIT,

ROSS -~ PROPOSED 100 BEDROOM WORKERS ACCOMMODATION WITH ANCILLARY DWELLING
- TREE HOUSE DEVELOPMENTS PTY LTD -~ TATAM PLANNING CO

| refer to the Development Assessment Services' correspondence of 7 March 2025 regarding Planning
Application PA2025/0075 on the proposed 100-bedroom workers accommodation with ancillary dwelling.

] am pleased to advise that the Transport and Civil Services Division (TCSD), Department of Logistics and
Infrastructure (DLI) has no objections in principle to the above-mentioned development, subject to the
following comments and requirements:

1.

A Traffic Impact Report in accordance with the Austroads Guide to Traffic Management Part 12: Integrated
Assessment for Developments is required for the proposed development. The report must detail the
development’s traffic generation, trip distribution, traffic operation impact, the nature and timing of
impacts, and recommended measures required to accommodate and/or mitigate the traffic impacts of
the development, including construction traffic. All road sections and/or intersections where traffic
generated by the development increases the existing traffic, existing proportion of heavy vehicle traffic
or equivalent standard axles (ESAs) by 5% or more must be assessed. The impacts of the development
on public transport facilities, pedestrian and cycle facilities shall also be assessed.

Any intersection and / or road upgrade works required to accommodate the proposed development and
within NTG controlled road reserves shall be carried out by the developer, at the developer's cost, to
the standards and requirements of the TCSD, DLI.

The access shall be located as far as possible from the Ross Highway / Palm Circuit / Ragoonesi Road
roundabout.

All proposed work (including the provision or connection of services) within, or impacting upon the Ross
Highway road reserve shall be in accordance with the standards and specifications of the TCSD, DLI.
Design documents must be submitted to the TCSD for road agency approval and no works are to
commence prior to approval.

Note that a development permit issued under the Planning Act is not an approval for access onto a
Territory Road. Approval for access to be taken from, or constructed within the NTG controlled road
reserve rests solely with the TCSD, DLI as the approving road authority.

The developer, its contractor or service provider is required to obtain a "Permit to Work within the NTG
Road Reserves" prior to the commencement of any works within the Ross Highway road reserve.
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10.

11.

12.

13.

A Construction Traffic Management Plan (detailing all appropriate site management measures, including
construction access, proposed haulage routes, vehicle types, protection of existing assets, protection of
public access and a risk assessment) and/or an Operational Traffic Management Plan (detailing access
routes, vehicle types and other relevant matters, including a risk assessment) shall be submitted to the
TCSD, DLI for consideration prior to commencement of any works.

Access shall not be permitted to the subject lot from the Ross Highway road reserve. All access
arrangements shall be via the internal local road network to the standards and approval of the Alice
Springs Town Council.

No temporary access for construction purposes shall be permitted from the Ross Highway road reserve.
Construction and delivery vehicles shall not be parked on the Ross Highway road reserve.

The loads of all trucks entering and leaving the site of works are to be constrained in such a manner as
to prevent the dropping or tracking of materials onto streets. This includes ensuring that all wheels,
tracks and body surfaces are free of mud and other contaminants before entering onto the sealed road
network. Where tracked material on the road pavement becomes a potential safety issue, the developer
will be obliged to sweep and clean material off the road.

The use of shaker screens/ rubble pads to remove loose material from trucks prior to entering the road
network is a requirement. Where tracked material on the road pavement becomes a potential safety
issue, the developer will be obliged to sweep and clean material off the road.

Surface stormwater run-off from the development site onto the Ross Highway road reserve is not
permitted. The developer shall ensure that the stormwater run-off from the development site is
collected to prevent uncontrolled discharge to adjoining lands through the provision of kerbing,
transverse grated drains and inlet pits, or alternatively the site is to be graded to collect the run-off
internally.

Accordingly, stormwater shall be wholly contained within the site and discharged into the local
stormwater system to the standards and approval of the TCSD (where it impacts on the NTG controlled
road reserves), the Crown Land Management Division (where it impacts on Crown land or a drainage
easement in favour of the Territory) and/or the Alice Springs Town Council. Stormwater design plans
submitted for approval shall provide details of site levels and existing downstream drainage
infrastructure.

Discharge of untreated waters into the stormwater drainage system is not permitted. Any contaminated
stormwater shall be isolated, contained and treated prior to discharge off-site to the standards and
requirements of the Department of Environment, Parks and Water Security and/or the Environment
Protection Authority.

The installation of any services or service connections within the Ross Highway road reserve is subject
to TCSD, DLI approval. All service related works are to be contained within the appropriate nominal
service corridor (refer standard drawing CS-3001).

Where unfenced, the Ross Highway frontage is to be appropriately fenced in accordance with the
Department’s standards and requirements to deter unauthorised vehicular and/or pedestrian
movement. Any gates provided are to be fixed to open inwards only.

The developer shall consider the Department’s Policy “Road Traffic Noise on NTG controlled roads” and
have carried out, in accordance with AS3671 Road Traffic Noise Intrusion - Building Siting and
Construction, an assessment by a suitably qualified person of the development’s present and predicted
future exposure to road traffic noise levels. Where required, the developer shall provide appropriate
noise attenuation measures to the satisfaction of the Chairman, Development Consent Authority.
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14.

15.

All noise attenuation works deemed necessary, e.g. building materials and design, lot layout or noise
barriers, shall be wholly contained within the subject Lot (including foundations) and carried out and
maintained at full cost to the developer.

The finish of any Prime Identification sign, if erected, shall be such that, if illuminated, day and night
readability is the same and is of constant display (i.e. not flashing or of variable message). The sign shall
be positioned:

0 so as not to create sun or headlight reflection to motorists; and
(i)  be located entirely (including foundations and aerially) within the subject Lot.

Advertising signage including temporary or permanent, e.g. ‘A’ frame, vehicle or trailer mounted, etc.
shall not be erected or located within the Ross Highway road reserve.

Upon completion of any works within or impacting upon the Ross Highway road reserve, the road
reserve shall be rehabilitated to the standards and requirements of DLI

Should you wish to discuss the above mentioned further, please contact the TCSD, DLI on telephone 8999
4412,

Please quote the TCSD Project No 2025-0018 in all correspondence.

Yours sincerely

=

Chandan Kalase

Executive Director, Transport Planning

2{ l03/2025
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Level 1
Department of eve

Goyder Centre

LANDS, PLANNING AND 25 Chung Wah Terrace
ENVIRONMENT Palmerston NT 0830
PO Box 496

Palmerston NT 0831

E DevelopmentAssessment. DEPWS@nt.gov.au
T088999 4446

Our ref: DLPE2025/0054
Your ref: PA2025/0075

Mr Sebit Rambang

Development Assessment Services

Department of Lands, Planning and Environment
GPO Box 1680

DARWIN NT 0801

Dear Mr Rambang

Re: PA2025/0075 Rooming Accommodation (Workers Accommodation) and ancillary Dwelling-
caretaker

The above application has been assessed by the relevant environmental divisions and the following
comments are provided:

Rangelands Division

Land Management Unit

Due to the development being within a declared erosion hazard area under the Soil Conservation and Land
Utilisation Act 1969, type of works, and being within 200m of a Conservation (CN) zone and waterway, it is
recommended that preparation and implementation of an Erosion and Sediment Control Plan (ESCP) be
included as a condition on the Development Permit, in accordance with the wording below.

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 Lands, Planning and Environment (DLPE) Erosion
and Sediment Control Plan (ESCP) Procedures (see Note 1).

The ESCP must be certified by a suitably qualified and experienced professional (see Note 2) and
must be submitted to Development Assessment Services (via email: das.ntg@nt.gov.au).

General Condition

1. Should the certified Type 2 ESCP require amendment, the revised ESCP must be certified by a
suitably qualified and experienced professional and submitted to Development Assessment Services
(via email: das.ntg@nt.gov.au).

2. All works relating to this permit must be undertaken in accordance with the certified Type 2 ESCP.

3. At completion of works, certification must be provided by a suitably qualified and experienced
professional regarding satisfactory implementation of permanent erosion and sediment control
measures and site stabilisation. This certification must be submitted to Development Assessment
Services via email: das.ntg@nt.gov.au.
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Permit Notes

1. The DLPE Erosion and Sediment Control Plan (ESCP) Procedures factsheet is available at:

https://environment.nt.gov.au/rangelands/technical-notes-and-fact-sheets/land-management-
technical-notes-and-fact-sheets.

A suitably qualified and experienced professional in erosion and sediment control as defined by the
International Erosion Control Association (IECA) Australasia - https://www.austieca.com.au/rsp-
esc/suitably-qualified-professional.

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 Land Management
Factsheets available at https://nt.gov.au/environment/soil-land-vegetation. For further advice,
contact the Development Coordination Branch: (08) 8999 4446.

Lot 10876 & 10875 Town of Alice Springs is located within the Alice Springs Erosion Hazard Area as
declared under the Soil Conservation and Land Utilisation Act 1969. The landholder must not
undertake activities that will cause or exacerbate erosion associated with wind or water and must
manage groundcover to ensure effective dust control. For further information, contact the
Development Coordination Branch: (08) 8999 4446.

Environment Division

Heritage Branch

Context of Heritage Branch Advice

The Northern Territory (NT) Government’s Heritage Branch administers the Heritage Act 2011 and
provides authoritative advice about obligations under the Heritage Act 2011, including steps to take to
manage the impact of proposed work on Aboriginal and Macassan archaeological places and objects.

It is important that advice given by the Heritage Branch is followed. A failure to follow advice received
from the Heritage Branch may be considered as evidence in an investigation if damage occurs to a
declared heritage place, an Aboriginal or Macassan archaeological place or object.

Relevant parts of the NT’s Heritage Act 2011:

1.

All provisionally declared and declared heritage places and objects are protected under the
Heritage Act 2011,

All Aboriginal or Macassan archaeological places and objects are automatically protected - this
includes places and objects not previously recorded;

Places and objects include an artefact or thing given shape by a person - examples include stone
tools, stone arrangements, fish traps, rock art, modified trees, and shell middens;

Ancestral remains are also protected;
Underwater Cultural Heritage is protected, up to three nautical miles from the coast;

There is an obligation to notify of the discovery of Aboriginal or Macassan archaeological places or
objects.

Conditions of advice

1.

2.

This advice is based on the description of the works provided to the Heritage Branch. If the work
expands or changes significantly seek further advice.

In preparing this advice, the Heritage Branch has referred to the NT Heritage Register and the
Heritage Branch archaeological database which includes information about Aboriginal and Macassan
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archaeological places and objects in the NT. However, the database only includes information about
known archaeological places. The fact that there are no known archaeological places recorded may
be because no archaeological surveys have been conducted in that particular area and is not
necessarily an indication they do not exist.

Actions
The following actions have been taken in relation to the enquiry:

e A search of the NT Heritage Register;

e Asearch for known archaeological places located within the subject site on the Heritage Branch
archaeological database;

e A search for known archaeological places located within the proximity of the subject site on the
Heritage Branch archaeological database;

e The extent of pre-existing ground disturbance;
e The scale and nature of the work proposed (major, moderate or minor);
e Areas identified as being excluded from the work footprint e.g. riparian buffers; and

e An assessment of the likelihood of unrecorded archaeological places existing within the subject site,
based on landscape features, known archaeological places in the vicinity, and other predictive tools.

Advice

The search has found that there are no known Aboriginal or Macassan archaeological places and objects
within the subject site, and the likelihood of unrecorded Aboriginal or Macassan archaeological places
existing is unlikely. If archaeological places are discovered over the course of the work, establish an
exclusion zone around the site and contact the Heritage Branch immediately.

The search has found that there are no nominated, provisionally declared or declared heritage places or
objects within the subject area.

Environmental Regulations

All persons are required to comply with the General Environmental Duty under section 12 of the

Waste Management and Pollution Control Act 1998 (NT) (WMPC Act). Activities that require authorisation
are listed in Schedule 2 of the WMPC Act. The proponent is responsible for ensuring their activities
comply with the WMPC Act.

The proponent is advised to take notice of this non-exhaustive list of environmental issues that should be
considered to help satisfy the General Environmental Duty:

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
online®.

1 https://ntepa.nt.gov.au/ _data/assets/pdf file/0004/566356/noise_management framework guideline.pdf

Page 3 of 5


https://ntepa.nt.gov.au/__data/assets/pdf_file/0004/566356/noise_management_framework_guideline.pdf

Erosion and Sediment Control (ESC): The proponent must ensure that pollution and/or
environmental harm do not result from soil erosion.

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 Control Association (IECA) Australasia guidelines?.

Basic advice for small development projects is provided by the NT EPA document: Guidelines to
Prevent Pollution from Building Sites® and Keeping Our Stormwater Clean®.

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®. 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 act in accordance with that authorisation.

Site Contamination: If the proposal relates to a change of land use or if the site is contaminated,
including as a result from historical activities such as cyclones, a contaminated land assessment may
be required in accordance with the National Environment Protection (Assessment for Site
Contamination) Measure (ASC NEPM). The proponent is encouraged to refer to the information
provided on the NT EPA website® and the NT Contaminated Land Guidelines’.

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. All fill imported or exported as part
of the activity must be certified virgin excavated natural material (VENM) in accordance with the
NSW EPA guidelines?.

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 land®, and lllegal Dumping - What You Need to Know?°.

Odour or Smoke: The proposed activities may have the potential to create odours and/or smoke.
The proponent must ensure that nuisance odours or smoke are not emitted beyond the boundaries
of the premises.

Water: If this activity requires the discharge of waste to water or could cause water to be polluted
then a waste discharge licence under the Water Act 1992 (NT) may be required. Please refer to the
Guidelines'?.

2 https://www.austieca.com.au/publications/best-practice-erosion-and-sediment-control-bpesc-document

3 https://ntepa.nt.gov.au/__data/assets/pdf file/0010/284680/guideline_prevent pollution_building_sites.pdf

4 https://ntepa.nt.gov.au/__data/assets/pdf file/0006/284676/guideline_keeping_stormwater clean builders guide.pdf

5 https://www.epa.vic.gov.au/about-epa/publications/1698

6 https://ntepa.nt.gov.au/your-environment/contaminated-land/investigating-contaminated-land

7 https://ntepa.nt.gov.au/ _data/assets/pdf file/0020/434540/guideline_contaminated land.pdf

8 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

10 https://ntepa.nt.gov.au/ data/assets/pdf file/0008/285740/factsheet illegal dumping what you need know.pdf

11 https://nt.gov.au/__data/assets/pdf file/0016/1131073/waste-discharge-licensing-guidelines.pdf
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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

19 March 2025
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NTFRS Ref: 010-10875-10876
Your Ref: PA 2025-0075

To: Chay Garde
Organisation: Development Consent Authority

From: Station Officer Leigh Swift

Organisation: Northern Territory Fire and Rescue Service -Fire Safety Command
Phone: 8951 6663

Date: 10/03/2025

SUBJECT: PROPOSED DEVELOPMENT APPLICATION

Applicant: Miss Cat Tatam
Lot No: 10875 - 10876
Address: 11 & 5 Palm Circuit Ross NT

Approval: The Northern Territory Fire & Rescue Service has no objection to this
proposal for Rooming Accommodation (Workers Accommodation) and ancillary
Dwelling-caretaker but will bring to the attention the following NCC requirements
and Fire and Emergency Regulations.

NCC requirements of C1P9 for Fire Brigade access.
Regulation 12 of the Fire and Emergency Regulations.

C1P9 Fire brigade access

Access must be provided to and around a building, to the degree necessary, for fire
brigade vehicles and personnel to facilitate fire brigade intervention appropriate to
(a) the function or use of the building; and

(b) the fire load; and

(c) the potential fire intensity; and

(d) the fire hazard; and

(e) any active fire safety systems installed in the building; and

(f) the size of any fire compartment

Keeping People Safe | www.fire.nt.gov.au

Alice Springs Fire Station
47 Telegraph Terrace, Alice Springs
PO Box 2630, Alice Springs NT 0871
Tel 89516663



12 Accommodation parks

(1) An accommodation park owner commits an offence if the owner fails to do any
of the following in relation to the accommodation park:

(a) ensure all moveable dwellings in the park are separated from each other,
buildings, internal roadways and the boundary of the park by at least 3 m at every
point;

(b) ensure access into and within the park is sufficient to enable fire-fighting
vehicles to enter and access all areas of the park;

(c) comply with AS 2441 (Installation of fire hose reels) in relation to the installation
of fire hose reels in the park;

(d) ensure flammable or combustible material does not accumulate in the park in a
way that constitutes a danger by fire;

(e) prepare an emergency management plan for the park showing the number of
each site and the location of fire-fighting equipment and evacuation points in the
park;

(f) ensure all staff employed at the park are trained in the procedures contained in
the plan;

(g) ensure a copy of the plan is:

(i) given to each person who occupies a site in the park; and

(ii) displayed in at least one prominent location within the park.

(2) In this regulation:

Accommodation park means an area of land used or intended to be used (whether
seasonally or not) as a complex of sites or moveable dwellings or both, for which
rights of occupancy are conferred under site agreements (whether with or without
common areas that may include bathroom, toilet and laundry facilities).

Accommodation park owner, for an accommodation park, means any person who is
(either wholly or partly) the owner of the business that operates the park.

Site agreement means an agreement under which an accommodation park owner
grants another person, for valuable consideration, a right to:

(a) occupy a site in the owner's accommodation park, and place a caravan on the
site, for residential purposes; or

(b) occupy a site in the owner's accommodation park, and a moveable dwelling
made available on the site by the accommodation park owner, for residential
purposes.

It would be presumed that hydrant and hose-reel supply to cover the building/s
would be addressed once the class of building/s are determined and a Building Fire
Safety Report is requested for a Building Permit.



Development Assessment Services
DAS.NTG@nt.gov.au

Dear Development Assessment Services,

PA2025/0075 - Lot 10875 Town of Alice Springs — Rooming Accommodation (Workers
Accommodation) and ancillary Dwelling-caretaker

We refer to the above application for a development permit.

Recommendation

The Aboriginal Areas Protection Authority (AAPA) recommends that Miss Cat Tatum 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 in Lot
10875 Town of Alice Springs. There is information on the AAPA homepage on how to apply for an
Authority Certificate.

There is a Restricted Work Area which intersects within the subject land.

The Abstract of Records issued by AAPA to Ward Keller Lawyers Ref # 202210074 (and noted in the
development application) is not a conclusive statement about the extent of sacred sites in the subject
land. The Abstract of Records is for general information purposes only and should not be relied upon
by persons undertaking development activity.

In the absence of an Authority Certificate, a body corporate or an individual who undertakes work on
a sacred site will be committing an offence against the Sacred Sites Act and may be subject to penalties
of up to 400 penalty units or imprisonment for 2 years (or 2000 penalty units in the case of a body
corporate). Additional offences under the Sacred Sites Act may also apply.

Background Information
AAPA is a statutory authority responsible for overseeing the protection of Aboriginal sacred sites on
land and sea across the Northern Territory.

The protection of sacred sites is recognised by the Northern Territory Government and the broader
Territory community as an important element in the preservation of the Territory’s cultural heritage, for
the benefit of all Territorians. AAPA seeks to strike a balance between the protection of sacred sites
and development in the Northern Territory.

Yours sincerely,

Jayde Manning
Ministerial/Policy Officer
11 March 2025

cc: Miss Cat Tatum — cat@tatumplanningco.com.au
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