
 

 

 
NT PLANNING COMMISSION HEARING 

 
 

PROPOSED NT PLANNING SCHEME AMENDMENT PA2018/0243 
 

 

Introduction of Rapid Creek Flood Response Specific Use Zone 

 
 
 
 
 
 
 

Agenda Item Number:  1 

Meeting Date: 24 October 2018 
 
 

Attachment A – Exhibition Material 
Attachment B – Submissions Received 

 

 

 

 

 

 
.........…................................................ 

    George Maly 

    Project Manager, Lands Planning



Report to the Commission  
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1. GENERAL INFORMATION

ADDRESS: The proposal currently does not apply to specific lots 

CURRENT ZONE: SD (Single Dwelling Residential) 

PROPOSED ZONE: Specific Use Zone 

PROPOSED LAND USE:  Residential development consistent with that in Zone MD 
(Multiple Dwelling Residential) of NT Planning Scheme 

APPLICANT: Department of Infrastructure, Planning and Logistics 

LAND OWNER: Not applicable 

AREA: Not applicable  

 
2. LEGISLATIVE REQUIREMENTS 
 
The Minister for Infrastructure, Planning and Logistics is responsible for determining 
proposals to amend the NT Planning Scheme including the rezoning of land. The Planning 
Act establishes requirements relating to the exhibition, consultation and reporting of 
proposed amendments to the NT Planning Scheme. 

Under section 22(2) of the Act, the Commission must hold a hearing if public submissions 
are lodged during the exhibition period. 

Under section 24 of the Act, the Commission must provide to the Minister for Infrastructure, 
Planning and Logistics, a written report that addresses the issues raised in the submissions, 
the issues raised at the hearing and any other matters the Commission considers the 
Minister should take into account when considering the proposal. 
 
3. PROPOSAL 
 
Department of Infrastructure, Planning and Logistics has lodged a Planning Scheme 
Amendment application to include the Rapid Creek Flood Response Specific Use Zone in the 
NT Planning Scheme.  The primary objective of the proposed amendment is to maintain the 
safety of residents during flood and storm surge events, and to ensure that any use or 
development on sites affected by flooding and storm surge does not exacerbate the effects 
of inundation on surrounding land.  A copy of the proposal is at Attachment A1. 
 
The proposal follows a recommendation of the Rapid Creek Flood Mitigation Action Plan (the 
Action Plan), which forms part of a broader report on flooding in the Darwin Region prepared 
by the Flood Mitigation Advisory Committee (the Committee) in 2015.   
 
Key structural and management measures listed in the Action Plan include construction of 
detention basins, improvements to mapping and early threat warning systems.  The Action 
Plan also proposes the implementation of specific flood proofing measures on properties 
located on the southern portion of the Creek’s floodplain in the residential suburb of Millner 
that were affected by flooding during Cyclone Carlos in 2011.    
 
The proposal also follows recommendations of the Darwin Mid Suburbs Area Plan (the Area 
Plan) introduced as a policy document in the NT Planning Scheme.  The Area Plan applies 
to suburbs located on the western side of Darwin Airport, including Millner, and identifies the 
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area affected by primary storm surge and riverine flooding from Rapid Creek for potential 
change in accordance with the recommendations of the flood studies and the Action Plan.  
An extract of the Area Plan’s concepts and objectives relating to the subject land is at 
Attachment A2. 
 
The Area Plan envisages that change in this location would allow for a range of housing 
options to a maximum height of two storeys above ground level, so long as the 
redevelopment of this locality is built above the defined flood level as recommended in the 
Rapid Creek Flood Study.  To achieve this, the Area Plan further specifies that floors of all 
habitable rooms on affected sites will need to be raised 300mm above the flood height, and 
that where fill is to be used to achieve the required minimum site levels, the risk of 
inundation is not transferred to other properties.   
 
The Specific Use Zone will not apply to any specific land parcel, instead it will allow the 
owners or future residents of the affected land to rezone their properties to utilise its 
provisions when they are ready to develop their site.  This approach will ensure that rezoning 
of the affected properties does not cause financial hardship to current land owners, due to a 
potential for increased Council rates.   
 
The proposed specific use zone provisions specify that any development of affected land 
shall be consistent with that for Zone MD (Multiple Dwelling Residential), to ensure it is 
compatible with the adjoining existing dwellings in Zone SD (Single Dwelling Residential) in 
terms of height, on street parking and overall amenity.  This requirement seeks to address 
potential impacts of any new development on the existing amenity of the area, typified by 
relatively low-density residential uses adjoining the open space of the Creek’s floodplain 
corridor.  It is also anticipated that redevelopment of allotments to a higher density will 
provide individual owners with a feasible financial incentive to demolish the old housing stock 
and upgrade their assets while protecting their property. 
 
The specific use zone provisions will also assist future residents and owners with the 
preparation of development applications, and guide future development in a manner that 
improves safety and security for the community during a flood event, while ensuring new 
development integrates with its surrounds.   
 
4. SITE AND LOCALITY CONTEXT  
 
Rapid Creek is a small, relatively natural drainage system originating in the Marrara wetlands 
in the north-eastern portion of Darwin International Airport.  It discharges to Darwin Harbour 
at the southern point of Casuarina Beach.  The majority of the Creek’s catchment is 
estuarine, which means that it is subject to tidal influence, and the Creek’s lower catchment 
is subject to a storm surge during cyclonic events.  A map showing the Creek’s location is at 
Figure 1. 
 
The Creek extends for a distance of 9.8 km, draining a catchment of approximately 28 km2 in 
size.  This relatively large catchment and the short length of the Creek, can result in occasional 
riverine flooding along the lower sections of the Creek during severe storm events.   
 
Hydrological modelling was undertaken by SKM (now Jacobs) in 2013 to understand the 
Creek’s hydrology.  The study produced maps showing the impact of flooding on the Creek’s 
lower catchment for a 1 in 100 year event (a common reference relating to a specific height 
of floodwater that may occur during any year).  Further update in 2016 addressed 
inconsistencies between the extent of the 2011 flooding shown on the mapping and the 
observed flood behaviour.  The 2016 update also included consideration of a number of tidal 
scenarios, including those likely to arise during cyclonic storm surge both for current and 
future sea level (rise).  
  
In October 2017, the Department of Infrastructure, Planning and Logistics engaged Jacobs 
again to undertake further modelling to confirm that the design of detention basins and filling 
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of residential land along Rapid Creek Road in Millner to raise properties up to or above the 
expected flood level will have the desired effect of mitigating the risk of flooding.  The results 
from this modelling indicate that raising the ground level of the affected allotments in Millner 
up to the 1 in 100 year event levels, addresses the flooding potential without significant impact 
on adjoining allotments or allotments upstream of the filled area.   
 
Figure 1 – Rapid Creek  
 

  

Casuarina 
Beach 

For more 
detail see 

locality plan at 
Attachment A 

Figure 2 
shows 

location of 
submitters 
property 
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5. PUBLIC EXHIBITION 
On 30 July 2018, the Minister for Infrastructure, Planning and Logistics determined under 
section 13(2)(b) of the Planning Act to continue consideration of the proposed amendment by 
placing it on exhibition. 

The proposal was on public exhibition for a period of 28 days, in accordance with the 
requirements of the Act, advertised in the NT News on 24 August 2018 and 
7 September 2018.  The exhibition closing date was 21 September 2018. 

Below is a summary of the matters raised in the submissions included in Attachment B. 

Public Submissions (Attachments B1 to B2) 
Two submissions were received from the public regarding this proposal. 
 
Submitter Discussion Points 
Matt Majid 
(Attachment B1) 

Interested in redeveloping his property at 1 Roberts Place, 
which is eligible for inclusion if approved, as it is one of the 
affected properties identified by the Area Plan.  
See Figure 2 for location of Mr. Majid’s property. 

M. Clinch (PLan) 
(Attachment B2) 

PLan does not support the proposal due to concerns over storm 
surge impacts and climate change, inadequate infrastructure, 
proposed specific use zone provisions while raising doubts that 
existing insurance issues will not be adequately resolved. 

 
Service Authority Submissions (Attachments B3 to B8) 
Submissions received from Service Authorities are summarised in the table below. 
 
Service Authority Comments 
Department of Chief Minister 
(Attachment B3) 

No objections. 

DENR – Rangelands Division 
(Attachment B4) 

No objections. 

DENR - EPA 
(Attachment B5) 

No objections subject to standard requirements relating to 
clean fill. 

Power 
(Attachment B6) 

No objections subject to standard requirements.  

Water  
(Attachment B7) 

No objections subject to existing issue of sewer overflow in 
the area being addressed through redevelopment of each 
property. 

DoH – Medical Entomology 
(Attachment B8) 

No objections subject to a recommendation that 
stormwater drainage be managed to prevent biting insect 
issues. 

 
Council Submission (Attachment B9) 
 
Council Comments 
City of Darwin  
(Attachment B9) 

Support in principle but recommend flooding be addressed 
via Clause 6.14 (Land subject to Flooding and Storm 
surge) of the NT Planning Scheme. 

 
The applicant’s response to the above submissions is at Attachment C. 
 
6. RECOMMENDATION 
That under section 24 of the Planning Act, the Planning Commission report to the Minister for 
Infrastructure, Planning and Logistics on the issues raised in submissions, issues raised at 
the hearing and any other matters it considers the Minister should take into account when 
considering the proposal.   
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Figure 2 – Location of Submitter’s property 

 

Submitter  
Matt Majid’s 
Residence 
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NORTHERN TERRITORY OF AUSTRALIA 
 

PROPOSAL TO AMEND NT PLANNING SCHEME  
PA2018/0243 

 
The Minister for Infrastructure, Planning and Logistics has accepted an application to amend 
the NT Planning Scheme made by Department of Infrastructure, Planning and Logistics for 
exhibition. The application seeks to include the Rapid Creek Flood Response Specific Use 
Zone in the NT Planning Scheme. 
 
The proposed specific use zone provisions will allow owners of properties to raise the level 
of their properties above flood or storm surge level, whichever is higher, and redevelop 
their properties consistent with Zone MD (Multiple Dwelling Residential).  In doing so sites 
that raise their floor level are to do so consistent with the primary objectives of the 
proposed zone, which are: 

 to maintain the safety of residents during flood and storm surge events; and  

 to ensure that any use or development on sites affected by flooding and storm surge 
does not exacerbate the effects of inundation on surrounding land as specified in the 
Darwin Mid Suburbs Area Plan.   

 
The proposed Specific Use Zone will not apply to any specific land parcel at this time.  
Iinstead it will allow the owners or future residents of the affected land to utilise its provisions 
when they are ready to develop their property.  This approach will ensure that rezoning of 
the affected properties does not cause financial hardship to current land owners, as a 
rezoning would increase their Council rates.   
 
The proposal is one of the recommendations made by the Darwin Flood Mitigation Advisory 
Committee and the report recommends a range of initiatives to ensure that properties 
impacted by flooding from Rapid Creek can be protected.  A copy of the application is 
attached. 
 
Period of Exhibition and Lodging a Submission 
 
The exhibition period is from 24 August 2018 to 21 September 2018.    
 
The suitability of the subject site for uses in accordance with the proposed zone is the primary 
consideration in the assessment of proposals to amend the NT Planning Scheme. Matters 
relating to the intended development of the site are addressed in the development application 
and assessment processes. 
 
Written submissions about the proposed planning scheme amendment are to be received by 
11.59pm on 21 September 2018 and addressed to: 
 
NT Planning Commission  
GPO Box 1680 
DARWIN  NT  0801; or 
 
Email: planning.ntg@nt.gov.au; or 
 
Fax: (08) 8999 7189; or 
 
Hand delivered to Level 1, Energy House, 18 – 20 Cavenagh Street, Darwin. 
 
The application can also be viewed and comments can be lodged via the Department’s 
Development Application Online Website at: https://www.ntlis.nt.gov.au/planning/lta.dar.list 
 
For more information contact George Maly, Lands Planning on telephone (08) 8999 3937.   
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 SDXX – Rapid Creek Flood Response Zone  

This zone does not currently apply to any lots  

SDXX 1. The purpose of this zone is to facilitate re-development for residential 
purposes in a manner that: 

(a) mitigates the 1% AEP riverine flooding and storm tide risk to 
proposed and existing development; 

(b) reduces risk to the community and improves resident safety during 
a flood event;  

(c) provides for a range of housing options to a maximum height of two 
storeys; and 

(d) the scale, character, and architectural style of infill development 
should be compatible with the streetscape and surrounding 
development.   
 

2. Land subject to this zone is to be used with or without consent in 
accordance with the provisions of Zone MD (Multiple Dwelling 
Residential), and is also subject to compliance with the flood risk 
clauses listed in this zone. 
 

3. Notwithstanding paragraph 2 of this zone, a single dwelling requires 
consent. 
 

4. An application to develop land must include documentation prepared by 
a suitably qualified registered and practicing engineer recognised under 
the National Engineering Register that: 

(a) meets the requirement for the minimum finished site level at any 
point (except required access ramps) to be at least equivalent to 
the defined flood height for that site; either the 1% AEP riverine 
flood level (established under Appendix C of the Rapid Creek Flood 
Study Update – Flood Modelling Results 2018) or the primary storm 
tide level, whichever is the highest; 

(b) demonstrates via a structural design report that the development 
will be capable of withstanding hydrostatic and hydrodynamic 
forces of flood waters impacting on the specific site, and where 
applicable, is in accordance with the Building Code of Australia 
requirements for construction of buildings in flood hazard areas; 

(c) meets the requirement for the minimum floor height of all habitable 
rooms to be 300mm above the defined flood height for that site; 
either the 1% AEP riverine flood level (established under Appendix 
C of the Rapid Creek Flood Study Update– Flood Modelling 
Results 2018) or the primary storm tide level whichever is the 
highest - to avoid doubt, this includes the requirement to adapt any 
retained existing development to comply with this clause; and 

(d) presents a stormwater management plan for the subject site and 
which addresses the conveyance of any pre-existing stormwater 
flows from an adjoining or adjacent property to the street or a public 
drainage system.  

5. Prior to site preparation or the commencement of works, a design 
package certified by a suitably qualified registered and practicing 
engineer recognised under the National Engineering Register that 
demonstrates compliance with the requirements outlined in clause 4 of 
this zone must be provided. 

 

Concept C of 
the Darwin Mid 
Suburb Area 
Plan identifies 
properties that 
could be 
included in this 
zone, subject 
to Ministerial 
approval of a 
rezoning.   
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1 Introduction 
 
This application seeks to amend the Northern Territory Planning Scheme (NTPS) to 
introduce the Rapid Creek Flood Response SU (Specific Use) zone provisions and 
associated Guideline Document only to the Schedules to Clause 2.4 and Clause 2.8 
of the NTPS respectively. This will provide a framework for the flood mitigated 
redevelopment of residential properties affected by the 1% AEP flood risk from Rapid 
Creek at a multiple dwelling residential density. The zone will only be in effect for 
specific properties on the finalisation of subsequent scheme amendments to include 
specific properties within the SU zone. At that time, development applications will 
then be able to be lodged in accord with the zone requirements. 

The proposed provisions reflect the concepts and planning principles as set out in the 
Darwin Mid Suburbs Area Plan (DMSAP), Concept C Residential Areas Affected by 
Riverine Flooding  and Primary Storm Surge from Rapid Creek, as incorporated as 
policy into the NT Planning Scheme in July 2016 and further flood modelling for the 
area. 

1.1 Background  
 
Rapid Creek in the Northern suburbs of Darwin has a history of flooding that can 
impact on residential areas located within the flood plain. In particular, isolated areas 
in the suburb of Millner can be subject to flash flooding within a short time of heavy 
monsoonal rainfall. Updated Rapid Creek flood mapping released in 2014 identified 
67 residential properties located (wholly or partially) within the area inundated in a 
1% AEP (Q100) event with depths of flooding up to 0.8m above natural ground level. 
Portion of this area was also identified as within a ‘High Hazard’ area related to the 
potential effect of flooding. The flood potential and impact of Rapid Creek has been 
subject to a number of additional studies including the Rapid Creek Flood Plain Risk 
Management Discussion Paper, SKM; 03/01/2014, Rapid Creek Flood Study Update 
– DEM and TUFLOW Model Development Report, Jacobs; 21/04/2016 and Rapid 
Creek Flood Study Update – Flood Modelling Results Rev 6, Jacobs 04/04/2018. 

The Darwin Region Flood Mitigation Advisory Committee has further investigated 
options for flood mitigation to reduce the potential for and consequences of Rapid 
Creek flooding events. This has resulted in a number of recommendations 
addressing infrastructure, maintenance, flood proofing, community awareness, and 
planning and development measures (Darwin Region Flood Mitigation Advisory 
Committee Report, 2015).  

Recommendation 6 of the Darwin Region Flood Mitigation Advisory Committee 
Report includes the construction of a detention basin in the upper catchment. This is 
based on modelling that indicates reductions in the flood level between Trower Road 
and McMillans Road, but not avoidance of inundation of the most flood affected 
properties in the Millner locality. Based on this outcome the Darwin Mid Suburbs Area 
Plan proposes the introduction of specific zoning to encourage flood mitigated 
redevelopment in the affected area. The Rapid Creek Flood Response Zone has 
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been prepared to meet this objective and if implemented will provide reduced flood 
risk as the area is progressively redeveloped with site and floor levels that take into 
account current flood modelling. 

1.2 Site and Locality Description 
 
As identified above this amendment only proposes the introduction of the Rapid 
Creek Flood Response SU zone provision to the NTPS with subsequent 
amendment(s) then required to include specific properties within this SU zone. The 
properties that will be considered for inclusion in the zone are set out in the DMSAP, 
Residential Areas Plan (P12) as Concept C. A copy of this plan is below. These 
properties primarily front Rapid Creek Road in the suburb of Millner, extending to 
adjoining properties in side streets and across Trower Road to the north. 

The lots are currently within zone SD (Single Dwelling Residential) as are the 
majority of lots within the immediate locality. Development in the area is 
characterized by single residential dwellings on lots in the range of 700m2 to 1200m2 
with direct street frontage and access. Rapid Creek Road provides the main vehicle 
access in the area, linking to Trower Road. Lots are also served by a regionally 
linked pedestrian path network between the local/regional commercial centres, public 
transport routes and extensive open space associated with Rapid Creek and nearby 
coastal foreshore. The area is generally fully developed and has the character of a 
well-established residential area. 

The subject area has experienced a varied level of exposure to flood impact in 
previous events from inundation of property, impacting on dwellings and access. 
Further information on past flooding and predicted future potential impacts are 
contained in the flood reports referenced in 1.0 above and the DMSAP Needs 
Assessment (April 2016).  
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2 Description of Proposed Amendment 

The objective of the Rapid Creek Flood Response Specific Use (SU) Zone is to 
encourage redevelopment of private residential properties that remain within mapped 
risk areas for riverine flooding and primary storm surge to mitigate that risk in a 
manner that improves safety and integrates with surrounding development. 

Concept C of the DMSAP Residential Area Strategies sets out a series of objectives 
and acceptable responses for the future development of this area. In summary these 
support the redevelopment of the subject lots at an increased density up to that 
applicable under Zone MD. This is subject to any development mitigating the flood 
risk to that property, reducing any associated risk to residents and the community, 
integrating redevelopment with surroundings and ensuring development outcomes 
are consistent with the policy intent.   

These objectives and acceptable responses are given effect in the proposed Rapid 
Creek Flood Response Specific Use Zone to be introduced by this amendment. A 
copy of the consolidated zone provisions is at Attachment A, with an explanation of 
these below. The proposed SU zone complies with the policy of the DMSAP with the 
exception of Objective C.5 which relates to the provision of safe evacuation paths for 
all residents. NT Emergency Services (NTES) has since advised DIPL Land 
Development that it is not supportive of compliance with this requirement for public 
safety reasons and the SU zone is consistent with this advice. 

The amendment proposal also includes the introduction of the Rapid Creek Flood 
Study Update – Flood Modelling Results Rev 6, Jacobs 04/04/2018 (Attachment B) 
as a Guideline document to the scheme under Clause 2.8. 

2.1 Rapid Creek Flood Response SU Zone provisions 
 
This section identifies the proposed SU zone provisions and provides an explanation 
of the objective and operation of the clause. 

2.1.1 Application of the SU Zone 
 
The proposed SU zone text provides that: 

“The zone does not currently apply to any lots“   

The implication of this is that for a parcel of land to come under the zone and be 
subject to the zone provisions a rezoning of the land will be required from SD to this 
SU zone on the NTPS maps. This does not form part of this amendment and is a 
matter to be initiated by individual or groups of landowners to come into effect 
following establishment of this zone. Those properties that will be considered for 
rezoning to this SU zone are set out in Concept C of the DMSAP Residential Area 
Strategies. 
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2.1.2 Clause 1. Zone Purpose 
 
“1. The purpose of this zone is to facilitate re-development for residential purposes in 

a manner that: 

a) mitigates the 1% AEP riverine flooding and storm tide risk to proposed and 
existing development; 

b) reduces risk to the community and improves resident safety during a flood 
event; 

c) provides for a range of housing options to a maximum height of two storeys; 
and 

d) the scale, character and architectural style of infill development should be 
compatible with the streetscape and surrounding development.” 

This zone purpose reflects the requirements of an appropriate planning strategy to 
address the remaining flood risk in the area. It is consistent with Concept C of the 
DMSAP reflecting identified acceptable responses to the issue. The preparation of 
appropriate development responses to these objectives is further detailed in specific 
provision of the SU zone as set out below. 

Consistent with the NTPS, as set out in Clause 6.14 ‘Land subject to Flooding and 
Storm Surge’, the zoning approach adopts a reference to a 1% AEP flood event as 
the design event which development is required to address.  

2.1.3 Clause 2. Land Use 
 
“2. Land subject to this zone is to be used with or without consent in accordance with 
the provisions of Zone MD (Multiple Dwelling Residential), and is also subject to 
compliance with the flood risk clauses listed in this zone.” 
 
This clause sets the land use and development potential of land that is to be included 
in the zone and provides for future development to be compliant with zone MD 
(Multiple Dwelling Residential). For land within Concept C of the DMSAP and that is 
subsequently included within this zone, this amends the development potential of the 
land from that applicable under zone SD to zone MD, although subject to additional 
conditions responding to the flood potential.  

The primary purpose of zone MD is to provide for a range of housing options to a 
maximum height of two storeys above ground level. Further, the zone provides that 
infill development should be compatible with the streetscape of surrounding 
development and that where a single dwelling is proposed on a lot of less than 
600m2 this is integrated in terms of design and site layout with adjacent development 
and street infrastructure. In this regard the purpose of the zone and the building scale 
that is permitted is similar to that for SD development but with a greater range of 
dwelling types at an increased density permitted. 



 Scheme Amendment Report: Rapid Creek Flood Response SU Zone 

DEPARTMENT OF INFRASTRUCTURE, PLANNING AND LOGISTICS Page 8 of 15 
 

Table A to clause 7.1.1 of the NTPS sets the dwelling density for zone MD at 1 
dwelling per 300m2 of lot area. Clause 7.1.2 limits the height of any such dwelling to 
2 storey and 8.5m as is common to development in zone SD. Residential setbacks 
are controlled by Clause 7.3 of the scheme and are common to residential buildings 
permitted in the SD and MD zone. 

Part 5 of the scheme addresses subdivision and provides under clause 11.1.1 that 
land within zone MD, as would-be applicable to this SU zone, can be subdivided to a 
minimum lot size of 300m2, subject to detailed design requirements also set out in 
that part of the scheme. 

2.1.4 Clause 3. Single Dwelling Development 
 

“3. Notwithstanding paragraph 2 of this zone a single dwelling requires consent.” 

The purpose of this clause is to ensure that the development of a single dwelling on 
land subject to this zone will require a development permit and be assessed against 
the specified flood protection requirements. As a single dwelling is a permitted use 
generally within the MD zone this clause clarifies the application of the zone 
provisions to such development. This clause will apply for any single dwelling 
development including redevelopment of an existing lot or where a lot within the zone 
is subdivided in accord with the MD zone provisions.  

2.1.5 Clause 4. Flood Protection 
 
“4. An application to develop land must include documentation prepared by a suitably 
qualified registered and practicing engineer recognised under the National 
Engineering Register that: 

(a) meets the requirement for the minimum finished site level at any point (except 
required access ramps) to be equivalent to the defined flood height for that site; 
either the 1% AEP riverine flood level (established under Appendix C of the Rapid 
Creek Flood Study Update– Flood Modelling Results 2018) or the primary storm 
tide level, whichever is the highest; 

(b) demonstrates via a structural design report that the development will be capable 
of withstanding hydrostatic and hydrodynamic forces of flood waters impacting on 
the specific site, and where applicable, is in accordance with the Building Code of 
Australia requirements for construction of buildings in flood hazard areas;” 

Clause 4 generally addresses the requirements of an application for development 
under the SU zone to ensure that a proposal complies with the site and potential 
flood conditions. While each application will require a site specific design report the 
preparation of this will be assisted by flood research and modelling undertaken to 
date for the area. 

Clause 4 (a) will require the finished ground level, or slab level of a non-habitable 
building, to be at least equivalent to the defined flood height for the property at any 
point. This will reduce the risk of inundation of a site during a 1% AEP flood event, or 
lower, and as the area is progressively redeveloped should result in properties being 
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recognised as flood free. Compliance with this clause will require variable amounts of 
fill across a site and between sites depending on current development and natural 
ground levels. While a single defined flood height level is provided for each site minor 
variations across the site in terms of the finished level may arise where part of a site 
is already above the flood level. The fill level is also proposed as a minimum level 
and additional fill to this to obtain a flat site is an acceptable response. This will not 
however alter the determination of the maximum height of dwellings pursuant to the 
current scheme requirements. Clause 4 (b) addresses the standards required to be 
complied with in terms of the method of filling of sites and the retention of that fill. 

The defined flood heights for sites as are required to be complied with are referenced 
in the Rapid Creek Flood Study Update- Flood Modelling Results 2018 report in 
respect to riverine flooding or available from the Water Resources Division of the 
Department of Environment and Natural Resources in respect to storm surge 
flooding. 

The clause also acknowledges the need for vehicle or pedestrian access ramps to be 
below the defined flood level within the property as they slope from the unfilled road 
reserve at the site boundary to the finished site level. 

Clause 4 (c). Minimum Finished Floor Level 
 
(c) “meets the requirement for the minimum floor height of all habitable rooms to be 

300mm above the defined flood height for that site; either the 1% AEP riverine 
flood level (established by the Rapid Creek Flood Study Update – Flood 
Modelling Results 2018) or the primary storm tide level whichever is the highest - 
to avoid doubt, this includes the requirement to adapt any retained existing 
development to comply with this clause;” 

This clause addresses the requirement for all habitable rooms in a development, 
including any existing and retained, to have a minimum floor height that provides a 
freeboard of 300mm above the defined flood height in a 1% AEP event. The clause 
refers to the defined flood height of either a riverine flood or primary storm surge, as 
properties in the north of the Concept C plan (DMSAP) are in a transition area where 
the storm surge modelling indicates a higher flood level than riverine flooding. 

This freeboard requirement provides additional protection for residents that 
recognises in part both the margin of error in flood modelling and the disturbance to 
the surface of flood waters that may occur in a flood event. To avoid the requirement 
for each applicant to undertake a site specific flood modelling exercise the required 
1% AEP riverine flood event levels are provided in the Flood Modelling Results 2018 
Guideline document. Storm surge levels are produced by the Water Resources 
Division of the Department of Environment and Natural Resources. Compliance with 
these levels will require certification through the planning and building process to 
satisfy the requirement of this clause.  

Clause 4 (d). Stormwater Management 
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(d) “presents a stormwater management plan for the subject site and which 
addresses the conveyance of any pre-existing stormwater flows from an adjoining 
or adjacent property to the street or a public drainage system.”  

The above clause 4. requirements in respect to site fill have the potential to result in 
the need for fill on property boundaries abutting existing established premises and/or 
road reserves. This may impact on the existing flow of stormwater across one or 
more property boundaries to the public drainage system or road reserve. This clause 
requires that each application for development will need to be accompanied by a 
stormwater management plan that addresses predevelopment stormwater flows so 
that there is no detrimental impact on adjoining properties. 

 

2.1.6 Clause 5. Design Certification. 
 

5. “Prior to site preparation or the commencement of works, a design package certified 
by a suitably qualified registered and practicing engineer recognised under the 
National Engineering Register that demonstrates compliance with the requirements 
outlined in clause 4 of this zone must be provided.” 

This clause recognises the staged nature of the planning consent and building 
process and provides for certified detailed construction designs to address the 
requirements of Clause 5 to be prepared and submitted following issue of a 
development permit. This reduces the upfront requirements and costs in the consent 
process but will still require the provision of a level of documentation at the 
development application stage that is sufficient to satisfy the Development Consent 
Authority that the proposal will meet the objectives and specific outcomes of the 
scheme. 

3 Statement of Strategic Intent 
 
The proposal to introduce a new Specific Use zone to address flood risk issues from 
Rapid Creek for selected properties directly responds to the policy framework of the 
DMSAP as incorporated into the NTPS. It is also consistent with Part 2 of the 
planning scheme which addresses the Planning Principles and Framework which the 
scheme is designed to achieve. 

3.1 Northern Territory Planning Scheme 
 
Under Part 4.1, administration of the planning scheme is identified as contributing to 
the built, rural and natural environment supporting the diverse lifestyle and the social, 
cultural and economic development of the Territory and promoting, amongst other 
issues “safe communities”. This underpins the proposed amendment’s primary 
purpose to encourage redevelopment in the subject area in a manner that reduces 
flooding risk and thereby increases the safety and resilience of the community. 

Part 4.2 of the scheme which relates specifically to the Darwin Region provides for 
orderly and appropriate development with one of the focus areas being more 
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compact and higher density development in appropriate locations proximate to 
facilities and services in new urban areas and on infill sites in established areas. The 
establishment of this SU zone will provide the framework for an increase in density in 
residential development in an area that is well serviced and located with respect to 
community facilities and infrastructure. The area also provides a high amenity 
environment for such development given the extensive areas of open space in the 
locality and the outlook available from much of the land identified to be included in 
the zone. 

At this strategic level the proposed amendment is consistent with a number of the 
objectives of administration of the planning scheme. 

3.2 Darwin Mid Suburbs Area Plan 
 
The Darwin Mid Suburbs Area Plan (DMSAP) was included in schedule 2 to the 
NTPS in July 2016 as a plan pursuant to clause 2.7. This clause provides that 
determinations under the planning scheme must have regard to such plans and 
planning concepts and to ensure that a proposed use or development is consistent 
with them.  

The DMSAP establishes future development objectives for residential areas and 
maps properties affected by riverine flooding and primary storm surge in the Rapid 
Creek catchment. The Plan further identifies properties as subject to ‘Concept C’ and 
as sites within a potential area for change and having a Planning Principle of Multiple 
Dwelling Residential. 

Concept C further sets out a series of objectives and acceptable responses for the 
future development of this area. In summary, these support the redevelopment of the 
subject lots at an increased density up to that applicable under Zone MD. This is 
subject to any development mitigating the flood risk to that property, reducing any 
associated risk to residents and the community, integrating redevelopment with 
surroundings and ensuring development outcomes are consistent with the policy 
intent.   

While these clauses can be applied to development within the subject area as a 
result of the inclusion of the policy in the scheme, it cannot override the zoning of the 
land. Hence this amendment is required to introduce the SU zone and facilitate the 
flood mitigated development of the land at an MD density. Development under this 
zoning will then be subject to assessment against the full suite of Concept C 
objectives as are outlined below. 
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Objective 1 is addressed through the proposed zone which ensures that future 
development reduces the risk of flooding in a 1% AEP event. This approach is 
consistent with the acceptable response as the proposed SU zone also provides that 
any MD development is undertaken consistent with the performance criteria and 
standards that apply more generally within zone MD. 

 

 

As part of the development of this SU zone further flood modelling has been 
undertaken to evaluate the effect of filling the Concept C subject area to the flood 
level on land in the locality. These outcomes are published in “Rapid Creek Flood 
Study Update – Flood Modelling Results (Rev 6 04/04/2018”). This confirms that the 
effect of filling of this part of the flood plain will make minimal difference to levels 
across the flood plain. The zone provisions also identify the need for future 
development applications to address the management of stormwater to ensure that 
pre-existing flows from private property to roads or the public drainage system are 
maintained. This will work in conjunction with standard requirements for the 
preparation of stormwater management plans for development that would be 
facilitated by the zoning.  
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This objective is addressed by clauses 3 and 4 of the proposed zone which are 
consistent with the identified acceptable responses. Clause 4 requires any 
application for planning consent to include concept documentation in respect to 
materials, design, finished fill and floor levels and retention, with clause 5 specifying 
the requirement for certified design pre construction. 

 

 

The response to this objective of the DMSAP has evolved since the preparation of 
the DMAS acceptable responses with a greater emphasis now placed on the 
implementation of Household Emergency Plans and a NT Emergency Services 
(NTES) response in the event of an emergency evacuation. This recognises the early 
warning system now available to residents, a need to manage general public access 
to the area during a flood event and public safety concerns with encouraging 
residents to move about in the event of a flood.  

This position is reflected in the correspondence from NTES (29/03/2018) which 
identifies that compliance with objective C.5 is not supported for reasons of public 
safety. Given this positon of NTES, the SU zone provisions do not require the 
provision of a flood safe vehicle evacuation path as part of development proposals. 
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Notwithstanding, with any future development in the area under the SU zoning having 
to achieve minimum floor levels there is a significantly reduced risk of flooding to 
properties and a related increased public safety overall. Combined with this, the early 
warning system will enable sufficient notice for residents to activate their Household 
Emergency Plans and to leave the area if needed, or move vehicles to a flood free 
area of the road system, if they require to do so prior to flood waters restricting 
access. It has also been identified that there is a need to restrict public access to 
roads in the area during a flood event from a public safety perspective.  Additionally, 
the movement of vehicles can be a contributor to flood surface disturbance and 
potential increased inundation to existing premises not constructed to the required 
flood level. In resolution of this, the proposed approach is for NTES to manage the 
emergency response required in the event that evacuation is required.  

 

This objective is addressed in existing provisions of the NTPS Part 4 which provides 
specific development requirements for “Land subject to flooding and storm surge”. 

 

The acceptable responses to this objective are addressed in existing clauses of the 
NTPS which provide performance criteria for MD development. The assessment of all 
applications under the zone will also include these DMSAP policy provisions. In 
combination this will provide a planning framework that will encourage development 
that integrates with surrounding development and does not unduly impact on the 
existing character and residential amenity of the area. 

As is demonstrated the objectives and acceptable responses of the DMSAP Concept 
C are reflected in or not compromised by the proposed zone provisions. As such the 
amendment proposal is also considered consistent with the strategic intent of the 
planning framework. 

4 Servicing 
 
 The availability of infrastructure to service the area to which the SU zone would be 
applicable has been assessed generally through preparation of the Darwin Mid 
Suburbs Needs Assessment. This identifies that trunk services are sufficient and any 
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upgrades if required will be incremental and related to services to individual 
developments. Such service upgrades will need evaluation both during a rezoning 
process to include a site within the SU zone and in consideration of a development 
application for a site. The PWC and Local Council are consulted in both of these 
processes.  

In respect to stormwater management from the site this will be detailed as part of any 
development application with specific considerations to ensure maintenance of 
existing stormwater flows as required by Clause 4 (d).    

5 Conclusion 
 
The proposed amendment will provide for the introduction of the Rapid Creek Flood 
Response Specific Use Zone to the NTPS. On final approval of this amendment the 
proposed clauses will form part of the scheme, but will not apply to any land. The   
Rapid Creek Flood Study Update – Flood Modelling Results Rev 6, Jacobs 
04/04/2018 will also be introduced as a guideline document to the scheme. To give 
effect to the zone, landowner(s) will then be required to make application to rezone 
their properties to this SU zone. This can be undertaken on an individual or joint 
property basis. 

The proposed SU zone has been developed in accordance with the DMSAP 
Residential Strategies Concept C and if implemented will meet the objectives of this 
Concept through provision of flood mitigated redevelopment of the area at an MD 
density in a manner that integrates with surrounding development. 

Approval of the proposal for exhibition is requested. 

 

 

 

 

Attachment A – Rapid Creek Flood Response SU Zone: 
Amending Text. 

Attachment B – Rapid Creek Flood Study Update– Flood 
Modelling Results 2018; Rev 6 04/04/2018, Jacobs. 
 
Attachment C – Correspondence from A/Executive Director 
NTES, 23 March 2018. 
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1. Introduction 
Suburbs within the Rapid Creek floodplain community (in particular the suburb of Millner) experience flooding 
that allows little time to respond.  In order to design appropriate flood mitigation works for these areas, the 
hydrology and hydraulics of the Rapid Creek catchment need to be understood. 

Hydrologic modelling of the Rapid Creek Catchment was undertaken in 2012 by SKM (now Jacobs) using the 
URBS model.   

Hydraulic modelling of Rapid Creek was undertaken by SKM (now Jacobs) in 2012.  The hydraulic model was 
developed using TUFLOW, and was based on: 

 a Digital Elevation Model (DEM) derived from 2011 aerial photography 

 bathymetric survey data for the lower reaches of Rapid Creek, and 

 levels inferred from design plans of various structures crossing the creek. 

The model was calibrated using observations of the February 2011 Rapid Creek flood event provided by the 
Department of Land Resources Management (DLRM). 

The modelling was able to reproduce 2011 flood levels with reasonable accuracy and flood plain maps were 
produced.  However, subsequent discussions with residents in the area of Millner suggested some 
inconsistencies between the extent of the 2011 flooding shown on the mapping and the observed flood 
behaviour.   

It was thought that improving the accuracy of the DEM used in the development of the TUFLOW model might 
address some of the inconsistency and more accurate digital photography is now available.  Additionally, 
calibration could take into account ground truthing and additional flood marks from the 2011 flood event that 
were obtained during flood audits (carried out at residences in Millner and located on the floodplain).   

Therefore, the Department of Lands, Planning and the Environment (DLPE) engaged Jacobs to: 

 derive a new DEM from 2014 aerial photography 

 update the existing TUFLOW model based on the new DEM and the additional flood marks, and 

 undertake flood mapping for the Q100 (1% AEP flood) and four (4) tide scenarios viz mean sea level, 
highest astronomical tide (HAT) 1%AEP storm surge level and year 2100 condition after climate change 
with HAT. 

In general, the hydrologic modelling for the catchment remains unchanged and the same calculated flows have 
been used as inputs to the updated TUFLOW model. 

The development of the new DEM and TUFLOW hydraulic model undertaken by Jacobs is described in the 
DEM and TUFLOW Model Development Report (Jacobs, 2016). 

In October 2017, Department of Infrastructure, Planning and Logistics commissioned Jacobs to undertake 
further modelling, in order to: 

 provide consolidated flood plain mapping for the case when a detention basin has been constructed at 
Marrara 

 Provide floodplain mapping for the case when allotments fronting Rapid Creek Road are filled to Q100 flood 
level. 

This report presents the results of this flood plain mapping. 
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2. Proposed floodplain filling 
The Rapid Creek Floodplain Risk Management Discussion Paper (SKM, 2014) included a recommendation that 
“options are examined with a view to re-developing the floodplain in the areas most at risk (the suburb of 
Millner) through planning and zoning changes.  These would be structured so as to take effect over a longer 
period of time and be driven by market forces, but would result in a reduction in overall risk to life and property 
to Rapid Creek flooding.” 

It is understood that Government intends to use this approach to encourage redevelopment of properties 
fronting Rapid Creek Road in Millner, such that they are effectively cleared and filled to Q100 flood level before 
construction of new, flood resilient, higher density development.  Therefore, hydraulic modelling for 
post-mitigation conditions has included scenarios where allotments fronting Rapid Creek Road are filled to 
Q100 flood level.  The fill locations are shown in Figure 1. 

It is assumed the fill surface rises steeply at the property boundary, which corresponds to the construction of 
retaining walls at the boundaries. 
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Figure 1.  Locations adopted in modelling for filling to Q100 level 
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3. Hydrologic modelling 
Hydrologic modelling for the Rapid Creek catchment is described in the Rapid Creek Flood Study Hydrology 
Report (SKM 2013). 

The URBS hydrologic model was used for the modelling and in 2016 a detention basin at Marrara was 
incorporated into the model in order to calculate post-mitigation flow hydrographs for input to TUFLOW hydraulic 
modelling. 

The detention basin features are described in the Rapid Creek Flood Mitigation Works Design Basis Report 
(Jacobs, 2017). 
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4. Hydraulic modelling 
4.1  TUFLOW Modelling 
The TUFLOW hydraulic model and the Digital Elevation Model that supports it are described in the Rapid Creek 
Flood Study Update DEM and TUFLOW Model Development Report (Jacobs, 2016). 

4.2 Design flood modelling 

In early 2016, the calibrated 1D/2D TUFLOW model with a 5 m grid was used to simulate the design flood 
scenarios outlined in Table 1.  Only the 100 year average recurrence interval (ARI) storm was modelled, with a 
range of tidal boundary conditions. 

Table 1: Design flood scenarios 

Design Storm Downstream water 
level boundary (m) Downstream boundary condition represented 

100 year ARI 0.10 Mean sea level 

100 year ARI 3.36 Highest astronomical tide 

100 year ARI 4.16 Highest astronomical tide with 2100 sea level rise projection (+0.8 m) 

100 year ARI 4.60 100 year storm surge 

Updated floodplain maps were produced, including flood depth and floodway/floodplain delineation with peak 
water level contours for the 100 year ARI design storm event for each of the downstream boundary scenarios 
listed in Table 1. 

In June 2016, a number of design floods were also modelled with mitigation measures included in the 
catchment area, including as shown in Table 2. 

Table 2: Design flood scenarios with mitigation measures 

Design Storm Downstream water 
level boundary (m) 

Downstream boundary condition 
represented 

Mitigation measure 

1, 5, 10, 20, 
50, 100, 200, 
500 year ARI 

and PMF 

4.16 Highest astronomical tide with 2100 
sea level rise projection (+0.8 m) 

Detention basin at Marrara 

4.16 Highest astronomical tide with 2100 
sea level rise projection (+0.8 m) 

Detention basin at Marrara and 
mitigation measures within 
Darwin Airport1 

Floodplain maps were produced, including flood depth and floodway/floodplain delineation with peak water level 
contours for the 100 year ARI design storm event for both of the scenarios listed in Table 2. 

  

                                                      
1 Darwin International Airport is understood to be considering flood mitigation measures in line with its Masterplan 2017 and commitment made to the 

Darwin Flood Mitigation Advisory Committee.  
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4.3 Updated design flood modelling 

The present study has modelled the Rapid Creek floodplain for additional scenarios including those listed in 
Table 3. 

Table 3: Design flood scenarios 

Design Storm Downstream water 
level boundary (m) 

Downstream boundary condition 
represented 

Floodplain condition 
represented 

100 year ARI 4.16 Highest astronomical tide with 2100 
sea level rise projection (+0.8 m) 

Detention basin at Marrara + 
Floodplain filled as shown in 
Figure 1 

Probable 
Maximum 

Flood 
4.16 Highest astronomical tide with 2100 

sea level rise projection (+0.8 m) 

Detention basin at Marrara + 
Floodplain filled as shown in 
Figure 1 

Selected floodplain maps are presented in Appendix A. 

Calculated Q100 flood levels after construction of a detention basin at Marrara are shown in Appendix B.   

Calculated maximum flood levels in m AHD and velocities in m/sec are tabulated in Appendix C. 
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5. Land use planning information 
5.1 Flood levels for remaining flood-impacted lots along Rapid Creek Road, 

post-detention basin 

Figure 2 shows Q100 flood extent after filling of allotments as described in Section 2.  No allotments fronting the 
western side of Raid Creek Road are inundated by Q100 after filling. 

There is no significant impact on food extents on adjoining allotments or allotments upstream of the filled area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2.  Q100 flood extent after detention basin construction and lot filling 
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5.2 Impact to flood extents and flood depths upon filling of lots along Rapid Creek 
Road to Q100 flood level 

After construction of the detention basin, the filling of allotments as shown in Section 2 makes little differences 
to levels across the floodplain as shown in Figure 3. 

Figure 3.  Changes to calculated Q100 flood levels for filling as shown in Figure 1 

 

The increases in calculated Q100 level are represented by the yellow-shaded areas in Figure 3.  These 
increase are mostly in the road reserves of Aldridge Place, Carrington Street, Solomon Street and Roberts 
Place and are in the order of 12 mm. 

5.3 Impact on retaining wall design 

Prospective developers of allotments will be advised that an application to develop land must include 
documentation prepared by a suitably qualified registered and practicing Engineer recognised under the 
National Engineering Register that demonstrates via a structural design report that the development will be 
capable of withstanding hydrostatic and hydrodynamic forces of flood waters impacting on the specific site, and 
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where applicable, is in accordance with the Building Code of Australia requirements for construction of buildings 
in flood hazard areas. 

Appendix C gives maximum flood height (m AHD) and velocity (m/sec) for a Q100 flood after construction of the 
detention basin for selected allotments. 

Walls retaining the fill on allotments will need to be designed to take the load of saturated soil being 
retained.  There will be no additional load from floodwaters coming from Rapid Creek on the lot (because fill is 
to Q100 flood height).  However, the Engineer would need to take account of whether soil will be saturated as a 
result of local rainfall or runoff from the local Millner area on any particular allotment. 
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Appendix A. Floodplain maps 

Figure number Description 

A1 Q100 - HAT plus 0.8 m – detention basin – flood extent and flood surface contours 

A2 Q100 - HAT plus 0.8 m – detention basin – flood depth and extent 

A3 Q100 - HAT plus 0.8 m – detention basin and filling west of Rapid Creek Road – flood 
extent and flood surface contours 

A4 Q100 - HAT plus 0.8 m – detention basin and filling west of Rapid Creek Road – flood 
depth and extent 

A5 PMF - HAT plus 0.8 m – detention basin and filling west of Rapid Creek Road – flood 
extent and flood surface contours 

A6 PMF - HAT plus 0.8 m – detention basin and filling west of Rapid Creek Road – flood 
depth and extent 
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FIGURE A1 
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FIGURE A2 
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FIGURE A3 
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FIGURE A4 
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FIGURE A5 
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FIGURE A6 
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Appendix B. Model-calculated flood levels 
The following shows model-calculated flood levels at corners and centre of each allotment if flooded. 

Figure number Description 

B1 Q100 - HAT plus 0.8 m – detention basin – model-calculated flood levels (north) 

B2 Q100 - HAT plus 0.8 m – detention basin – model-calculated flood levels (south) 
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FIGURE B1 
Computed Q100 with Highest Astronomical +0.8 Tide:  Detention basin only:  Calculated flood levels (north) 
Values are calculated flood height in metres to Australian Height Datum (AHD) 

1259 

1225 

1235 
1234 

1236 



Flood modelling results  

 

 
IW111200-CH-RPT-0002 Rev6 

 

 

FIGURE B2 
Computed Q100 with Highest Astronomical +0.8 Tide:  Detention basin only:  Calculated flood levels (south) 
Values are calculated flood height in metres to Australian Height Datum (AHD) 
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Appendix C. Calculated maximum flood level and velocity on selected allotments  
Lot 
Number 

Street address Highest Q100 flood height on allotment 
after construction of detention basin 
(m AHD) 2 

Highest Q100 velocity on 
allotment after construction of 
detention basin (m/sec) 

Comment 

1086 65 Trower Road 5.5 0.26  

1087 61 Rapid Creek Road 5.3 0.08  

1214 60 Trower Road 5.5 0.01  

1218 8 Berry Place 5.5 0.06  

1225 1 Berry Place 5.5 0.09  

1226 19 Sprigg Street 5.6 0.11  

1227 17 Sprigg Street 5.6 0.01  

1234 14 Sprigg Street 5.6 0.03  

1235 49 Rapid Creek Road 5.6 0.11  

1236 10 Burden Place 5.6 0.08  

1237 9 Burden Place 5.6 0.01  

1245 1 Burden Place 5.6 0.01  

1246 43 Rapid Creek Road 5.6 0.01  

1247 11 Brooks Place 5.6 0.02  

1257 1 Brooks Place 5.6 0.01  

1258 37 Rapid Creek Road 5.7 0.03  

1259 14 Aldridge Place 5.7 0.03  

1272 33 Rapid Creek Road 5.7 0.02  

1273 45 Robinson Road 5.7 N/A Allotment not flooded – level is flood 
height at nearest approach to lot 

1525 42 Robinson Road 5.8 N/A Allotment not flooded – level is flood 
height at nearest approach to lot 

1526 33 Carrington Street 5.8 0.02  

1609 26 Carrington Street 5.8 0.01  

1610 28 Carrington Street 5.9 0.04  

1611 29 Solomon Street 5.9 0.09  

1612 27 Solomon Street 5.9 0.02  

1668 20 Solomon Street 5.9 0.01  

1669 22 Solomon Street 5.9 0.10  

1670 5 Roberts Place 6.0 0.11  

1674 1 Roberts Place 6.1 0.07  

1675 11 Levi Street 6.1 N/A Allotment not flooded – level is flood 
height at nearest approach to lot 

 

                                                      
2 Quoted levels and velocities in the table are for Q100 after construction of the detention basin and before any filling of these allotments 
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C. Residential areas affected by Riverine Flooding and Primary Storm Surge 
from Rapid Creek

(Lots 1086, 1087, 1214, 1218, 1225, 1226, 1227, 1234, 1235, 1236, 1237, 1245, 1246, 1247, 
1257, 1258, 1259, 1272, 1273, 1525, 1526, 1609, 1610, 1611, 1612, 1668, 1669, 1670, 1674, 
1675 Town of Nightcliff)

Objectives

1. A built environment that mitigates 
against flood water inundation of 
private property.

2. Consistent streetscape and built 
form along Rapid Creek Road, 
Millner.

Acceptable Responses
Support the rezoning of lots to facilitate development 
consistent with the height, density and other performance 
criteria that apply to development within Zone MD (Multiple 
Dwelling Residential), and only if consistent with Objectives 3 – 
7 of this concept.

3. Any use or development is not 
to exacerbate the effects of 
inundation in the locality.

Development proposals (excluding open structures) are to 
demonstrate that the development will not: 
• increase flood hazard or flood damage to other properties 

or adversely affect flood behaviour associated with pre-
development flows; and

• obstruct or otherwise cause localised stormwater flooding 
on adjacent lots.

4. Maintain the safety of residents 
during flood and storm surge 
events and minimise potential 
damage from inundation to 
property.

Redevelopment of subject sites in areas affected by 1% AEP 
flooding and storm surge risk must demonstrate the following: 
• development will not provide for habitable uses where floor 

level of that part of the development is below the flood level 
specified for that site, by building the habitable flood level 
300mm above the flood height (be it the 1% AEP flood level 
or Primary Storm Surge); 

• proposed construction materials, external treatment of the 
development, stabilisation of elevated building (such as 
structural bracing) and provision of servicing infrastructure 
are suitable to the location of the development and any 
potential for flooding or erosion; and

• where fill is to be utilised to achieve the required floor 
levels, providing a stable hard edge to any part of that 
lot exposed to either flooding or storm surge to limit the 
potential for floodwater to erode the building pads.
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5. Provide a safe and clear 
evacuation path for all residents in 
the event of inundation.

Safe egress from the property to a local road that has immunity 
to a 1% AEP flood event (i.e. less than 300mm of flood water) 
must be available to all residents in the time of flood. 

Where safe access is not directly available from the property 
to a road not affected by flooding, a mechanism to achieve 
safe access to a road network not affected by flooding must be 
established, including: 
• integrated subdivision with adjoining lots; and/or 

• reciprocal rights of access over a rear easement involving 
adjoining lots to achieve acceptable flood proof access.

6. Avoid accommodation for 
vulnerable groups or storage of 
hazardous materials which could 
pose a risk during a time of flood.

Uses such as home based childcare centres, group homes, 
supporting accommodation, medical consulting rooms are 
not encouraged in areas affected by Riverine Flooding and 
Primary Storm Surge.

7. Redevelopment that integrates 
with surrounding development.

This can be achieved by the appropriate use of:
• building setbacks and separation distances; 

• landscaped screening on the boundary; 

• screening of balconies or major openings above the ground 
floor; 

• placing living areas to the front of the development facing 
Rapid Creek; and 

• retention of existing view corridors along streets to Rapid 
Creek.
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Residential Areas

Legend
Potential area for change

Planning Principles:
Suburban Residential

Small Lot/ Multiple Dwelling Residential

Medium Density Residential

High Density Residential

Community Living

Rural Lifestyle

Concepts:
1 - 25 Progress Drive and 182 Dick 
Ward Drive, Coconut Grove

Kulaluk, Juninga Centre and 
Minmarama Park

Residential areas affected by Riverine 
Flooding and Primary Storm Surge from 
Rapid Creek

A

B

C

C

C
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Submission Number: 1

Name: Matt Majid

Phone: 0477 729 684

Fax: null

Email: namirriwawa@gmail.com

Postal Address: PO Box 178 Nightcliff NT 0814

=====================================================================

 

Rapid Creek Flood Mitigation Specific Use Zone - I am a property owner at 1 Roberts Place

Millner. I am interested in redeveloping this property above the flood level and to have it included

within the proposed specific use zone if this proposal is approved.
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PLan:	the	Planning	Action	Network,	Inc	
PO	Box	2513,	Darwin,	NT	

	 	 	 								margaret.clinch@bigpond.com	
21.9.2018	
	
The	Director,	
Development	Assessment	
	
	
	 	 	 Proposed	New	Rapid	Creek	Specific	Use	Zone	
	
	
Dear	Sir/Madam,	
	
Our	organisation	cannot	support	the	introduction	of	this	specific	Use	Zone.	
	
We	do	not	support	the	greater	densification	of	the	area.			
	
It	is	not	an	area	well	supported	by	good	infrastructure.	
	
The	number	of	homes		it	is	targeted	is	excessive	AND	NOT	ACTUALLY	REQUIRED,	and	the	
conditions	onerous,	and	forced.	
	
Living	in	storm	surge	zones	cannot	is	dangerous.	
	
With	climate	changes	and	intensity	of	storms	and	floodings,	there	is	nothing	to	guarantee	
safety	with	redevelopment.	
	
The	impact	of	continued	development	on	the	Airport	lands	not	controlled	by	the	NTG	
cannot	be	either	assessed	or	controlled.	
	
Such	a	small	number	of	residences	is	not	crucial	to	the	overall	development	of	Greater	
Darwin.	
	
The	SU	conditions	are	excessively	complex.	
	
It	is	doubtfull	if		insurance	issues	would	be	resolved	by	the	proposed	SU.	
	
	
M	A	CLINCH	
PLan:	the	Planning	Action	Network,	Inc	
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George Maly

From: Briana Jade Low on behalf of DCM Secretariat
Sent: Thursday, 6 September 2018 7:57 AM
To: George Maly
Cc: DCM Secretariat; David Willing
Subject: RE: Request for comment on a proposal to amend the NT Planning Scheme 

Hi George 
 
The following DCM comment has been approved by our Acting CEO. 
 

The Northern Territory Government is currently a member of a National Taskforce developing a National Risk 
Reduction Framework one of the key elements of which is to address risks and vulnerabilities in critical 
infrastructure and communities. 
 
DCM is supportive of the proposed amendment to the NT Planning Scheme as it aligns with the Northern Territory 
Natural Disaster Resilience Program, the National Strategy for Disaster Resilience (to which the NT is a signatory) 
and the draft National Risk Reduction Framework. 

 
Kind regards  
 
Briana Low 
Manager   
DCM Secretariat   
Cabinet Office and DCM Secretariat Services   
Department of the Chief Minister  
Northern Territory Government of Australia 
 
p  ... <+61> 8 8999 7342   
m   ... 0407 451 545   
e  ... Briana.Low@nt.gov.au  DCM.Secretariat@nt.gov.au  
w ... www.nt.gov.au/dcm 
 
Confidentiality and Disclaimer Statement: 
Use or transmittal of the information in this email other than for authorised NT Government business purposes may constitute misconduct under the 
NT Public Sector Code of Conduct and could potentially be an offence under the NT Criminal Code.  If you are not the intended recipient, any 
use, disclosure or copying of this message or any attachments is unauthorised.  If you have received this document in error, please advise the 
sender.  No representation is given that attached files are free from viruses or other defects. Scanning for viruses is recommended. 

Please consider the environment before you print   
 

From: George Maly  
Sent: Thursday, 30 August 2018 4:56 PM 
To: DCM Secretariat <DCM.Secretariat@nt.gov.au> 
Subject: Request for comment on a proposal to amend the NT Planning Scheme  
 
Hi there, 
 
Department of Infrastructure, Planning and Logistics has lodged an application to amend the NT Planning Scheme by 
introducing a new Specific Use Zone for an area fronting Rapid Creek that is subject to flooding during extreme 
storm events. For further detail, see the attached document. The application is on exhibition until 21 September 
2018. 
 
Could you please forward this email to the person or team in your Department that is responsible for disaster‐
resilience management that may have the capacity or wish to provide comment on this proposal?  Reply email 
would be fine and email stating “no comment” would be fine too. 
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Please contact me if you require any further detail or clarification. 
 
Kind Regards 
 
George Maly 
 
Project Manager 
Lands Planning  
Department of Infrastructure, Planning and Logistics  
Northern Territory Government 
 
Level 1, Energy House, 18 – 20 Cavenagh Street, Darwin 
GPO Box 1680, Darwin NT 0801 
 
p... (08) 8999 3937 
f... (08) 8999 7189 
e… george.maly@nt.gov.au 
w… www.nt.gov.au/dlpe 
 
Please consider the environment before printing this email. 
The information in this e-mail is intended solely for the addressee named. It may contain legally privileged or confidential information that is subject 
to copyright. Use or transmittal of the information in this email other than for authorised NT Government business purposes may constitute 
misconduct under the NT Public Sector Code of Conduct and could potentially be an offence under the NT Criminal Code. If you are not the 
intended recipient you must not use, disclose copy or distribute this communication. If you have received this message in error, please delete the e-
mail and notify the sender. No representation is made that this e-mail is free of viruses. Virus scanning is recommended and is the responsibility of 
the recipient.  
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PA2018/0243 – Rapid Creek Specific Use Zone - continued 
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Ms Suzanne Philip  
Chair 
Development Consent Authority 
GPO Box 1680 
DARWIN NT 0801 
 
 
 
Dear Ms Philip 
 
Re: PA2018/0243 - Rapid Creek Specific Use - Proposed specific use zone that establishes a 

framework for land owners affected by riverine flooding and storm surge from Rapid 
Creek, to redevelop in a manner that improves public safety during a flood event. This 
proposed specific use zone seeks to implement the recommendations of the Darwin Flood 
Advisory Committee. 

 
Thank you for the opportunity to comment on the above planning application, for a specific use zone 
for land owners affected by riverine flooding and storm surge from Rapid Creek. 

The application has been considered with respect to responsibilities under the Environmental 
Assessment Act (EA Act) and the Waste Management and Pollution Control Act (WMPC Act). The 
application does not meet the criteria for consideration under the EA Act1.  However, the following 
comments highlight aspects for consideration in drafting final terms of the proposed special use zone, 
and requirements for subsequent developments within the proposed zone, so as to mitigate 
environmental impacts occurring due to the SU rezoning. 
 
Import of fill 
The planning application highlights that fill will commonly be required for development of sites within 
the SU zone, to raise floor levels to above defined flood heights for the sites. As such it is 
recommended that the following requirements or terms apply to the SU zone: 

 Proponents must ensure that only certified fill (virgin excavated natural material) is accepted as 
fill at the premises. 

 Prior to using imported fill on-site, waste classification needs to be undertaken to determine its 
suitability. All waste classification assessments should be completed in accordance with NSW 
EPA Waste Classification Guidelines, Part 1: Classifying waste (2014) and associated waste 
classification guidelines.  

 Should excavated fill be relocated off-site, waste classification needs to be undertaken prior to 
off-site disposal to a licenced waste handling facility. 

It is also recommended that the applicant consider the Northern Territory Environment Protection 
Authority (NT EPA) fact sheet: How to Avoid the Dangers of Accepting Illegal Fill Onto Your Land 2. 
 
 
 
 

                                                        
1 https://ntepa.nt.gov.au/__data/assets/pdf_file/0011/570872/guideline_referring_proposal_to_ntepa.pdf 
2  
https://ntepa.nt.gov.au/__data/assets/pdf_file/0005/285728/factsheet_avoid_danger_accepting_illegal_fill_to_your
_land.pdf 

Environment Division 
Level 1, Arnhemica House 
16 Parap Road 
PARAP  NT  0820 
 
Postal Address 
GPO Box 3675 
DARWIN  NT  0801 

T 08 8924 4218 
F 08 8942 6554 
E eia.ntepa@nt.gov.au 
 
File Ref:   NTEPA2018/0015-147 
Your Ref: PA2018/0243 
 

 

https://ntepa.nt.gov.au/__data/assets/pdf_file/0005/285728/factsheet_avoid_danger_accepting_illegal_fill_to_your_land.pdf
https://ntepa.nt.gov.au/__data/assets/pdf_file/0005/285728/factsheet_avoid_danger_accepting_illegal_fill_to_your_land.pdf
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General Environmental Duty  
Proponents must be made aware of the obligation to comply with the general environmental duty 
under section 12 of the WMPC Act. Proponents should carefully consider how ongoing compliance will 
be achieved with section 12 in relation to their proposed developments and the likely environmental 
impacts. 
 
Guidelines to assist proponents to avoid environmental impacts are available on the NT EPA website 
at  https://ntepa.nt.gov.au/waste-pollution/guidelines/guidelines, including: 

 Preparation of an Environmental Management Plan 
 Keeping Our Stormwater Clean - A Builder’s Guide 
 Guidelines to Prevent Pollution from Building Sites. 

 
Any queries in relation to this matter should be directed to Michael Browne, Planning Team Leader, on 
8924 4149 or by email via: eia.ntepa@nt.gov.au . 
 
 
Yours sincerely 

Alaric Fisher 
A/Executive Director, Environment Protection 
 
1st October 2018 
 
 
 
Providing services for the  
Northern Territory Environment Protection Authority
 

https://ntepa.nt.gov.au/waste-pollution/guidelines/guidelines
mailto:eia.ntepa@nt.gov.au
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Record number: D2018/432599 

Container number: LD055/4294 

 

 

George Maly 

Infrastructure, Planning and Logistics Crown Land Estate  

GPO BOX 1680 Darwin, NT 

 

Dear Mr. Maly, 

 

RE: PA2018/0243 - Section 4294 Hundred of Bagot 226 McMillans Road Marrara - Introduction of Rapid 

Creek Flood Response Specific Use Zone   

 

Power and Water Corporation (Power and Water) is generally supportive of the proposal to introduce Rapid 

Creek Flood Response Specific Use Zone. 

 

Power and Water experiences much higher levels of infiltration and inflow into its sewer system in the Rapid 

Creek sewer catchment than typical for other catchments across Darwin.  During significant rainfall events, this 

infiltration and inflow leads to localised overflows from the sewer system. A large proportion of this infiltration 

and inflow occurs on private property where deteriorating sanitary plumbing allows stormwater to infiltrate 

into the property sewer and non-conforming storm water connections to sewer can cause surcharging.   

 

Power and Water requests that all existing property sewers are replaced with new compliant sanitary plumbing 

during future re-developments.  This renewal of property sewers will reduce infiltration and inflow, plus offset 

the impact of increased housing density allowed by the proposed Specific Use Zone. 

 

 

 

Yours sincerely,  

Ian Jong 

Manager Development Services 

Water Services 

Power and Water Corporation 

 

27/09/2018 
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DEPARTMENT OF 
HEALTH  

 

www.health.nt.gov.au 

George Maly 
Project Manager 
Lands Planning  
Department of Infrastructure, Planning and Logistics  
Level 1, Energy House, 18 – 20 Cavenagh Street, Darwin 
GPO Box 1680, Darwin NT 0801   
 

Medical Entomology 

Bld 19 RDH 
Rocklands Dve                         
Tiwi NT 0810 
 
Postal Address 

PO Box 41326  
Casuarina NT 0811 
 
T 08 8922 8337 
F 08 8922 8820 
E allan.warchot@nt.gov.au 
 
File Ref:  

  

Dear George 
 
Re: Proposal to amend NT Planning Scheme PA2018/0243 Proposed Specific Use Zone to allow 
properties affected by flooding to raise the level of their properties and develop consistent with 
Zone MD 
 
Thank you for the opportunity to comment on the above proposal to amend the NT Planning Scheme. 
Medical Entomology has no objections to the proposed rezoning, due to an existing mosquito control 
and drain maintenance program designed to reduce mosquito problems arising from Rapid Creek. 
With regards to future development, Medical Entomology recommends that any future site works do 
not involve the construction of stormwater drains on private lots, due to the potential that private 
stormwater drains would not be maintained and potentially become mosquito breeding sites. 
 
 
Please contact me if there are any queries with this letter. 
 
 
Yours sincerely 
 
 
 
 
 
Allan Warchot                                         
Advice and Control Officer 
19 September 2018   
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26 September 2018 Please quote: PA2018/0243 
 

  

Dear Dr Ritchie  
 
Planning Scheme Amendment: To include the Rapid Creek Flood Response 
Specific Use Zone in the Northern Territory Planning Scheme  
  
Thank you for the proposed planning scheme amendment referred to this office, 
dated 23 August 2018, concerning the above.   
 
City of Darwin supports the implementation of safety and mitigation measures for 
flood risk areas. However, we query the need for developing a Specific Use Zone 
instead of amending the provisions within exiting Clause 6.14 Land Subject to 
Flooding and Storm Surge.  
 
Creating a specific use zone will enable these properties to rezone and mitigate 
flood risk through redevelopment; however, it will also clearly zone these lots as 
being at risk of flood, even after mitigation measures such as raising ground levels 
have been implemented. This may have more of a negative impact on property 
values than if a property is zoned MD and subject to amended Clause 6.14 
provisions. 
 
Key Council Issues 
Council Rates 
The supporting documentation included with the Northern Territory Planning 
Scheme (NTPS) Amendment states: 
 
“The proposed Specific Use Zone will not apply to any specific land parcel at this 
time. Instead it will allow the owners or future residents of the affected land to 
utilise its provisions when they are ready to develop their property. This approach 

Dr David Ritchie 
Chairman 
Northern Territory Planning Commission 
GPO Box 1680 
DARWIN NT 0801 
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will ensure that rezoning of the affected properties does not cause financial 
hardship to current land owners, as a rezoning would increase their Council rates.” 
 
Rates are not directly affected by zoning changes. Zones SD and MD are rated at 
the same amount. However, rates are affected by the Unimproved Capital Value 
(UCV) of the land set by the Valuer Generals office. To affect the UCV of the 
properties referred to in this proposed rezoning, similar property sales in the 
general area would need to demonstrate a trend towards increased prices. 
 
City of Darwin Infrastructure 
Proposed changes to ground levels would need to be assessed for any impact on 
City of Darwin infrastructure. Raising ground levels may affect access if contours 
are too steep. To properly assess contours, survey plans with height levels are 
required at assessment stage. 
 
Raising ground levels may also adversely impact adjoining properties and needs 
to be carefully assessed at application stage, or through condition precedent. In 
this regard, City of Darwin would be concerned with any altered stormwater 
drainage as a result of redevelopment.  
 
Summary 
City of Darwin supports the mitigation of any risk incurred by flooding or storm 
surge and understands the intention of the NTPS Amendment. City of Darwin 
considers the establishment of holistic flood provisions for the Territory to be 
important; for consistency this could be enabled through Clause 6.14 of the NTPS, 
with specific solutions to be detailed in local plans such as the Darwin Mid 
Suburbs Area Plan. 
 
Any flood mitigation measures would need to be closely assessed by City of 
Darwin to ensure access, stormwater and other infrastructure is protected and 
functional. 
 
If you require any further discussion in relation to this application please feel free 
to contact me on 8930 0528. 
 
Yours faithfully 

 
CINDY ROBSON 
MANAGER CITY PLANNING 

 



 

Applicants (DIPL Land Development) schedule of response to submissions. PA2018/0243, Proposal to include the Rapid Creek Flood Response 
zone in the NTPS.  
  

Submitter  
 
Summary of Submission Issues 

 
Applicant Response 

 
Public Submissions 
1 Landowner, 1 Roberts 

Place 

Advised that interested in redeveloping the property 

above the flood level and having it included in the SU 

zone if approved. 

Noted. 

2 Plan: the Planning 

Action Network, Inc 

a) The introduction of the specific Use zone is not 

supported. 

b) The greater densification of the area not supported. 

 

c) Area not well supported by good infrastructure. 

 

 

 

 

 

 

d) The number of homes is excessive, not required and 

conditions onerous. 

 

 

 

 

 

e) “Living in storm surge zones cannot is dangerous.” 

 

f) With climate change and flood / storm intensity 

changes nothing to guarantee safety with 

redevelopment. 

 

Noted  

 

Noted  

 

The capacity and locational suitability of the area to be developed at an MD density was 

assessed and confirmed as part of the preparation of the Darwin Mid-suburbs Area Plan. 

This has also been supported in below submissions from referral agencies which do not 

raise issues of concern with infrastructure capacity. The proposal represents an effective 

use of land which has some high amenity value due to its specific location and proximity to 

recreation, commercial and community facilities.  

 

The number of properties that could be included in the proposed special use (SU) zone are 

those properties identified in the Darwin mid-suburbs area plan and are based on extensive 

flood modelling of Rapid Creek that identifies properties that remain impacted by a 1% AEP 

flood after the completion of the Rapid Creek structural flood mitigation works. The 

conditions of the proposed SU zone reflect the need to ensure the flood risk is adequately 

mitigated. 

 

The meaning of the comment is not clear. 

 

The assessment of the required 1% AEP flood / storm surge levels are based on accepted 

input and modelling data that have regard for climate change factors. Redevelopment to 

the required levels will therefore provide nationally recognised levels of risk protection (i.e. 
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g) The impact of development on airport land not 

controlled by NTG. 

 

h) Such a small number of residences not crucial to the 

overall development of Greater Darwin. 

 

i) The SU conditions are excessively complex. 

 

 

 

j) It is doubtful if insurance issues resolved by the SU 

zone. 

sea level rise to the year 2100). Redevelopment in accordance with the proposed SU zone 

intends to mitigate the risk of flooding up to a 1% AEP flood. 

 

Flood modelling for the Rapid Creek catchment undertaken as part of the proposed SU 

zone preparation has taken into account runoff from the Darwin airport land. 

 

Noted 

 

 

The provisions of the proposed SU zone are detailed to ensure redevelopment 

appropriately mitigates the flood risk to the required level without detrimentally impacting 

on risk to surrounding properties. 

 

Noted – The SU zone facilitates the redevelopment of properties above the flood level.  

This will be a matter for consideration by landowners and their insurance provider.   

 
Agency Submissions 
3 Power and Water 

Corporation: 

Water Services 

a) PWC is generally supportive of the proposal to 

introduce the zone. 

 

b) It is noted that a high level of stormwater 

infiltration to the sewer system occurs in the 

Rapid Creek sewer catchment which is 

understood to occur primarily on private 

property and can lead to surcharging.  

 

 

c) PWC requests that all property sewers are 

replaced as part of future redevelopments and 

notes that the reduction of stormwater inflow 

to system will offset the impact of any 

increased density. 

Noted  

 

 

Noted 

 

 

 

 

 

 

Further discussion with PWC has confirmed that no specific clauses / response to this issue 

is required in the amending text as it is a matter addressed under current regulations at 

development / building compliance stage.  

4 Power and Water 

Corporation: 

a) No objection to proposed SU zone. 

 

Noted 

 



Distribution 

Development 

b) Advice provided that power service upgrade 

asset installation associated with 

redevelopment to meet minimum of 1% AEP 

for riverine flood or primary storm surge. 

 

c) Costs for power servicing compliance for 

redevelopment to be met by individual land 

owners. 

Issue is relevant to all redevelopment within flood fringe and storm surge land and is 

addressed under current requirements – no change to amending text considered to be 

required. 

 

 

Noted 

5 Department of Health; 

Medical Entomology. 

a) No objection to proposal, Rapid Creek subject 

to an existing mosquito control and drain 

maintenance program. 

 

b) Not recommended that stormwater drains be 

constructed on private lots due to 

maintenance concerns. 

Noted 

 

 

 

Issue is relevant to development application process, noting that construction of open 

drains would be in conflict with finished site level requirements of clause 4.(a) of the 

proposed SU zone. 

6 Department of 

Environment and 

Natural Resources; 

Rangelands Division 

a) The proposal is located outside a water control 

district. 

 

b) Surface water issues are taken into account in 

the exhibited document. 

Noted 

 

 

Noted 

7 Department of 

Environment and 

Natural Resources; 

Environment Division 

– Environment 

Protection. 

Application appears to have at least in part been 

reviewed as a Development Proposal with the following 

advice / comments provided: 

a) The proposal does not require assessment 

under the Environment Assessment Act. 

 

b) In recognition that fill is likely to be used to 

meet minimum site levels it is recommended 

that the following requirements apply to the 

zone (in summary): 

 Only certified fill, being virgin excavated 

material is used, 

 

 

 

Noted 

 

 

While the intent of these recommended additions to the amending text are acknowledged 

it is considered to be a matter more appropriately dealt with at development application 

stage where conditions could be imposed on a specific Development Permit if considered 

warranted.  

As the conditions are not required to have ongoing effect on the land use, or control the 

type of development permitted on a site and reflect requirements of other legislation they 

are also considered to have less relevance to be included as planning scheme controls. 



 Waste classification required for imported fill 

and for any excavated material relocated off 

site. 

 

 

 

 

c) The applicant to consider NT EPA Fact Sheet – 

How To Avoid The Dangers Of Accepting Illegal 

Fill Onto Your Land. 

In support of this position it is also noted that this is an issue that is not limited to properties 

that may be included in the ‘Rapid Creek’ SU zone but is relevant to the many development 

proposals (subdivisions and construction) undertaken in the NT where site fill is required. 

To impose the suggested clauses on this SU zone only would appear to have limited effect 

and does not appear to consider more effective mechanisms for achieving the required 

outcome at a broad scale.  No change to the amending text is considered to be required. 

 

Noted, however not applicable to this amendment. 

8 City of Darwin; 

Manager City Planning 

a) The City supports the mitigation of flood and 

storm surge risk and while acknowledging the 

intent of the amendment considers that it may 

more consistently be implemented through a 

change to clause 6.14 of the scheme with 

specific solutions detailed in Local Area Plans. 

 

 

 

 

 

 

 

 

 

b) Any flood mitigation measures would require 

assessment by City of Darwin to ensure 

protection of existing infrastructure. 

 

 

c) Advice that Council rates are not directly 

affected by zoning but are based on UCV. 

The proposed SU zone reflects an outcome of the Darwin Mid-Suburbs Area Plan, a Clause 

2.7 Policy under the planning scheme. This Area Plan identifies the specific area to which 

this SU zone should apply (Concept C of the Residential land use policies) and while 

primarily based on flood risk, it is also an outcome of an assessment of the adequacy of 

infrastructure and location of the area in respect to transport and services to support MD 

development. This set of circumstances will not apply equally to other areas, some of which 

may be subject to a level of flood risk but are not appropriate for redevelopment at an 

increased dwelling density. As such it is considered that the proposal warrants and is most 

effectively dealt with as an SU zone as opposed to an expansion of Clause 6.14. 

The specific nature of the flood risk, being riverine and storm surge, the extent of flood risk 

assessment undertaken and the required conditions that are considered necessary to 

mitigate flood risk through redevelopment sets this area apart from other land within the 

scope of Clause 6.14. While the intent of the comment is noted the current approach is 

considered to be the most appropriate. 

 

Noted, this is supported by the proposed clauses of the amendment which require the 

provision of a stormwater management plan, structural design report and a certified 

design package that addresses the specific development requirements prior to 

commencement of any site works. 

 

The advice is acknowledged. The approach in the proposed SU zone does not include the 

introduction of any individual properties. This approach  provides for  future applications 

to the SU zone when a landowners specific intent is to redevelop and for those that do not 

wish to redevelop to remain zoned SD. 



9 Department of the 

Chief Minister, A/CEO 

The proposed amendment is supported as it aligns with 

the NT Natural Disaster Resilience Program, the 

National Strategy for Disaster resilience and the draft 

National Risk Reduction Framework. 

 

Noted. 
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