25 May 2020
Development Assessment Services
Department of Infrastructure, Planning and Logistics
GPO Box 1680
DARWIN NT 0801

ATTENTION: Fiona Ray

Dear Fiona
Re: Response to Submissions – PA2019/0348
Section 03181 Hundred of Glyde
1.

Executive Summary

Anglers Choice are seeking an Exceptional Development Permit to operate an accommodation premises within the
subject land at Section 03181 Hundred of Glyde, located at 398 Mermaid Circuit, Dundee Beach. The proposal
includes the continued (albeit modified) use of the accommodation premises, the construction of new (replacement)
accommodation building, along with the installation of a new wastewater treatment system and 190 000 Litre
rainwater storage tank (both amendments detailed in this submission).
Anglers Choice are an award winning tourism operator, who have successfully integrated their business operations
into the Dundee Beach community. The proposal will formalise accommodation for up to 15 guests in a controlled,
managed environment. The unique nature of the Dundee Beach locality gives rise to a range of accommodation
options, however unlike the current proposal, the majority of these accommodation options are in the form of shortterm holiday rentals. An online search of such accommodation options (generally exempt from planning approval
requirements as home based visitor accommodation) has identified accommodation for up to 18 guests, with little
or no on-site management or control over guest behaviour. Conversely, the proposal will provide a similar maximum
occupancy to unregulated home based visitor accommodation, with permanent on-site management and
behavioural control, clear restrictions on private vehicle use, and significant upgrades proposed to wastewater
treatment systems and rainwater storage.
The proponent has introduced amendments in light of submissions from both members of the public and service
authorities, including a new wastewater treatment and recycling system, and 190 000 Litres of rainwater storage,
significantly reducing reliance on alternative water sources, enabling recycled water for irrigation, and negating
concerns regarding the adequacy or compliance of the existing septic system.
2.

Introduction and Overview

Northern Planning Consultants have been engaged by the proponent in the above matter to consider and respond
to issues raised in public and service authority submissions made during the exhibition period of PA2019/00348.

NORTHERN PLANNING CONSULTANTS - ACN 609 134 741
Darwin Corporate Park, Unit 6, T212, 631 Stuart Highway, Berrimah / PO Box 36004 WINNELLIE NT 0821
brad.cunnington@northernplanning.net
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The proposal comprises an application for Exceptional Development Permit (EDP) for Hostel comprising six guest
rooms (maximum 15 guests) in 1 x 5 bedroom single storey building and 1 x 1 bedroom two-storey building, managers
residence in a single storey building, combined staff accommodation and storage in 1 x 4 bedroom single storey
building, ablutions and associated storage with reduced side setbacks. The application was lodged with the
Department of Infrastructure, Planning and Logistics September 2019, and was advertised between 24 January and
21 February 2020. A total of 5 service authority submissions, 12 objections from 11 objectors, and 16 supporting
submissions were received during the consultation period.
Service authority submissions were received from:


Power and Water Corporation – Distribution Development



Power and Water Corporation – Services Development



Department of Environment and Natural Resources



Top End Health Service, Department of Health



Transport and Civil Services Division, Department of Infrastructure, Planning and Logistics

Public submissions objecting to the proposed development were received from:


Christopher Cochran, 615 Namarada Drive, Dundee Beach (submission refers to “shares common
boundary” with subject land, however ILIS review confirms this is not the case, and submitters property is
approximately 2.9 kilometres from the subject land)



John Jones, Section 3182 Mermaid Circuit, Dundee Beach



Colin L and Dorothy L Brown, Section 3174 Zuleika Road, Dundee Beach



John and Valerie Davidson, 395 Mermaid Circuit, Dundee Beach



Mr and Mrs Garry Burrows, No address provided



Nolan and Josie Caldwell, 410 Mermaid Circuit, Dundee Beach



Ian and Lesley Stewart, Section 3114 Mermaid Circuit, Dundee Beach



Noel Whyte, PO Box 51 Dundee Beach



Chris Rigby, No address provided



Dennis and Jennifer McDonald, 385 Mermaid Circuit, Dundee Beach



Michael Mannix, Section 3710 Namarada Drive, Dundee Beach

Public submissions in support of the proposed development were received from:


Veronica and Geoffrey Warham, 145 Andreas Avenue, Dundee Beach



Karyin Jessop, 600 Launceston Road, Dundee Beach



Chris White and Anne Dobson, 905 Namarada Drive, Dundee Beach



Robbie and Tony Syme, 4 Athol Street, Dundee Beach



Robert Pattemore, Section 3222 Mermaid Circuit, Dundee Beach



Rebecca and James Campbell, 20 Gee Road, Bynoe



Merryll and Paul Gomm, PO Box 47 Dundee Beach (adjoining southern boundary)



Jen Clarke and Chris Campbell, Section 3615 Namarada Drive, Dundee Beach



Rae Garstone, 140 Namarada Drive, Dundee Beach



Scott, Humbug Fishing, PO Box 1637, Howard Springs



David and Kanchana McClelland, 35 Mermaid Circuit, Dundee Beach



Vilma Cockin, Balanda Drive, Dundee Beach



Christine Schultheis, Section 3760 Launceston Road, Dundee Beach



Grayson Bernard, 380B Mermaid Circuit, Dundee Beach



Narelle Clancy, Section 3132 Zulieka Road, Dundee Beach



Michelle Lee, 505 Namarada Drive, Dundee Beach

In addition to the above submissions, additional supporting submissions have been provided to the proponent since
the conclusion of the exhibition period. These submissions are provided in Attachment E, and comprise submissions
from:


Allan Garraway, Dundee Beach Pty Ltd, “land owner in Dundee Beach”



Debbie Jovanovich, 310, 314 and 316 Mermaid Circuit, Dundee Beach



Merryll and Paul Gomm, 400 Mermaid Circuit, Dundee Beach (further to supporting submission lodged
during the exhibition period)



Tracy Jones, Section 3182 Mermaid Circuit (supporting letter received from same address as objection from
John Jones)



Richard Polley, 360 Mermaid Circuit, Dundee Beach



Carole Van Dijk, 392 Mermaid Circuit, Dundee Beach

Figure 1 below identifies the location on behalf of which supporting and objecting submissions were received,
although does not include either objections or supporting submissions received on behalf of properties outside of
the image area, or for which no address was provided.

Figure 1: Submission Locations

3.

Amended Plans and Additional Information

In response to both the submissions received and requests for further information from the Department of
Infrastructure, Planning and Logistics, included in this response is the following information:


Existing site and floor plan showing the extent of existing development within the subject land, and the
existing use of internal areas within the existing buildings. Whilst the application documents initially lodged
accompanied the application for the proposed development, including all individual use areas, they were
never intended (nor suggested to) demonstrate the existing use within the site. For the purpose of clarity,
the Department requested an existing site plan to demonstrate the existing layout and use areas. The
existing site plan is provided in Attachment A;



Amended site plan showing the provision of a new 190,000 litre rainwater storage tank and revised layout
for the proposed accommodation building, comprising a re-orientation so all proposed guest bedrooms
face inwards to a large deck area adjoining the existing two-storey building. The amended site plan also
denotes the proposed wastewater treatment system, and together with the revised building details are
provided in Attachment B;



A summary report from Leamac Hydraulic Consultants summarising the proposed onsite wastewater
management system to upgrade the existing septic tank wastewater treatment. The new system has been
specifically designed to treat and store wastewater resulting from all activities within the subject land, and
will utilise a biological filtration system to treat wastewater to Class A quality. After treatment and
disinfection the water will be disposed of via a combination of spray irrigation systems for onsite landscape
watering with a backup absorption area. The wastewater management report is provided in Attachment C;



A Land Capability Assessment (LCA) undertaken by WANT Geotechnics undertaken to inform the
wastewater treatment design referred to above. The report confirms that the site physical and chemical
characteristics have a moderate land capability for on-site wastewater management. The wastewater
treatment system was subsequently designed based on the land capability characteristics identified in the
LCA. The LCA is provided in Attachment D; and



Further supporting submissions referred to in Section 1 are provided in Attachment E.

The amended plans do not alter the nature or land use details of the proposal identified in the original planning
report, nor the assessment of the proposal against statutory or strategic planning policy, or the Planning Act.
4.

Service Authority Submissions
4.1. Department of Environment and Natural Resources

The submission from DENR notes that the subject land is not within a water control district, and as such a bore work
permit, water extraction licence or permits under the Water Act are not required. The submission notes the intention
to source water from rainwater tanks with supplementary supply from a communal bore. The submission also notes
that “the proponent is encouraged to consider the adequacy of its rainwater tank capacity to sustain the proposed
development.” In accordance with the Department’s recommendations, and in order to reduce reliance on bore
water sourced off site, the proponent has amended the proposal to include an additional 190 000 Litres of on-site
water storage, a significant increase over the existing storage on site. It should be noted that although development
works are proposed, the accommodation capacity of facility is increasing by one person only, from 14 to 15, thus the
water use is likely to be consistent with the current situation, albeit with a significant expansion to rainwater
collection and storage as part of the development works.
Finally, the DENR submission recommends that the proponent undertake water testing to ensure that the water
quality of the intended water source is potable. Currently all potable water utilised in the facility is treated in
accordance with the requirements of the Northern Territory Department of Health. Treatment measures will
continue to be applied to ensure all water is potable.
4.2. Environmental Health
The submission from the Public Health Unit within the Northern Territory Department of Health raises concerns
regarding the adequacy of the existing septic tank system for the ongoing / proposed use, particularly that the
system is undersized. The new wastewater treatment system detailed in Attachment C and proposed as part of this
application has been specifically designed to cater for all retained existing and proposed operations within the site,
and will be subject to final certification under the Building Act and from the Department of Health.
The submission raises further concern around the adequacy of the wastewater treatment system due to the
application documents not identifying all beds / rooms currently in use. The original application documents identified
all areas proposed for human accommodation. All areas not identified as such in the original application will be
utilised for different purposes (ie not accommodation) as part of the proposed development.
As part of the proposed works, the pre-existing bore currently on site will be capped and decommissioned.

All other Department of Health requirements relating to the installation of grease traps, adherence to the Code of
Practice for Onsite Wastewater Management, water quality standards and public health registrations will be
undertaken as part of the detailed design process. It is expected that conditions on any resultant development
permit would enforce these undertakings.
4.3. PWC – Services Development
PWC advise that reticulated water and sewer services are currently unavailable in the area, that the proponent must
contact relevant authorities to discuss servicing requirements, and that PWC have no objections to or requirements
for the proposal.
4.4. PWC – Distribution Development
PWC confirm the property is currently provided with limited power supply, and that any new development that
requires additional power supply shall be subject to assessment by PWC. The submission confirms detailed design
requirements for the determination of overall maximum demand calculations and internal electricity reticulation.
The submission from PWC is relatively standard for any new development, and PWC’s requirements are generally
dealt with by way of standard condition on any resultant development permit.
4.5. Department of Infrastructure, Planning and Logistics – Transport and Civil Services Division
DIPL confirm they have no concern or objection to the proposal, although note that any future expansions beyond
the current proposal will be subject to TCSD review as they may result in the generation of higher traffic on the
Northern Territory Government road network. The current application seeks approval for the existing / proposed
works only, and no future development is flagged.
5.

Public Submissions

Issues raised in the public submissions have been summarised together below, with the applicants response
provided immediately thereafter. As the supporting submissions align with the proposed development and the
applicant’s objectives, no summary or response is provided to the supporting submissions, although supporting
submissions may be referred to in the applicant’s response to objections where relevant. Matters not relevant to
the current development application have not been considered further.
Side Boundary (north) setback is only 0.3 metres, not the 0.86 metres referred to in the application
documents. Setbacks do not comply with the NT Planning Scheme and are inadequate.
Clause 7.3 of the Northern Territory Planning Scheme requires building setbacks to the wall of a building, or the side
of a building without external walls. Air conditioners are ancillary structures (not ancillary buildings) and are not
referred to in the requirements of Clause 7.3. Accordingly, it is the proponent’s position that the original application
appropriately defines the setbacks.
Whilst the requirements of the NT Planning Scheme are not expressly required as part of the consideration of an
application for Exceptional Development Permit pursuant to the Northern Territory Planning Act, the planning report
provided with the original application assessed the proposed setbacks in detail. The report concluded that, given the
nature of allotment layout, particularly the Section 3182 walkway adjacent the reduced setbacks, the purpose of
Clause 7.3 was met.

Specifically, the proposed setbacks are:


compatible with surrounding development as the Section 3182 walkway ensures a clear separation of no
less than 5 metres to Section 3183;



minimise building massing as the Section 3182 walkway ensures a clear separation of no less than 5 metres
to Section 3183, and the buildings are single storey only and not visible from the street;



avoid undue overlooking and enable breeze penetration due to the Section 3182 walkway and the fact that
this walkway s visible to the public realm, thus the proposed setback does not create overlooking / privacy
issues; and



do not unreasonably detract from visual amenity.

As provided in the original application, the affect the setbacks have on Section 3182 must be taken in the context of
the function of the walkway, providing a connection to the beach rather than constituting the main living / private
open space area of the adjoining land. The interface of the subject land / development with the walkway consists of
an orderly array of built form, lattice screen with vine, screen fencing, water tanks and landscaping. The built form
along this elevation is apparent, however its appearance is not considered to detract from reasonably anticipated
amenity levels, does not compromise privacy (particularly in relation to compliant setbacks), does not impact breeze
penetration (particularly to living and private open space areas) and does not present a building massing issue
(particularly given the limited size of the setback encroachments relative to large buildings / sheds in the surrounding
locality, including adjacent Section 3183).
The eastern boundary setback variation comprises the shed and boat storage / carport, set 3.2 metres from the
adjoining allotment. This setback is well screened by mature vegetation on both the adjoining and subject land,
which in effect mitigates any privacy, amenity or building massing impacts (together with the size of the building
being typical of that either existing or anticipated in the area), and the largely open nature of the building (the shed
is a smaller component than the open structure) and provided setback, enables breeze penetration between the
building and the adjoining allotment.
Planning application is misleading as existing bedrooms are not shown on plans nor referred to in the
planning documents. Actual occupancy will be far greater than stated. Application describes demountable
with four separate rooms as 3 storage rooms and 1 bedroom, whereas they actually comprise four
bedrooms.
The original application clearly defines the proposed land use and development details, including the use of
individual areas if / once the development application is approved. There is no intention to obscure the continuation
of individual use areas, and the use of both existing and proposed spaces within the site will be precisely in
accordance with the proposed site plan (Attachment A in the original application, Attachment B as amended to this
response to submissions). This includes, where shown, the conversion of pre-existing bedrooms / accommodation
rooms to storage areas, as the majority of accommodation will be within the new building. It should be further noted
that although the application proposes additional construction works, the maximum accommodation capacity will
increase from 14 currently to 15 proposed, with negligible change to staffing, traffic, infrastructure demand and
wastewater production compared with current operations. For the sake of clarity, and in accordance with the
information request from DIPL, an existing site plan confirming existing internal use areas is provided in Attachment
A.

Inadequacy / non-compliance of existing septic / wastewater treatment to handle wastewater produced
through site operations.
Per the above point, the volume of wastewater produced post-development is likely to be similar to existing.
Notwithstanding, the proponent’s hydraulic consultant has raised concerns with the inadequacy of the existing
septic systems. A summary report from Leamac Hydraulic Consultants, provided in Attachment C, details the
proposed onsite wastewater management system to upgrade the existing septic tank wastewater treatment.
The new system has been specifically designed to treat and store wastewater resulting from all activities within the
subject land, and will utilise a biological filtration system to treat wastewater to Class A quality. After treatment and
disinfection the water will be disposed of via a combination of spray irrigation systems for onsite landscape watering
with a backup absorption area, with irrigation further reducing reliance on other water sources.
A Land Capability Assessment (LCA), provided in Attachment D, has also been undertaken by WANT Geotechnics to
inform the wastewater treatment design referred to above, and demonstrate the capability of the land to
accommodate the proposal. The report confirms that the site physical and chemical characteristics have a moderate
land capability for on-site wastewater management. The wastewater treatment system was subsequently designed
based on the land capability characteristics identified in the LCA.
Existing shipping container not shown on plans.
The shipping container is not part of the proposed works hence not shown on the site plan pertaining to the
proposed development. For clarity, the existing site plan in Attachment A denotes the existing container as “to be
removed.”
Plans do not mention use of existing shed.
The planning report submitted with the original application identifies the “…covered boat and machinery storage
area with attached shed,” and confirms “shed and adjacent carport housing guide boats, lodge vehicles and
maintenance equipment.” The shed is entirely ancillary to the primary use of the site, with the function of the shed
consistent with that of a rural beachside property. Accordingly, the original application clearly identifies the shed /
carport.
Incorrect description of main guesthouse as ground floor works not detailed and bed / bedroom numbers
not referred to. Incorrect description of manager’s residence, breezeway and storeroom. Development will
allow for up to 28 residents continually at the property, creating noise and security impacts.
The layout, including all proposed internal use areas for the main building was clearly identified in the original
application documents. The intended use areas are also reflected in the amended plans attached hereto
(Attachment B). The original planning report correctly described the manager’s residence as “Single dwelling
adjacent the northern boundary, immediately east of the store room, with two wings separated by a central
breezeway. The dwelling is currently utilised as a manager’s residence.” The maximum occupancy of the
accommodation component will be 15 people (compared with 14 for the site currently), and on-site staffing will be
well below 13 people (usually 2-4 at any one time), thus there will be far less than 28 persons on site. Permanent
on-site staffing / management ensures noise and security impacts are mitigated.

‘Commercialised’ development adversely impacts amenity and will adversely impact future land sales /
property values.
The impact of a single planning decision on property values or saleability requires extensive investigations from
valuation experts, planners, real estate professionals and market analysts in order to determine, the extent of which
are beyond the scope of any planning authority. Courts and tribunals across a number of jurisdictions have long held
that any real or perceived impact on property values cannot be determined as part of a planning process, and are
not relevant considerations.
The original planning report considers the potential impact on amenity in detail, and concludes that no unreasonable
impact on amenity will occur as a result of the proposal. It should be noted that any impact on amenity must be
considered in the context of amenity reasonably anticipated, and that a subjective negative view of a development
or proponent does not translate to an adverse or unreasonable impact on amenity, particularly amenity reasonably
anticipated.
It should also be noted that various supporting and objecting submissions provide differing accounts on the impact
on amenity by the proposal, including an objecting submission confirming “…have not been adversely affected by
the business as it is being run at present.”
Existing bore is not permitted, and within minimum separation distances to wastewater treatment.
The bore is pre-existing and not part of the proposed works. The bore will be decommissioned and capped as part
of the development works. It is anticipated that a condition on any resultant development permit will confirm the
decommissioning and capping of the existing bore.
Increased traffic resulting from proposed works will exacerbate existing traffic impacts from the subject
land. Concern with the possibility of clients driving own vehicles further increasing traffic. Customers using
quad bikes to ‘hoon’ / go fishing from the property creating further noise / dust impacts. Additional boats
will operate from the subject land. Assertion that client vehicles / boats are not permitted on subject land
and that a staff member will be on site at all times should be a condition on any approval.
The proposal seeks to formalise the existing accommodation use and enable a new accommodation building,
transferring the majority of existing accommodation from the demountable and main building. There will be a small
increase in the maximum occupancy of the property from 14 to 15, however no expansion to the charter operation
is proposed. Anglers Choice collect accommodation guests in a mini-bus transport, with guests generally not
permitted to drive to site when utilising the accommodation options. The majority of charter boats (with the
exception of 1 boat) are stored off-site, and will not exacerbate traffic issues within the surrounding road network.
Given the low number of visitors, and noting the submission from the Transport and Civil Services Division within
DIPL identifying no concerns with the capacity of the surrounding road network, the extent of traffic from the use is
not likely to adversely impact on amenity. The operational parameters described herein and in the original
application form the details of the proposal, and any resultant development permit would be expected to include
standard conditions enforcing these details.
Client quad bike use will not be permitted from the property as part of this application.

Premises has been operating without planning approval. Any continuation should only be with proper
planning, building / occupancy, health and wastewater treatment approval.
This application seeks the necessary approvals under the Northern Territory Planning Act. As is the normal course of
events, if planning approval is granted, required approvals / certifications / licences will be obtained as part of the
detailed design and certification process.
Approval of the current proposal will set a precedent for other commercial proposals.
An application for Exceptional Development Permit is considered on its own merit, including specific site and land
characteristics, the specific nature of the proposal and the surrounding land and locality. As such, an individual
development approval cannot set a ‘precedent’, as any future application is likewise considered on its own merit.
Inadequate water storage or water supply for the proposed use. Inappropriate for a commercial premises
to rely on communal bore.
The amended plans in Attachment B confirm the provision of an additional 190 000 Litre rainwater storage tank.
Based on a review of aerial photography, the inclusion of this significant storage far exceeds the provision on the
majority of allotments within the Dundee Beach area, and will significantly reduce reliance on alternative water
sources. Coupled with the treatment of wastewater and subsequent use for irrigation, it is expected that any reliance
on communal bore water will be reduced below that of other rural residential properties in the area.
Firebreaks not provided.
Bushfires NT have the authority to vary firebreak requirements as part of specific development proposals.
Discussions have occurred with Bushfires NT and no concern regarding the proposed development was provided in
the submission from the Department of Environment and Natural Resources (including Bushfires NT).
The above responses should also be read together with the statement of effect and associated documents provided
with the original application Please do not hesitate to contact the undersigned with any queries regarding this
matter.
Regards

BRAD CUNNINGTON
Northern Planning Consultants Pty Ltd
Attachment A:
Attachment B:
Attachment B:
Attachment C:
Attachment D:
Attachment E:

Existing Site Plan
Amended Plan – Site Plan
Amended Plans – Accommodation Building
Wastewater Management Report
Land Capability Assessment
Further Supporting Submissions

May 19, 2020
ALTERATIONS & ADDITIONS TO EXISTING TOURISM FACILITY – OSWMS UPGRADE
Lot 3181 Mermaid Circuit, Dundee NT
REPORT SUMMARY – OVERVIEW
Angler’s Choice Fishing Safaris, an established tourism destination in Dundee Beach, Northern
Territory, has been earmarked for an expansion of accommodation rooms and as such, requires an
upgrade to the existing onsite wastewater managed system (OSWMS). The proponent intends to
increase the occupancy allowance of the site by constructing five additional rooms in a new single
storey building towards the western (seaward) boundary of the site.
The site is currently serviced by two existing septic tanks and a recently installed ‘ProTank’
absorption area. However, there are concerns regarding the current system’s capability to treat
wastewater to a high standard during ‘peak’ seasonal times as well as accommodating an increase
in wastewater generation expected from the construction of additional accommodation rooms.
There are also several other issues with the existing OSWMS relating to compliance which are as
follows:
1. The existing septic tanks (2 x 3000L) are currently non-compliant and do not meet with the
setback requirements from buildings, boundaries, and bores, as per DoH (Department of
Health) ‘Code of Practice’ Section 7.5.
2. The existing septic tanks have not been sized/calculated for a ‘commercial’ facility as
a. required in DoH ‘Code of Practice’ Section 5.4.2.
3. The existing ‘Reln’ drains have not been designed accordingly, relevant to a Site Soil
Evaluation. No Site Soil Evaluation (SSE) was conducted to determine soil absorption
a. capacity (LTAR) as required in the DoH ‘Code of Practice’ Section 7.3.
4. There is currently no ‘grease arrestor’ on site as required for a ‘commercial’ tourism facility
a. in accordance with DoH guidelines for food businesses.
Therefore, a new wastewater treatment system is required which must have the capability to treat the
current wastewater flow as well as the future increase in flow from the expansion of the site’s
facilities.

Furthermore, to ensure the protection of local water quality, the surrounding catchment and the
ecological, recreational, amenity and cultural value that it holds, the wastewater must be treated to
a Class ‘A’ quality.
The chosen treatment system is an ‘AdvanTex®’ system, which is an innovative and environmentally
sustainable wastewater treatment solution that uses extremely efficient biological filters
(AdvanTex® AX20s) - supplied and installed by ENVIRA Holdings Pty Limited.
The AdvanTex® AX20 bio-filters use innovative and specialised textile fabric to naturally filter and
clean the wastewater which uses very little energy and is easy to maintain. They are also extremely
robust, long-lasting, and perfectly suited to the harsh climate of the NT.
Collectively, the system will treat all wastewater generated at the site to a Class ‘A’ quality in an ecofriendly manner whilst being simple to operate and maintain.
Disinfection of the final treated effluent will be performed via a UV disinfection system which be
installed into a discharge chamber downstream of the AdvanTex® system. UV disinfection will destroy
all remaining bacteria, pathogens and protozoa present in the final effluent making it safe
for use as an irrigation supply for watering of the site’s gardens.
After treatment and disinfection, the treated effluent will be disposed of via a combination of spray
irrigation systems for onsite landscape watering along with a back-up ‘ProTank’ absorption area
which can be utilised when prohibitive factors prevent the use of the spray irrigation network.
Directing the flow of treated effluent to the irrigation system or absorption area will be controlled
using manual ball valves installed within a valve pit.
The monitoring and control of the AdvanTex® system will be accomplished using a customised
control panel that will automatically control pump function and water flow, whilst enabling ENVIRA
remote supervision of the operational aspects of the treatment process. This system provides
ENVIRA with real-time monitoring and remote alarm diagnostics without having to be permanently
onsite and will automatically send email messages via email in the event of an alarm being
generated.
The ENVIRA solution has been chosen for this site as it presents the best available and ‘fit-forpurpose’ outcome to address onsite wastewater treatment and disposal at the site and deliver many
benefits including:
•

Consistently meeting the treatment requirements of the site to ensure protection of the unique
environmental and cultural values of the ACFS Site.

•

Allow for an increase in visitor numbers forecasted to occur over the coming years whilst still
providing efficient and consistent treatment.

•

Fully complaint (now and in the future) to all Regulatory requirements.

•
•

Future-proofed system that will deliver strong return on investment.
Failsafe device embedded into an integrated support and maintenance service that will assure

•

Compliance, reporting and continuous improvement.

Regards
Lea McLoughlan
Leamac Hydraulic Consultants
0402114247
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Land Capability Assessment for Anglers Choice Pty Ltd
Lot 3181 Mermaid Circuit, Dundee Beach, Northern Territory
1. Introduction
WANT Geotechnics was commissioned by HiQA on behalf of Anglers Choice Pty Ltd to undertake a land capability
assessment (LCA) at the proposed site of a wastewater treatment plant / septic system on land at Lot 3181
Mermaid Circuit, Dundee Beach in the Northern Territory. The LCA was commissioned by Daniel O’Neill of HiQA
on behalf of their client.
The scope of the intrusive investigation for the LCA was advised by WANT Geotechnics and undertaken by HiQA.
The onsite activities comprised the excavation and logging of 2 test pits, with permeability testing, the objectives
of the investigation were to provide a report covering:


Summarised subsurface conditions, noting groundwater levels if encountered



Detailed soil logging and test pit logs



Land capability assessment in accordance with NT Department of Health Guidelines for Land Capability
Assessment for Onsite Wastewater Management (design of the wastewater management system is to be
undertaken by others)



Hydraulic conductivity results from onsite testing and assessment of soils LTAR



Laboratory test findings (pH, Electrical Conductivity and Emerson Class)

Details of the fieldwork and testing are given in this report together with comments on the issues listed above.
In our judgement, the extent of this investigation has been sufficient to correlate the observed soil conditions
with the known geology and published information for this area. However, localised variations are very difficult
to locate using test holes and boreholes and natural soils can vary greatly over short distances.

2. Site Key Features
The site investigation was undertaken by staff from HiQA, a NATA accredited soils laboratory, on 10 March 2020.
Following on from which, a series of site features have been assessed in terms of the degree of limitation they
present for an on-site wastewater management system. As part of the assessment reference was made to the
land capability rating scale as detailed in the NT Government Department of Health document titled Guidelines
for Land Capability Assessment for On-site Wastewater Management.
Figure 1 provides a general locality plan. The following Table 1 summarises the site constraints in terms of the
limitations they present (i.e. low, moderate or high) for an on-site wastewater management system. Reference
should be made to the Land Capability rating scale described in Table 3.7 of the NT Government guidelines.
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Table 1 – Summary of Site Features
Land
Capability

Feature
Climate:
The site has a monsoonal climate with maximum rainfall from October to April. Climate data was sourced from
the nearest Bureau of Meteorology (BoM) station which is at Charles Point (Station 14031) approximately 15km
to the north.

Low (rainfall)

Data from the BoM website indicates the following:

 Average monthly rainfall ranges from 2.6mm in July to 455.8mm in February.

High
(Evaporation)

 Annual average rainfall is 1680mm.
 Average annual pan evaporation is in the range 2600mm to 2800mm.
Exposure:
The site is relatively flat, hence no established aspect and has high evapotranspiration potential in addition
there is only partial vegetation cover from grass and trees.
Vegetation:
There is only partial vegetation cover of the site from grass and trees.
Landform and Drainage:
The site is broadly level to gently undulating land at an estimated elevation of around 10m. There are no
drainage lines or watercourses within or close to its’ immediate boundaries. Subsurface drainage appears to be
good, with no signs of surface dampness, spring activity or hydrophilic vegetation present.
Slope:
The proposed area appears to be flat with minimal gradients
Fill:
No fill was encountered in the test pit
Surface Gravel and Rock Outcrops:
No surface rocks or outcrops are present at the site, although coffee rock (iron-cemented soils) were noted in
the vicinity.
Erosion Potential:
There is no evidence of sheet or rill erosion at the site. The erosion hazard is deemed to be low and it is not
anticipated to be significantly increased were the remaining vegetation to be removed
Groundwater:
There is no evidence of a shallow groundwater table at the site and no domestic groundwater bores.
Rainfall run-on and seepage:
There is no evidence of rainfall run-on or seepage/wet ground onto the site. The site lies within a broader area
of flat to gently undulating topography
Flood Potential:
There are no known published flood maps or studies of the area. It may be assumed that during wet years and
following heavy wet season rainfall the site would drain freely.
Recommended Buffer Distances:
It is anticipated that all buffers are achievable and will not affect the siting of the system
Available Land Application Area:
Considering all site constraints and the system proposed, the site has ample land that is suitable and available
for the land application of treated effluent.
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Lot 3181 Mermaid Circuit, Dundee Beach is approximately 70km to the south west of Darwin CBD, the following
image, taken from Google Earth, illustrates the site and surrounds.

Figure 1 – Lot 3181 Mermaid Circuit, Dundee (source: Google Earth Pro)

3. Soil Assessment and Constraints
The site’s soils have been assessed for their suitability for on-site wastewater management, by a combination of
intrusive ground investigation (including in situ permeability tests) and desktop review of published soil
information.

3.1

Published Soils Information

Reference to the Northern Territory Governments’ Natural Resource Maps website indicates the site sits on land
of the Keefers Hut land system. The following table details the typical characteristics of this land system.
Table 2 – Land System
Land
System

Keefers
Hut

Class

Class Description

Landform

Soils

Vegetation

Acid Sulphate
Soils

Lateritic
Plains
and Rises

Plains and rises
associated with deeply
weathered laterite
profiles including sand
sheets and other
depositional products

Dissected gently
undulating to
undulating rises
on deeply
weathered rocks

Shallow
gravelly
yellow
earths

Mid to
high open
eucalypt
woodland

No known
occurrence

(Source: http://www.lrm.nt.gov.au/nrmapsnt)
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Further reference to the Northern Territory Governments’ Natural Resource Maps website indicates the closest
water bore is some 360m to the south east. The bore record was not available from the website, all other water
bores are at least 1.5km away.

3.2

Soils Investigation and Analysis

Two test pits were excavated in close proximity to the proposed septic location. The test holes were excavated
to depths of 0.40m and 0.70m.
The test holes were visually logged, and soils classified in general accordance with AS1547 and the Australian Soil
and Land Survey Field Handbook, representative samples were recovered for laboratory testing of pH, Electrical
Conductivity and Emerson Class determination.
To assist with the design of the wastewater management system soil permeability testing was undertaken in
each of the test pits at 0.40m to 0.50m below ground level (permeability test data can be used to determine the
long-term acceptance rate (LTAR)). The permeability test was undertaken with an infiltrometer and undertaken
in accordance with AS1547. A photographic record of the works and excavations is attached at the end of this
report.
Groundwater was not encountered in either test hole. However, groundwater levels will vary throughout the
year due to seasonal and other factors.
Table 3 – Soil Physical and Chemical Characteristics
Feature

Land
Capability

Soil Depth:
Between 0.40m and 0.70m of soils above cemented soils

Moderate

Depth to Watertable:
No watertables or evidence of seasonal watertables were encountered during the excavations.

High

Coarse Fragments:
The soils below 0.50m were predominantly sand size, the recorded percentage of gravel
particles was 26%

Moderate

Soil Colour and Mottling:
The subsoils forming the site is predominantly grey or orange brown with no signs of mottling

High

Soil Permeability and Design Loading Rates:
The soil permeability has been assessed at between 1.2 and 1.8m/day and a Soil Permeability
Category 2 (sandy loam).

High

pH:
The soil samples recovered both recorded soil pH value of 5.9

Moderate

Electrical Conductivity:
Figures of 22 and 31µS/cm were recorded for the samples of soil taken, these are equivalent
to 0.022 and 0.031dS/m.
Emerson Class:
The Emerson Class test was used to assess soil dispersivity and hence its’ susceptibility to
erosion. The samples tested both returned an Emerson Class of 6.
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3.3

Assessment

Overall, the site physical and chemical characteristics have a Moderate Land Capability for on-site wastewater
management, because of the soil depth, gravel content and pH.

4.

Recommended Long-term Acceptance Rates (LTAR)

The soils in the area under investigation have been assessed as sandy loam with an estimated permeability of
1.2m/day to 1.8m/day. Reference to the Table 5.2 of AS/NZS:2012 NT Government document titled Code of
Practice for Small On-site Sewage and Sullage Treatment Systems and the Disposal or Re-use of Sewage Effluent
indicates that for such soils an LTAR of 25 would be appropriate.

5.
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6. Limitations
SCOPE OF SERVICES
This geotechnical report has been prepared in accordance with the scope of services set out in the agreement
between WANT Geotechnics and their client and is subject to any qualifications and assumptions set out in
the report. In some circumstances the scope of services may have been limited by a range of factors such as
time, budget, access and/or site disturbance constraints.
RELIANCE ON DATA
In preparing the report, WANT Geotechnics has relied upon data, surveys, and plans provided by the client.
WANT Geotechnics has not verified the accuracy or completeness of the data, to the extent that the any
statements, opinions, facts, conclusions and/or recommendations in the report (conclusions) are based in
whole or part on the data, those conclusions are contingent upon the accuracy and completeness of the data.
WANT Geotechnics will not be liable in relation to incorrect conclusions should any data, information or
condition be incorrect or have not been fully disclosed to WANT Geotechnics.
GEOTECHNICAL INVESTIGATION
Geotechnical engineering reports are prepared to meet the specific scope of the client and may not necessarily
be adequate for a construction contractor. This report was prepared expressly for the client and expressly for
purposes indicated by the client or his representative. Use by any other persons for any purpose, or by the
client for a different purpose, is not recommended. The client should not use this report for other than its
intended purpose without seeking additional geotechnical advice.
LIMITATIONS OF SITE INVESTIGATION
In making an assessment of a structure from a single exploratory location there is the possibility that variations
may occur that were not encountered. Site exploration identifies specific subsurface conditions only at those
points from which samples have been taken. The risk that variations will not be detected can be reduced by
increasing the frequency of test locations; however, this often does not result in any overall cost savings for
the project. The data derived from the investigation and subsequent laboratory testing have been
extrapolated to form an inferred model and an engineering opinion is rendered about overall subsurface
conditions and their likely behaviour with regard to the structure. Actual conditions at the site might differ
from those inferred to exist, since no subsurface exploration program, no matter how comprehensive, can
reveal all subsurface details and anomalies. The exploratory test records are the subjective interpretation of
subsurface conditions at a particular location, made by trained personnel. The interpretation may be limited
by the method of investigation and cannot always be definitive. For example, inspection of an excavation or
test pit allows a greater area of the subsurface profile to be inspected than borehole investigation; however,
such methods are limited by depth and site disturbance restrictions. In borehole investigation, the actual
interface between materials may be more gradual or abrupt than a report indicates
SUBSURFACE CONDITIONS ARE TIME DEPENDENT
Subsurface conditions may be modified by changing natural forces or man-made influences. A geotechnical
engineering report is based on conditions which existed at the time of subsurface exploration. Construction
operations, at or adjacent to the site, and natural events, such as floods or groundwater fluctuations may also
affect subsurface conditions and thus the continuing adequacy of a geotechnical report. The geotechnical
engineer should be kept appraised of any such events and should be consulted to determine if additional tests
are necessary.
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EXPLORATORY LOGS SHOULD NOT BE SEPARATED FROM THE ENGINEERING REPORT
Final exploratory logs are developed by geotechnical engineers based upon their interpretation of field logs
and laboratory evaluation of field samples. Customarily, only the final exploratory logs are included in
geotechnical engineering reports. These logs should not under any circumstances be redrawn for inclusion in
architectural or other design drawings. To minimise the likelihood of exploratory log misinterpretation,
contractors should be given access to the complete geotechnical engineering report prepared or authorised
for their use. Providing the best available information to contractors helps prevent costly construction
problems. For further information on this matter reference should be made to ‘Guidelines for the Provision of
Geotechnical Information in Construction Contracts’ published by the Institution of Engineers Australia,
National Headquarters, Canberra 1987.
OTHER LIMITATIONS
WANT Geotechnics will not be liable to update or revise the report to take into account any events or
emergent circumstances or facts occurring or becoming apparent after the date of the report.
WANT Geotechnics
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Attachments

HiQA Test Pit Logs and Plan
HiQA Permeability Test Data
HiQA Photographs
HiQA and ALS Laboratory Test Results

Test Pit 1

Test Pit 1 - Soil horizon

Test Pit 1 - Surrounds

Test Pit 1 - Excavation & spoil

Test Pit 1 - Soil horizon

Test Pit 1 - Coffee rock at base of excavation

Test Pit 2 - Surrounds

Test Pit 2 - Excavation & spoil

Test Pit 2 - Soil horizon

Test Pit 2 - Soil horizon

Test Pit 2 - Surrounds

Darwin Laboratory
ACN: 130 669 493
1/6 Wedding Road, Tivendale, NT 0822
Postal Address:PO Box 35964 Winnellie NT 0821
Telephone: 08 8947 4802
Email: darwin@hiqa.com.au
Website: www.hiqa.com.au
Report No:
D20131-1
Issue No: 1

Constant Head Permeameter Test Report
Client:
Anglers Choice PTY LTD
Contractor:
Project:
D20132 - Anglers Choice Septic LCA
Date of Test: 10/03/2020
Client Ref No: Test Location
Lot No:
3181
Location:
Test Pit 1 (See Site Plan)
Material Type: Gravel Clay SAND

Easting (m):
Northing (m):
Surface Level (m):

Test Method: AS 1547: 2012 Appendix G
Testing Details
Depth of augered hole (mm):
400
Depth of water in augered hole (mm):
300
Diameter of augered hole (mm):
220

Time
(minutes)
0
1
2
3
4
5
6
7
8
9

Level in Tube
(mm)
700
673
645
625
607
585
565
544
525
503

0.0

Permeameter Reservoir Diameter (mm):

Depth to impermeable layer (mm):
Time from filling to start (minutes):
Soil Condition at time of Excavation:

Drop level from
top (mm)
0
27
55
75
93
115
135
156
175
197

Flow Volume
(cm³)

150
3
moist to wet

Rate of Loss [Q]
(cm³/min)

Average(last 3 constant rate of loss):
Saturated Hydraulic Conductivity (K); where K = 4.4Q[0.5 sinh-1(H/2r) - √{(r/H)2 + 0.25}] + r/H] / 2∏H2
(Kvalue)

(Unit)
cm/min
m/sec
m/day

Comments:
Soil is saturated at a depth of 325mm - 400mm. Water appears to be either purched on coffee rock or not permeating as
effectively.
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Darwin Laboratory
ACN: 130 669 493
1/6 Wedding Road, Tivendale, NT 0822
Postal Address:PO Box 35964 Winnellie NT 0821
Telephone: 08 8947 4802
Email: darwin@hiqa.com.au
Website: www.hiqa.com.au
Report No:
D20131-1
Issue No: 1

Constant Head Permeameter Test Report
Client:
Anglers Choice PTY LTD
Contractor:
Project:
D20132 - Anglers Choice Septic LCA
Date of Test: 10/03/2020
Client Ref No: Test Location
Lot No:
3181
Location:
Test Pit 2 (See Site Plan)
Material Type: Clay Gravel SAND

Easting (m):
Northing (m):
Surface Level (m):

Test Method: AS 1547: 2012 Appendix G
Testing Details
Depth of augered hole (mm):
500
Depth of water in augered hole (mm):
300
Diameter of augered hole (mm):
220

Time
(minutes)
0
1
2
3
4
5
6
7
8
9
10

Level in Tube
(mm)
710
685
665
642
619
599
581
564
546
531
514

0.0

Permeameter Reservoir Diameter (mm):

Depth to impermeable layer (mm):
Time from filling to start (minutes):
Soil Condition at time of Excavation:

Drop level from
top (mm)
0
25
45
68
91
111
129
146
164
179
196

Flow Volume
(cm³)

150
3
moist to wet

Rate of Loss [Q]
(cm³/min)

Average(last 3 constant rate of loss):
Saturated Hydraulic Conductivity (K); where K = 4.4Q[0.5 sinh-1(H/2r) - √{(r/H)2 + 0.25}] + r/H] / 2∏H2
(Kvalue)

(Unit)
cm/min
m/sec
m/day

Comments:
Soil is saturated at a depth of 450mm - 500mm. Water appears to be either purched on coffee rock or not permeating as
effectively. Bore hole for Permeameter was 1m south of the test pit. Undulating coffee rock.
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Fiona Ray
From:
Sent:
To:
Subject:

Emma Cartwright <fishing@anglerschoice.com.au>
Monday, 1 June 2020 7:14 AM
Brad Cunnington
RE: Section 03181 Hundred of Glyde - Exceptional Development Permit

Hi Brad,
This is email address attached for Mal and Carole next door.
Emma

From: Balance for Life <info@balanceforlife.com.au>
Sent: Tuesday, 17 March 2020 2:53 PM
To: brad.cunnington@northernplanning.net
Cc: Emma Cartwright <fishing@anglerschoice.com.au>
Subject: Section 03181 Hundred of Glyde ‐ Exceptional Development Permit
Attention: Director
Development Assessment Services
Department of Infrastructure, Planning and Logistics
GPO Box 1680
Darwin NT 0801
We ae the direct northern neighbours and own Lot 392 Mermaid Circuit. There is a right of way that separates our property from Lot 3181.
We understand the owners are seeking development approval for works on their property. We believe that Emma Cartwright has owned the property for quite some time
and has run a successful business from this property. This business is a fishing charter business and is synonymous with Dundee Beach. We believe that the owner should
be able to develop the property as the law allows.
We currently use our property for approximately 30 days per year and we have observed that Emma’s guests behave as well as could be expected from a considerate
neighbour and this has had no impact on the quiet and peaceful enjoyment of our property. Consequently, we have no objection to her development providing it is lawful.
1

Please feel free to contact me should you require any further clarification.

Regards
Carole van Dijk
Director
Jacaroma Properties
GPO Box 4640
Darwin NT 0801

2

11 March 2020
Hon Eva Lawler MLA
Minister for Infrastructure, Planning and Logistics
GPO Box 3146
DARWIN NT 0801

Dear Minister
I am writing in support of an Exceptional Development Permit application lodged by
Angler’s Choice at Lot 3183 Mermaid Circuit Dundee Beach. I live next door to the
proposed development at Lot 3182 Mermaid Circuit. My apologies for the lateness of
this letter. Unfortunately I have been travelling and missed the deadline for comments.
I hope my views can still be taken into consideration.
Angler’s Choice has operated its business next door to our home for well over 10
years. In this time the business has had no impact on my lifestyle and has been
thoughtful towards its neighbours.
As an example, we made comment to the owners that we were concerned about
mosquitos breeding in a natural dip in the ground where their driveway was. The
owners arranged to have the natural hollow filled and driveway covered in gravel to
reduce the risk.
Noise has never been an issue at all from guests staying at the property. This has
surprised me, as I expected there to be an impact. However there has been none.
One of the advantages of this type of business is that a full-time manager is in
residence whenever there are guests staying at the property. This means that guests
are controlled and do not cause problems for neighbours.
This is in stark contrast to local properties rented on a nightly basis to visitors. In these
cases, houses are accommodating up to 30 people in rooms and tents with no control
over what they do, the noise made or illegal activities, such as letting off fireworks. We
have had numerous issues from other nearby short-term rentals where there are no
controls over activities from either the Government or the owners. Although owners try
to be respectful of their neighbours, it is impossible for them to fully control their
tenants when they are on actually on site.

394 Mermaid Circuit | PO Box 34 Dundee Beach NT 0840

tracy@creativeterritory.com

Angler’s Choice is a proud local employer of residents in the Dundee area, creating
jobs in a region of very high unemployment. This type of business is essential to the
economic growth of our area and should be fully supported.
As long as the owners comply with appropriate building regulations in the
development of the property, I am fully supportive of this Exceptional Development
Application being granted.

Yours sincerely

Tracy Jones
11 March 2020

