REZONING APPLICATION
SECTION 13 PLANNING ACT
PLANNING SCHEME AMENDMENT

LOT 5410 (41) COPELAND CRESCENT
TOWN OF NIGHTCLIFF
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1. Preliminary
1.1 Introduction Summary
One Planning Consult has been engaged on behalf of the proponents to prepare rezoning
application pursuant to Section 13 of the Planning Act. The subject site is Lot 5410 (41)
Copeland Crescent, Town of Nightcliff with an area of 817m2.
The locational attributes of the site largely meet the intent of relevant strategic policy
documents including the Darwin Regional Lan Use plan and Compact Urban Growth Policy.

1.2 Landowner(s) – Section 46 (aa)
Applicant:
Other Interested Party:
Landowner:

One Planning Consult on behalf of the proponents
Zest DCA
Rodney Boyce Hass

Refer to Search Certificate at APPENDIX B obtained at the time of preparing this application
report.

1.3 Nature of the application
Pursuant to Section 13 of the Planning Act, the application is seeking amendment of the NT
Planning Scheme 2020 for the purpose of rezoning Lot 5410 (41) Copeland Crescent, Town of
Nightcliff from LR (Low Density Residential) to LMR (Low-Medium Density Residential). The
proposed rezoning will enable development of 2 dwelling singles on site in accordance with
the provisions of the NT Planning Scheme for lots within the range of 300m2 to less than
450m2. There is no requirement for development application to accompany the rezoning
application under Section 13 of the Planning Act, however the application gives an indication
of the building envelopes intended on a site layout attached at Appendix A.

1.4 Overlays
There are no overlays applicable to the subject site.

2. Property and easements
Lot 5410 (41) Copeland Crescent, Town of Nighcliff. There is an existing 3m wide sewerage
easement to Power and Water Authority along the rear boundary.
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3. Site and locality description
The site is zoned LR (Low Density Residential) with an area of 817m2 and located (Figure 1) in
Nakara suburb. It has a steady slope towards the front boundary. There is an existing single
storey single dwelling which will be demolished following the rezoning of land.
The site is located amongst the following land zoning adjacent to the site:
•
•
•

To the North and West is land zoned LR (Low Density Residential).
To the South and across pedestrian laneway is land zoned (Low Density Residential).
To the East and across Copeland Crescent is land zoned PS (Public Open Space).

Other land uses within proximity to the site are LMR (Low-Medium Density Residential),
C(Commercial) and CP (Community Purpose).
Figure 1 Locality and zoning map

Source: NT Atlas

4. Proposed Scheme Amendment
4.1 Circumstance
The subject site is considered capable of accommodating two dwelling-single due to its size in
relation to allowable dwelling density for LMR (Low-Medium Density Residential). The
proposed zoning is compatible with the established philosophy of low residential density
within the locality as it provides for development of 2 stand-alone dwellings consistent with
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the streetscape. Other factors that make the land suitable are its proximity to public
transport bus route, commercial land use, schools and other amenities required for
establishing compact neighbourhoods as shown at Figure 2 below.
The following public and commercial facilities are available within the area:
• Public Open Spaces located within walking distance from the site.
• Bus stops is located within walking distance along Ellengowan Drive and Macredie
Street.
• Nakara Shops
• Nakara Primary School
• Community Purpose facilities
• Childcare Centre
• Charles Darwin University
• Casuarina Coastal Reserve
• Casuarina Square / Casuarina Village Shopping Centres
Figure 2: Existing community and commercial facilities

4.2 Proposed Zone
The application is for NT Planning Scheme Amendment to rezone land from LR (Low Density
Residential) land zone to LMR (Low-Multiple Density Residential) zoning.
The primary purpose of LMR (Low-Multiple Density Residential) is to provide for a range of low
rise housing options that contribute to the streetscape and residential amenity in locations
supported by community services and facilities, and where full reticulated services are available.
The proposed rezoning will encourage residential mix and choice within the locality with
minimal impact on the streetscape of an established suburb. The proposed rezoning is made
in context of the wider locality where accessibility and proximity to public transport, schools,
commercial and recreational land zones exists.
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4.3 Character
The existing residential developments in the area are characterized by a mixture of varied
single and two storey developments. Under the proposed zoning (LMR), the development will
comprise up to two storey stand-alone building with a single access driveway for each lot and
thereby making it compatible and consistent with the established residential character of the
street.

4.4 Planning Principles
The proposed rezoning (LMR) being a slightly higher density limited by lot size is encouraged
in neighbourhoods supported by public transport route, schools, community facilities and
local activity centre. The subject site is located within 250m – 1000m of all other supporting
public and commercial facilities that make Nakara a functioning neighbourhood. The principle
of urban in fill through other means such rezoning of land facilitates the concept of Compact
cities and neighbourhoods and also helps achieve environmental advantages by reducing the
pressure and impact on fringe areas in addition to reducing the resource cost of urban sprawl
tied to high levels of car ownership, fuel consumption, road construction and maintenance.

4.5

Existing Infrastructure

Reticulated power, water and sewer services are available to service the proposed
development and will be connected to these services to the satisfaction of Power and Water
Corporation. Appropriate measures will be taken to ensure all stormwater is directed into
Council’s established drainage system.

4.6

Traffic

Copeland Crescent is a neighbourhood street and connects to neighbourhood collector road,
Macredie Street. The neighbourhood collector road connects to Primary Road, Trower Road.
This major road (Trower) service Nakara suburb and Casuarina suburb (with Bus Interchange
node).
The street (Copeland Crescent) has a 15.24m wide road reserve. It is considered unlikely that
the road network order within the area and at large will be adversely impacted by the traffic
generated by the anticipated development on the subject site should the land be rezoned.
Further investigation regarding Traffic in the area and the 17m wide road reserve encouraged
for low-medium density under Compact Urban Growth Policy was undertaken by Tonkin
Consulting (Traffic Engineer) with the assessment report attached at APPENDIX C.
The report concludes that although the road reserve width does not meet the desirable 17m
width, the available road width and the location of a local park across the road will result in
sufficient parking being available to support the increase in density.
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4.7

Relevant Legislation

4.7.1 NT Planning Act
Object 2A 2(e) of the NT Planning Act is to minimise adverse impacts of development on
existing amenity and, wherever possible, ensuring that amenity is enhanced because of the
development.
The site has a width of 24.39m (front boundary) and a maximum depth of 33.53m towards
the rear boundary. These dimensions provide adequate area to accommodate well-designed
dwelling-single buildings that meets the general performance criteria for dwelling-single on
lots within the range of 300m2 to less than 450m2. The requirement for building envelope
(setbacks), appropriate screening and landscaping would minimise the impact of the
development on the amenity of immediate properties. The development would be limited to
two storeys in height, making it compatible with the established developments in the area.
In addition, the locality is well established with older buildings and therefore a new
development in the area will have a positive impact on the aesthetics and amenity of the
area.
4.7.2 NT Planning Scheme 2020
The NT Planning Scheme is to be administered in a manner that it:
•
•
•
•
•

contribute to the sustainable use and development of land;
provide housing choice;
ensure development does not unreasonably intrude on or compromise the privacy of
adjoining residential uses
facilitate the supply of sufficient land for residential purposes; and
maximises existing development options including urban infill in Darwin region.

The proposed rezoning will contribute positively to the supply of land in the area for
residential purposes. The re-development of the site as a result of rezoning promote
sustainable use and development of land by placing a reasonable land yield within an
established area in order to maximise on existing resource and infrastructure. The concept of
urban infill in Darwin region is upheld and reduces pressure and impact on fringe areas.
4.7.3 Compact Urban Growth Policy and Darwin Regional Land Use Plan
These two strategic planning documents provide strong support for the efficient use of urban
land, increased residential affordability, and increased density around centres and public
transport networks.
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The site is located less 250m from local activity centre and within 400m radius of other
community facilities. The proposed rezoning seeks to maximise cycling and walking access to
public transport, commercial and community facilities. The proposed development support
one of the objectives of Northern Territory Compact Urban Growth Policy which aims to
create compact and mixed activity places that play a role in improving people’s lifestyle,
whilst creating healthy people, sustainable economies, sustainable environments and
sustainable communities.
According to the Darwin Regional Land Use Plan, “…more compact residential areas with
increased densities have the potential to support vibrant local centres providing a mix of
uses.”

5. Conclusion
The proposed rezoning will facilitate an addition of one dwelling to existing residential land
uses in the area. The proposed addition will have minimal impact on existing infrastructure
and road network. The subject site is located opposite a park and well placed to facilitate
walking and cycling with local shops, university and schools located nearby.
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From:
To:
Subject:
Date:
Attachments:

Israel TK
David Dwight
FW: Subdivision of LOT 5410 (41) COPELAND CRESCENT, Nakara - Power Advice on Servicing Query.
Monday, 16 November 2020 2:02:15 PM
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APPENDIX A - Site Layout Plans.pdf
Accredited Electrical Contractors and Consultants, Updated July 2020 - Power Services.pdf
Power - Gifted Asset Process for Developers - Guidelines NP020.pdf

Good afternoon,
Please note below, PWC (Power) comment regarding power servicing.
Kind regards,
Israel

P

Please consider the environment before printing this email.
The information in this email is intended solely for the addressee named. It may contain legally privileged
or confidential information that is subject to copyright. 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 email and notify the sender. No representation is made that this email is free of viruses. Virus
scanning is recommended and is the responsibility of the recipient.

From: Thanh Tang <Thanh.Tang@powerwater.com.au>
Sent: Friday, 13 November 2020 2:02 PM
To: israel.k <israel.k@oneplanningconsult.com.au>
Cc: Caesar Yik <Caesar.Yik@powerwater.com.au>
Subject: Subdivision of LOT 5410 (41) COPELAND CRESCENT, Nakara - Power Advice on Servicing
Query.
Hi Israel,
All newly created lots under subdivision process in urban areas are provided with underground power
services as per our NP020 Guidelines for Developers of Subdivisions and Electricity Infrastructure.
The Proponent shall need to engage accredited electrical consultant and contractor to design and

construct underground low voltage cable extension and establishment of a distribution pillar shared
between Lot A and Lot B.
PWC will only carry out final connection work at the Proponent’s cost.
Regards,
Thanh Tang
Manager Distribution Development | Power Engineering | Power Services
Power and Water Corporation NT
Ben Hammond Complex,
Iliffe Street, Stuart Park
PO Box 37471, Winnellie NT 0821
Tel 08 8924 5729
thanh.tang @powerwater.com.au

------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------From: Israel TK <Israel.k@oneplanningconsult.com.au>
Sent: Wednesday, 11 November 2020 3:21 PM
To: Thanh Tang <Thanh.Tang@powerwater.com.au>
Cc: Caesar Yik <Caesar.Yik@powerwater.com.au>
Subject: LOT 5410 (41) COPELAND CRESCENT' - Power Servicing Query
Hi Thanh,
Hope you are well.
We are in the process of rezoning and subdividing the subject site to create two lots. The rezone is
from land zone LR (Low Density Residential) to LMR (Low-Medium Density Residential) with intent to
develop two stand-alone single dwellings on each lot and in accordance with the attached plans.
Could you please provide advice if the additional lot can be serviced (Power) by Power & Water
Corporation.
Kind regards,
Israel

P

Please consider the environment before printing this email.
The information in this email is intended solely for the addressee named. It may contain legally privileged
or confidential information that is subject to copyright. 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 email and notify the sender. No representation is made that this email is free of viruses. Virus
scanning is recommended and is the responsibility of the recipient.

The information and any attachments in the email is intended solely for the addressee named, may be confidential information and may be
subject to legal privilege and copyright. If you are not the intended recipient, please telephone or email the sender and delete this message
and any attachment from your system. If you are not the intended recipient, any use, disclosure or copying of this message or any
attachments is unauthorised. No representation or warranty is given that this email and any attached files are free from viruses or other
defects. Virus scanning is recommended and is the responsibility of the recipient. The recipient assumes all responsibility for any loss or
damage resulting directly or indirectly from the use of the email and any attached files.

From:
To:
Subject:
Date:
Attachments:

Israel TK
David Dwight
FW: Water and Sewer Servicing Query - Lot 5410 (41) Copeland Crescent Nakara
Monday, 16 November 2020 1:59:19 PM
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Good afternoon,
Please note below, PWC (Water) comment regarding sewer and water servicing.
Kind regards,
Israel

P

Please consider the environment before printing this email.
The information in this email is intended solely for the addressee named. It may contain legally privileged or
confidential information that is subject to copyright. 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 email and notify the sender. No representation is made that this email is free of viruses. Virus scanning
is recommended and is the responsibility of the recipient.

From: Hayden Watling <Hayden.Watling@powerwater.com.au> On Behalf Of WaterDevelopment
PWC
Sent: Monday, 16 November 2020 1:17 PM
To: Israel TK <Israel.k@oneplanningconsult.com.au>
Subject: RE: Water and Sewer Servicing Query - Lot 5410 (41) Copeland Crescent Nakara
Good afternoon Israel,
PWC will only allow a single water and sewer service to each proposed individual lot.
Only Power and Water personnel can work on live water and sewer infrastructure. Power and
Water will liaise with your nominated contact for the new water & sewer connections. The
constructor/plumber is responsible for all connection fees, all excavation, shoring if required,
backfilling, reinstatement of area, supply of digging & lifting machinery where required,
permits, traffic control, supply of all pipes and fittings. Power and Water personnel shall
notify existing customers, shut down the water main and install all water connections to
existing mains. The new development water service will be commissioned by Power and

Water personnel, only after acceptance of the work has been achieved. Power and Water
personnel will install the new sewer junction into the live sewer main.
The developer will be required to engaging a PWC accredited plumber to construct the new
water and sewer connection points. You can down load a list of PWC accredited contractors
from the below web link:
https://www.powerwater.com.au/__data/assets/pdf_file/0018/22428/List-of-accreditedwater-and-sewerage-contractors-and-certifiers-and-designers.pdf

Lot A - Can be sewer serviced through the existing sewer connection to site.
Lot A - A new DN20 water service will need to be constructed from the existing DN150
CICL water main on the opposite side of Copeland Crescent.
Lot B - A new 150mm sewer junction can be installed into the existing sewer main running
along the western boundary of Lot 5410.
Lot B - Can be water serviced through the existing water meter upstand to site.
WATER
1 x Connection/ Tapping - $140
1 x 20mm Meter application - $55
SEWER
Straight hook-up (150 to 225mm) - $300
Cut-in new junction - $300.00
If the subdivision goes ahead, then, I will need to know who to invoice, please complete the
details below.
Full Company/Persons Name:
ABN:
Address/PO Box:
Phone #:
If it is a third party intends to be invoiced, I will require them to complete the details outlined
and email PWC direct as confirmation of their request.

Regards,

Hayden Watling
Services Development Officer | Demand and Development Services| Customer, Strategy & Regulation

Power and Water Corporation
Ben Hammond Complex - 15 Iliffe Street Woolner
PO Box 37471 Winnellie NT 0821
Tel 08 89245030 | Fax 08 8924 5121
powerwater.com.au

hayden.watling@powerwater.com.au

Please be advised our Development Sections will be closed for the Christmas period
         between 4:30pm Friday 18th December 2020 and 8am Monday 4th January 2021.
         Please ensure all:
th

Handovers are booked by Friday 4 December 2020
Design drawings and clearance requests are received by Friday 4th December for processing prior to
closure
         Power and Water would like to take this opportunity to wish you a happy Festive Season and a prosperous New Year.
         We look forward to working with you in 2021.

From: Israel TK <Israel.k@oneplanningconsult.com.au>
Sent: Wednesday, 11 November 2020 3:04 PM
To: WaterDevelopment PWC <waterdevelopment@powerwater.com.au>
Subject: Water and Sewer Servicing Query - Lot 5410 (41) Copeland Crescent Nakara
Hi,
We are in the process of rezoning and subdividing the subject site to create two lots. The rezone is
from land zone LR (Low Density Residential) to LMR (Low-Medium Density Residential) with intent to
develop two stand-alone single dwellings on each lot and in accordance with the attached plans.
Could you please provide advice regarding the servicing (sewer and water) of additional dwelling lot by
Power & Water Corporation.
Kind regards,
Israel

P

Please consider the environment before printing this email.
The information in this email is intended solely for the addressee named. It may contain legally privileged or
confidential information that is subject to copyright. 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 email and notify the sender. No representation is made that this email is free of viruses. Virus scanning
is recommended and is the responsibility of the recipient.

The information and any attachments in the email is intended solely for the addressee named, may be confidential information and may be
subject to legal privilege and copyright. If you are not the intended recipient, please telephone or email the sender and delete this message
and any attachment from your system. If you are not the intended recipient, any use, disclosure or copying of this message or any
attachments is unauthorised. No representation or warranty is given that this email and any attached files are free from viruses or other
defects. Virus scanning is recommended and is the responsibility of the recipient. The recipient assumes all responsibility for any loss or
damage resulting directly or indirectly from the use of the email and any attached files.
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202154L1A_41 Copeland Crescent- Traffic Assessment
28 October 2020
Andrew Rock
Zest DCA
21/48 Marina Boulevard
Cullen Bay NT 0820
41 Copeland Crescent Nakara – Traffic Assessment
Tonkin has been engaged by Zest DCA to undertake a traffic assessment for the proposed
subdivision of lot 5410, 41 Copland Crescent, Nakara, currently zoned Single Dwelling (SD).
A site inspection was undertaken on 22 October 2020 to confirm existing site arrangements and
sight distances.
Existing Site Layout
The existing site is a single dwelling allotment, Lot 5410 (Figure 1).

Figure 1 Lot 5410, 41 Copland Crescent, Nakara.

Proposed development
It is understood that Zest DCA are in the process of rezoning the site to provide two separate lots
(Figure 2). The rezoning would change the lot from Single Dwelling (SD) to Multiple Dwelling (MD).

1

Figure 2 Proposed Plan for lot 5410.

Traffic Assessment
Current Traffic Generation
The NSW RTA Guide to Traffic Generating Developments is the accepted industry standard for
predicting traffic generation for future developments. This Guide has been used to estimate and
forecast the current and future traffic generation for the site.
Based on the NSW RTA Guide, the existing house would generate approximately 9 vehicle trips per
day or approximately 1 vehicle trip within the weekday peak hours.
Future Traffic Generation
Assuming that the proposed development will consist of two single dwelling houses, it is anticipated
that the site will generate a total of up to 18 vehicle trips per day or approximately 2 vehicle trips
within each of the weekday peak hours.
It is anticipated that the site will generate an additional of 9 vehicle trips per day or approximately
an extra 1 vehicle trip within the weekday peak hours.
Access to Alternative Transport
The site is well serviced by public transport with bus stops on the Ellengowan Drive and Macredie
Street (both less than 300m away).
The site is also well placed to facilitate walking and cycling with local shops and schools located
nearby. The Nakara Shops are approximately 200m away and Casuarina Square / Casuarina
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Village Shopping Centres are within 1km of the site. The Nakara Primary School is located within
400m of the site and the Charles Darwin University is located approximately 750m away.
Vehicle Access
The existing site has only one driveway. Once the lot is subdivided, a single driveway will be
provided for each allotment.
Sight Distance at Property Entrances
AGRD Part 4 (Austroads 2017) provides guidelines that relate to property access in general.
Desirably, sight distances at accesses should comply with the sight distance requirements for
intersections, i.e. that approach sight distance (ASD), safe intersection sight distance (SISD), and
minimum gap sight distance (MGSD) are achieved.
The speed limit along Copeland Crescent is the default urban speed limit of 50km/hr. The required
ASD is between 48 and 55m, the required SISD is between 90 and 97m and the required MGSD is
between 55 and 97m.
The available sight distance to and from the site is over 200 m on each direction.

Figure 3 Available Sight Distance to the North
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Figure 4 Available Sight Distance to the South

Parking
The on-site parking layout and provision have not been assessed at this stage of the project. On
street parking is not restricted along the road with the exception of driveways.
Compact Urban Growth Policy - Traffic Management
Based on the Compact Urban Growth Policy, higher density residential development is not
encouraged on road reserves less than 17 meters in width for lower and medium density
developments. The current road reserve of Copeland Crescent is 15.24m.
The Policy identifies that the road reserve limits are identified to ensure the road width can
adequately cater for the potential increase in vehicle movement and on street parking.
The proposed site at 41 Copeland Street is located opposite a public park. It is anticipated that
parking demand for the park is likely to be low, particularly given the park is a local park which
serves the local community, which is likely to result in the majority of visitors to the park walking
or cycling.
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Summary
Tonkin has undertaken a high level traffic assessment for the proposed subdivision of Lot 5410, 41
Copland Crescent, Nakara.
It is identified that the likely increase in traffic from the proposed development will be minimal
(approximately 1 vehicle per hour within the morning and peak hours) and the potential for
residents to use alternative transport options is high due to the proximity of bus stops, schools and
shopping centres. The local road network will be able to cater for the identified increase in traffic
volumes.
Although the road reserve width does not meet the desirable 17m width, the available road width
and the location of a local park across the road will result in sufficient parking being available to
support the increase in density.

Yours sincerely,

Bryden Smith
Senior Engineer (Traffic)
Tonkin
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