‘ ‘ PROPERTY COUNCIL OF AUSTRALIA

NORTHERN TERRITORY DIVISION

10 July 2009

David Haylock

Project Manager

Strategic Lands Planning

Department of Planning and Infrastructure
GPO Box 1680

DARWIN NT 0801

Dear Sir

Re: Planning Scheme Amendment PA2008/0373 — Buildin g heights and volumetric controls in
the Darwin CB Zone

The Property Council of Australia is the peak body representing a substantial majority of the long-term
property investors in Darwin's CBD. Those property owners are generally resident Territorians
together with Australia-wide property owners.

The Property Council of Australia has and continues to advocate for enhanced urban development
outcomes for Darwin’s CBD. We have been represented on the Urban Design Advisory Panel (UDAP)
since its inception by Mr Ross Finocchiaro, a well qualified and respected CBD property owner and
member of the Property Council.

The Property Council participated in the Minister’s industry consultation process conducted by Mr Dick

Guit. The Property Council’'s submission to the Minister/Mr. Guit is attached and continues to be the

reasoned Property Council policy on this matter.

The Property Council supports the following elements of the proposed planning scheme amendment.
The removal of non-prescribed special merit.

The change to above ground level (AGL) based height limits instead of the Australian Height
Datum.

The maximum height limit to be taken from the highest street frontage.
Other elements in the Proposed Planning Scheme Amendment are too rigid, inflexible, and represent a
significant loss of development potential and consequential land values for property owners. We
believe that our policy and model is superior to the proposed amendment, which in our opinion will not
provide nor allow effective urban development in the Darwin CBD. As a minimum, a number of

elements must be addressed to attempt to make the proposed amendment model workable and
financially sustainable. We recommend:

A cross sectional volume control of 80% apply to the length of each side for Tier 2.
That the Tier 2 commences at 30m above ground level.
That a set back of 6m applies from the major street frontage only.

For buildings where the total height of the building is less than 42m AGL development up to 100%
of the site areas be allowed to be developed.
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Each of the forgoing recommendations is discussed in more detail below.

The Property Council supports the introduction of a cross sectional volume controls in principle. We
believe that used properly, volume controls should enable development across the entire CBD.

We have developed a series of 3D models (see Annexures) demonstrating the loss of development
potential for a range of typical CBD lots. Above 25 metres, the loss in development potential ranges
from 85% of the floor area for a small lot, through to 48% of the floor area for a large lot.

Table 1 Impact of Planning Scheme Amendment on De  velopment Potential
Existing Proposed Amended PCA
Planning Planning Scheme Recommendations
Scheme
Lot Width Maximum Maximum Loss of Maximum Loss of
Description X Floor Tier 2 Floor Area Tier 2 Floor
Length Plate Floor Area Floor Area Area
(m) (sqm) (sqm) (sqm)
Small 15 x50 750 114 85% 750 0%
Medium 32 x 38 1,216 520 67% 778 36%
Large 32 x 65 2,080 1080 48% 1,331 36%
DPI sample 45 x 45 2,025 1089 46% 1,280 36%
Very large 64 x 64 4,096 2,294 44% 2,621 36%

The impacts of the proposed Planning Scheme amendments vary considerably depending on block
size and dimensions. Whilst there is no typical Darwin CBD block size, rectangular blocks are
particularly and severely impacted by the requirement to set back 6m from all boundaries in Tier 2.
Most Darwin CBD blocks are rectangular and not the square block that the Department has
based their modelling on

In most cases (lots with any dimension less than 48 metres) the requirement to set back 6 metres from
all boundaries limits building volume to a greater extent than the cross sectional volume controls. Cross
sectional volume controls will only impact significantly on large blocks (at least 48 x 48 = 2,304 sgm).

The Property Council recommends a cross sectional v olume control of 80% apply to the length
of each side for Tier 2 as opposed to the 75% proposed in the Planning Scheme Amendment. This
increase will mean that it is possible for a site (that is unlimited by setbacks) to develop a gross floor
area equal to 64% of the site area as opposed to 56%. This is consistent with the recommendation
based on the industry consultation process lead by Dick Guit

The proposal to introduce a minimum setback of 6 meters from all boundaries from a height of 25m is
of great concern to the Property Council. This proposal would have the effect of limiting bui Iding
height to 25m on over 50%of existing CBD lots

A gross floor area of 600 square meters is an absolute minimum viable floor area for both commercial
and residential buildings. With 6 metre setbacks from all boundaries a minimum site area of 1,331
square metres (assuming a perfectly square block) would be required to achieve this floor area. Only
45% CBD blocks have a site area greater than 1,331 square metres. As few CBD blocks are actually
square the number of blocks restricted to 25m AGL would actually be much higher.

We recommend that the Tier 2 commences at 30m above  ground level.

We believe the requirement to setback on all boundaries from a height of 25m AGL is too stringent.
The Property Council recommends a set back of 6m fr ~ om the major street frontage only.



The Property Council believes that the Planning Scheme Amendment is too simplistic to effectively
deal with the diversity of blocks sizes and dimensions that are found in the Darwin CBD. Our
submission to the industry consultation process lead by Dick Guit recommended implementing a
system of assessment streams where an application could be assessed against a single stream of their
choice

The first of these recommended streams was a safe harbour that protects the existing property rights of
owners. For buildings where the total height of the buildin g is less than 42m AGL, it was
recommended that up to 100% of the site area be all owed to be developed.

This assessment stream provides a safe harbour for what has been a typical Darwin building,
overcomes the disadvantage to small blocks of set back and volume controls and provides an efficient
building model suitable for office accommodation and affordable residential options in the CBD.

We strongly recommend that an assessment stream suc h as this is included in the Planning
Scheme in addition to any tiered volume control ass essment stream.

Effectively limiting building height to 25m for over 50%of CBD lots represents a highly significant loss
of property value and may cause loan to value ratios on recently purchased properties to rise above
100%. This would create significant financial stress for these property owners in particular and the
property development industry more broadly.

Please contact, NT Executive Director , Karen White (ph 08 8981 6440) should you require further
information.

Yours sincerely

Allan Garraway
PRESIDENT
Property Council of Australia - Northern Territory Division

Annexures

Annexure 1 — Typical Small Site
Annexure 2 — Typical Medium Site
Annexure 3 — Typical Large Site
Annexure 4 — DPI (Large) Site
Annexure 5 — Typical Very Large Site

Enclosure:

Property Council of Australia (NT) Submission to the NT Government — Recommendations of the
Darwin Urban Design Panel.



Annexure 1

Size: 750 sqm
Dimensions: 15 x 50 metres

Foregoing are the planning limitations, however, current car-parking and BCA requirements further
impact these sites and would generally limit the height to around 25 metres for all three scenarios.



Annexure 2

Typical Medium Site

Size: 1,216 sgm
Dimensions: 32 x 38 metres

Tier 2 (Maximumm Allowable):

- Gross Floor Area: 520 sqm

- Site Area: 43%

- Cross Sectional Volume: 62.5%

Tier 2 (Maximumm Allowable):
- Gross Floor Area: 778 sqm

- Site Area: 64%

- Cross Sectional Volume: 80%
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Tier 2 floor areas will be limited to 43% of the site area.

The gross floor area will be below the absolute minimum viable floor area for both commercial
and residential building, which will restrict the height all sites of this si ze to 25 metres .
The proposed planning scheme amendments will have the effect of limiting building height to 25
metres on over 50% of existing CBD lots.

Effectively limiting building height to 25m for over 50 per cent of CBD lots represents a highly
significant loss of property value and may cause loan to value ratios on recently purchased
properties to rise above 100%. This would create significant financial stress for these property
owners in particular and the property development industry more broadly.

Tier 2 floor areas will be too small to have core services centrally located.

The proposed planning scheme amendments will not allow the core services to be abutted to
adjacent building, thus enhancing/increasing the spacing between towers.



Annexure 3

Typical Large Site

Size: 2,080 sqm
Dimensions: 32 x 65 metres

Tier 2 (Maximumm Allowable): Tier 2 (Maximumm Allowable):
- Gross Floor Area: 1,080 sqm - Gross Floor Area: 1,331 sqm
- Site Area: 52% - Site Area: 64%

- Cross Sectional Yolume: 62.5% - Cross Sectional Volume: 80%
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This scenario is more typical of large Darwin CBD sites, compared to square block that the
Department has decided upon to base their modelling.

Whilst there is no standard Darwin CBD block size, rectangular blocks are particularly and
severely impacted by the requirement to set back 6 metres from all boundaries in Tier 2.

Most Darwin CBD blocks are rectangular and not the square block that the Department has
based their modelling on

A development on this site will be unable to reach the proposed 56% floor area limit on Tier 2.
A development on this site will be unable to provide a NLA floor area of 1,000 sqm on Tier 2.
The proposed planning scheme amendments will not allow the core services to be abutted to
adjacent building, thus enhancing/increasing the spacing between towers.



Annexure 4

DPI (Large) Sample Site

Size: 2,025 sgm
Dimensions: 45 x 45 metres

Tier 2 (Maximumm Allowable): Tier 2 (Maximumm Allowable):
- Gross Floor Area: 1,089 sgm - Gross Floor Area: 1,296 sgm

- Site Area: 54% - Site Area: 64%

- Cross Sectional Volume: 73% - Cross Sectional Volume: 80%
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This scenario is not typical of large Darwin CBD sites and should not be used as a basis for
modelling. Most Darwin CBD blocks are rectangular and not the square block that the
Department has based their modelling on

A development on this site will be unable to reach the proposed 56% floor area limit on Tier 2.
A development on this site will be unable to provide a NLA floor area of 1,000 sqm on Tier 2.



Annexure 5

Typical Very Large Site

Size: 4,096 sqm
Dimensions: 64 x 64 metres

Tier 2 (Maximumm Allowable): Tier 2 (Maximumm Allowable):
- Gross Floor Area: 2,294 sqm - Gross Floor Area: 2,621 sqm

- Site Area: 56% - Site Area: 64%

- Cross Sectional Volume: 75% - Cross Sectional Volume: 80%
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A development on this site will be able to use a centrally-located services core.
A development on this site will be able to reach the proposed 56% floor area limit on Tier 2.
The proposed setbacks will not impact developments on these sites.



