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PROPOSED UPGRADES TO ON-BASE HOUSING FOR DEFENCE
ON RAAF BASE TINDAL, NORTHERN TERRITORY
Need for works
Identified need
1.

There are currently about 330 Defence members with dependants who reside in
the Tindal/Katherine area in the Northern Territory. The township of Katherine
is 320 kilometres southeast of Darwin and RAAF Base Tindal is a further 17
kilometres southeast of Katherine (Supplementary Item 1 – Aerial Photograph).

2.

To meet the housing needs of these families, DHA manages about 320
dwellings in the Tindal/Katherine area - 193 Defence owned dwellings on RAAF
Base Tindal and the remainder in Katherine. At 1 July 2012, an additional 13
families or 4 percent of the total were in private rental accommodation and
receiving their housing subsidy in the form of Rent Allowance (RA).

3.

The proportion of families receiving RA is low because of the constrained
nature of the private rental market in this remote locality and because rental
accommodation in the region is of a generally low standard.

4.

RAAF Base Tindal on-base housing was largely constructed in the mid-1980’s
when it was some of the best in the Defence portfolio.
houses have been constructed more recently.

Small numbers of

Only minor upgrades have

occurred since construction.
5.

Community standards have improved since the mid-80s. Reflecting this, the
Defence minimum standard was updated in 20061 with an expectation that onand off-base Defence-owned and DHA housing would be brought up to these
standards by 2017. Supplementary Item 2 provides a diagram identifying the
three phases of work.

1

In 2006, Defence introduced its New Housing Classification Policy (NHCP) that increased the

minimum standard for Defence housing. All Defence housing is to be compliant to NHCP by 2017.
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Options considered for meeting the need
6.

The acquisition of ‘broad acre’ land followed by development and construction
is DHA’s preferred delivery method because of the economies of scale
associated with bulk procurement of house constructions, surety of supply and
higher margins associated with wholesale land development.

7.

Other options include the construction of on-base housing, the purchase of
developed land (serviced allotments) followed by construction, the purchase of
established houses, the upgrade of current houses and direct leasing of
suitable housing where possible.

8.

In relation to this proposal, a ‘broad acre’ development in Katherine is not
economically viable because of the generally underdeveloped nature of the
local housing market which could not sustain the volume of sale and leaseback
that would be required. The cost of construction of new residences and/or the
upgrade of existing off-base properties in this remote area is also very high.

9.

Accordingly, Defence and DHA have determined that the upgrade of existing
on-base dwellings is the most cost-effective means of supplying housing that
meets the new minimum standard for families posted to RAAF Base Tindal.

Historical background
10.

Often called the 'Crossroads of the North' because of its location, Katherine is
the fourth largest town in the Northern Territory and is located 312 km southeast of Darwin on the Katherine River. With a population of over 9,800 people,
Katherine is a modern thriving regional centre that offers a wide range of
services to communities from the Western Australian border to the Gulf of
Carpentaria on the Queensland border. There is a modern air conditioned
shopping centre, hospital, sports grounds, parks and gardens as well as a large
number of Commonwealth and Territory Government services.

11.

In 1956 the then government decided that a site was to be selected for an
airfield which would be ‘mutually supporting with Darwin’. The present site
satisfied the conditions that the site not be ‘subjected to fall out from a nuclear
weapon aimed at Darwin, be easily accessible by road or railway, have an
adequate water supply and to be no further from Darwin than 200 miles (322
kilometres)’. RAAF Base Tindal, a former World War II airfield, was
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subsequently reconstructed as a bare base, with facilities for deployed
squadrons, by the RAAF’s No 5 Airfield Construction Squadron during the
1960s. In 1984 the Government made a decision to establish the base as a
manned, operational military airfield. The first stage of its development,
providing for the permanent basing of a tactical fighter squadron, was the
subject of the Parliamentary Standing Committee on Public Works Twelfth
Report of 1984.
12.

The base is a link in a chain of Australian Defence Force airfields stretching
across northern Australia from Learmonth in Western Australia to Townsville in
northern Queensland. It is the home base for No 75 Squadron, a tactical fighter
squadron equipped with F/A-18 Hornets. RAAF Base Tindal is also a staging
base for exercises conducted in the area and, in conjunction with Delamere Air
Weapons Range, located some 150 kilometres to the south-west, it is used
extensively to exercise deployed RAAF elements. The range, through bilateral
Defence agreements, also accommodates a number of overseas air force
exercises.

13.

The most recent major works at RAAF Base Tindal approved by the Committee
were included in the fifth report for 2008 – RAAF Base Tindal Redevelopment
Stage 5 and Airborne Early Warning and Control Facilities, RAAF Base Tindal.

Environmental matters
14.

Given that the nature of the proposed work is the upgrade of existing houses,
within existing lot boundaries, there will be minimal impact on the wider
environment.

15.

All work on Defence bases requires submission and approval of an
Environmental Clearance Certificate (ECC). The ECC must be submitted by
the principal contractor and is reviewed and approved by the Environmental
Officer at RAAF Base Tindal. No works can commence until this approval is
received. The ECC addresses all potential environmental issues and covers
the scope

of

works,

site plan,

construction

program,

Environmental

Management Plan (EMP), Defence Green Building Requirements and Safety
Management Plan (SMP).
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Heritage Considerations
16.

There are no heritage considerations on RAAF Base Tindal.

Key legislation
17.

The following key legislation is relevant to this project:
a. Environment Planning and Assessment Act 1979;
b. Defence Housing Australia Act 1987; and
c. Building and Construction Industry Improvement Act 2005.

Planning process and consultation
18.

The upgrade program is funded by Defence which has expressed its broad
satisfaction with progress to date (Supplementary Item 3 – letter from Acting
Head of Defence Support Operations (HDSO), Ms Alison Clifton). Defence and
DHA have an agreed statement of work.

19.

The upgrade program has been the subject of extensive consultation with local
base officials (Supplementary Item 4 – Letter from WGCDR Noel Hinschen,
Base Commander, RAAF Base Tindal). The Deputy Chief of the Air Force has
also expressed his support for the program (Supplementary Item 5).

20.

The National Convenor of Defence Families of Australia, Ms Julie Blackburn,
has been briefed and has provided her support (Supplementary Item 6).

21.

Once upgraded, the total of 193 houses will greatly improve the amenity of
Defence families living in this remote area.

22.

DHA did not engage Social and Cultural Planning consultants because the
project is confined to the upgrade of existing dwellings, introduces no new
population into the local environment and is strongly supported by the on-base
Defence community.

Also, the local Katherine community is supportive, as

evidenced by the letter of support from Ms Fay Miller, Mayor of Katherine. This
letter is at Supplementary Item 7.
Project selection and location
23.

The site is located on RAAF Base Tindal. The housing village occupies a total
area of approximately 40 hectares adjacent to dining rooms and single living-in
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accommodation. Tindal’s accommodation precinct is outside the secure
perimeter of RAAF Base Tindal and far enough from the runway to largely
eliminate any adverse impacts of aircraft noise. The houses are located in an
area where the Australian Noise Exposure Forecast (ANEF) is below the figure
of 20.

The Australian Standards only require specific noise attenuation

measures where the ANEF exceeds 20.
Project description and objectives
24.

The project envisages the upgrade of the remaining 131 (out of a total of 193)
on-base houses to bring them up to the 2006 Defence minimum standard. The
range of work on each house varies but may include new kitchens, new
bathrooms, living room extensions, new bedrooms and double garages. The
upgrade works will also include the replacement of driveways where necessary
and all soft and hard landscaping.

25.

The upgraded dwellings will offer a standard of amenity likely to attract and
retain members and their families in this remote area. Year 1 (62 houses) is
currently under contract with completion planned in February 2013.

The

intention is to undertake the requested work on the remaining two stages, as
follows:
•

Year 2 - 68 houses

•

Year 3 - 63 houses

Local services and amenities – community facilities, shops and schools
26.

Katherine is serviced by four primary schools and two secondary schools (only
one going to year 12).

27.

Tindal is serviced by one on-base child care centre with four other operators in
Katherine.

Public transport
28.

The area is not well served by public transport. However, a school bus service
operates to Katherine from Tindal.
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Local road and traffic concerns
29.

Minimal disruption is expected to the local traffic within the Tindal residential
precinct. The project stages will be undertaken on a street by street basis
enabling the containment of the works and road closures only impacting the
current stage.

Zoning, land approvals and land acquisition
30.

As this project is on Commonwealth land, the planning controls and building
approvals processes of Katherine City Council and the NT government are not
applicable. However, as the various utility services to the Base are linked to
those of Katherine, the necessary liaison has been undertaken with Council and
NT authorities as appropriate.

Design concepts
31.

The upgrades will be specific for each property, but in general will include full
internal and external refurbishment including new kitchens, bathrooms, floor
and window coverings, new fixtures and fittings and repainting throughout. All
properties will have the carport replaced with a double lock up garage,
maintaining sympathy with the original design.

The external façade will be

treated with render and paint to provide continuity within the streetscape and
community. The upgrade works will also include the replacement of driveways
where necessary and all soft and hard landscaping.
32.

The designs are contemporary in style, using a mix of different external
materials and finishes, with a view to diversity in the built form. An indicative
floor plan is included at Supplementary Item 8, with the floor plans for No 2
Evans Place at Supplementary Item 9. Before and after photographs of No 2
Evans Place are at Supplementary Item 10.

Structural design and civil works
33.

All design and construction works carried out as part of this project will comply
with or exceed Local Government, State and Federal Government controls and
requirements, and all housing works will meet the requirements of the Building
Code of Australia.
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34.

Civil works and all building construction requiring certification will be undertaken
by approved Certifiers and the head contractors for civil works and construction
of houses will be accredited by the Federal Safety Commission.

Utilities, stormwater, soils and flood control
35.

High voltage power supplies and telecommunications infrastructure are
available.

36.

Sewerage and potable water facilities are available.

37.

Existing storm water drainage installations will be retained.

38.

No flood calculations have been prepared for the site to date. Notwithstanding,
the amount of overland flow in a 1:100 year event is unlikely to impact on
allotments within this Estate.

Electrical services, fire protection and home security
39.

Dwelling construction will conform to Australian standards and the Building
Code of Australia. Combined security/insect screens will be fitted to all external
doors, including sliding doors, and security screens will be fitted to all opening
windows on the ground floor level.

Acoustics
40.

The housing precinct is located well away from operational aircraft areas,
obviating the need for special noise attenuation construction methods. DHA
has been advised by the Air Force that the ANEF of the area is below ANEF 20.

Landscaping
41.

The private outdoor spaces for each dwelling will meet or exceed Defence
requirements.

42.

Landscaping of these spaces will be in accordance with the DHA specification
using drought resistant native plant species appropriate to the Katherine
climate.

Water and energy conservation measures
43.

DHA upgraded dwellings will comply with relevant sections of DHA’s General
Specification for Upgrades and Minor New Work V0.8. Reduction of demand
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on the water supply will be achieved through a combination of water efficient
shower heads, flow regulators to basins and sinks, and dual-flush toilet cisterns.
Work health and safety measures
44.

DHA contractors delivering works valued more than $3 million will be accredited
by the Federal Safety Commissioner. Work contractors will also adhere to
relevant legislative requirements, including the Workers Compensation Act and
the Work Health and Safety Act 2011.

Cost-effectiveness and public value
Outline of project costs
45.

The estimated overall project cost is approximately $57 million including GST
and escalated costs, but excluding the land cost. The cost will be met by DHA
and reimbursed under an annuity arrangement with Defence.

Details of project delivery system
46.

Site upgrade packages will be contracted on a fixed price lump sum basis through an
open tender process. The successful tenderers will be required to comply with DHA’s
General Specification for Upgrades and Minor New Work V0.8.

Construction schedule
47.

Subject to Parliamentary approval by late 2012, the significant milestones to
achieve completion of the project by December 2014 are:
Date

Milestone

Dec 12

PWC process complete

Mar 13

Year 2 upgrade works start

Feb 14

Year 2 upgrade works finish

Feb 14

Year 3 upgrade works start

Feb 15

Year 3 upgrade works finish

Public value
48.

This proposal will contribute ‘public value’ by adding to the stock of housing
used to meet Defence obligations to members of the Australian Defence Force
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and their families posted to RAAF Base Tindal and enhancing key objectives for
retention of Defence personnel. More broadly, the Tindal project will create
jobs in the construction industry in the Katherine area.
Revenue
49.

Details of the financial aspects of the project are included in a separate
commercial in confidence briefing to the PWC.
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