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2 ELECTRICAL SERVICES 
 

2.1 EXISTING INFRASTRUCTURE 
Power and Water Corporation (PWC) are responsible for approving the electrical 
infrastructure works required to service the development. 

The existing PWC network in the rural area is 22kV (overhead) along Redcliffe. There is 
minimal spare capacity in the existing PWC network in the area of the proposed subdivision 
and as such is not adequate to service the proposed subdivision. 

2.2 PROPOSED WORKS 
PWC were consulted to obtain information on existing electrical infrastructure and possible 
interconnection requirements with existing reticulation.  

The estimate load allocations across the site are classified as basic supply which is the loads to be 
used as part of the subdivision design for lot servicing.  

PWC load allocations standards are as follows:  

• Single Dwelling (SD) lot : 10kVA Single Phase 
• Rural Residential (RR) lot : 10 kVA 3 Phase 
• Rural Living (RL) lot : 25kVA 3 Phase 
• Multiple Dwelling MD Lot: 22VA per sqm      

Based on above, the load allocations are estimated as follows: 

• SD lots (1155 lots) – 3.81MVA  
• RR lots (3000 lots) - 30MVA 
• Multiple Dwelling (MD) lots (50 lots) - 1.65MVA (based on average lot size of 1500sqm for 

MD lot 
• School/Commercial precinct – 2.5MVA (estimated) 

Based on the above load allocations the total basic supply equates to approximately 37.96MVA. This 
is loading that would be used to size reticulation throughout subdivision including substation sizing. 
For sizing of feeders to the subdivision, diversity is used and diversified total load is 21.11MVA 

The following will also impact the design: 

• Lot zoning and lot zone distribution  
o Urban areas will require underground 22kV and rural overhead 22kV.  
o The load allocations are based on an estimate of the lot zone distribution. As the 

project progresses these estimates will be updated. 
o Street lighting will need to be provided in urban areas, but not generally in rural        

(except in high traffic intersections).  
• Size of school & commercial precinct 

o Currently an estimate is available.  
As there is currently no spare capacity in the existing PWC network to service proposed subdivisions 
the option to provide the additional capacity is as summarised below: 
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2.2.1 Proposed Electrical Infrastructure 
The proposed subdivision can be serviced with the provision of up to three dedicated feeders, one 
overhead and two underground, with the second underground feeder requirement to be assessed 
during the later stages of development. These are minimum requirements for the development; it 
may be possible that during preliminary design the higher requirement will be imposed on the 
development.  

The feeders would be connected to the new Strangways Zone Substation (adjacent to the existing 
McMinns Zone Substation); the zone substation is located at the Stuart Hwy-Arnhem Hwy 
intersection. The proposed dedicated feeders will have the following approximate ratings: 

• 22kV Overhead (Neon): 8.8MVA - 11km route  
• 22kV Underground (Aluminium 400sqmm): 12.8MVA - 14.2km route 
• 22kV Underground (Aluminium 400sqmn): 11.2 MVA – 17.1Km route 

PWC have advised that a new substation (Strangways Zone Substation) is currently under 
construction and due to be commissioned in the next 12 months and that there is capacity to allow 
for at least two feeders to be connected. This solution is preferred by PWC and would provide the 
required capacity for the proposed subdivision. Due to the higher cost of the underground feeder, it 
is recommended that the overhead feeder is provided before the underground and the underground 
feeder to be provided once the load on the overhead feeder reaches a maximum acceptable level to 
PWC as a single dedicated feeder, around 70%. Based on assumed 200 lots per year (150 RR and 50 
SD) it is expected that the underground feeder would to be required in the 7th or 8th year of the 
development.   

It should be noted that an approximate 4km section of Redcliffe Road currently has no HV 
reticulation and that as part of this development it is expected that new overhead 22 kV will be 
required to be constructed. 

Also a section of Goode Road is currently only a road reserve with no actual road and as part of the 
work a new access road along the new 22kV overhead will need to be constructed.  

Details of all proposed headworks are shown on Appendix A Sketch 14055 SK220 Electrical 
Headworks. 

The third feeder (if required) would be in the later stages of the development and needs to be 
assessed in relation the actual load on the first two feeders. It should be noted that based on first 2 
feeders being dedicated to this development that once constructed they become PWC assets and as 
such the developer will no longer  have “control” over  what load are actually connected. 

The proposed reticulation within the subdivision would consist of a combination of 22kV 
underground and overhead supply.  

2.2.2 Solar and other sources of energy. 
The aim of the project is to challenge the traditional ways of servicing developments and find viable 
solutions to reduce the emission of greenhouse gasses and the dependency on fossil fuel. 

The project will look for opportunities to use solar energy to reduce the demand for electricity 
across the project. As solar technology improves and becomes more efficient the project will involve 
the community, PWC and Litchfield Council to identify areas where solar technology can be 
efficiently used to service schools, dwellings, commercial buildings and recreational areas.  
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Energy can also be sourced from the sewerage system; the projects will also assess new products 
and suppliers to determine which technology can be adopted and in which stage of the project these 
technologies can be implemented. 

As in any significant project the implementation of new green technology will require a strong 
collaboration with the authorities and a full assessment of the entire life cycle. The development 
would also consider managing the supply of energy to the site if feasible and approved by the 
authorities. 

2.2.3 Future Considerations 
The establishment of a Zone Substation which would be interconnected to existing 66kV 
transmission line via new 66kV transmission line extension might be considered by PWC in the long 
term. The Zone Substation would ideally be located close to the main/high load area, with a 
recommended location being in the vicinity of Alverly Rd/Redcliffe Rd intersection. Allocation of land 
for this substation within the development may be needed. 
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3 COMMUNICATIONS 

3.1 RESPONSIBLE AUTHORITIES 
Telstra and NBN Corporation are responsible for approving the telecommunication infrastructure 
works required to service the development. 

3.2 EXISTING CONDITIONS 
An existing underground Telstra cable runs along Alverly Rd and services the Jorn Radar. 

3.3 PROPOSED WORKS  
The project will coordinate with the authorities to provide a system of pipe and pit throughout the 
subdivision area to enable NBN Corporation to pull through fibre optic cable as part of individual 
stage of works. 

 

 
Figure 3 Proposed NBN roll out plan 
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Why Lloyd Creek?

1

4,200
premium rural living dwellings 
will protect and support the rural 

living lifestyle

The master planned community will support 
long-term sustainable rural living in the Top End.

New Rural Activity Centres 
will extend services to hundreds 
of current and future Territorians

Between major resource hubs 
and military spending, the Top 
End needs projects that keep 

economic multipliers local by 
attracting key worker 

migration.  

Lloyd Creek will provide a range 
of rural living lot sizes to cater 
to different markets that currently 

are not available

Town water 
across the development will 

ensure that no existing bores are 
affected
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Economic Benefits

Construction 
Phase 

Impacts

280 FTE
per annum

Total construction 
related employment 
(including both direct 

on-site and indirect off-
site employment).

132 FTE
per annum

Direct on-site 
construction 

employment generated 
from initial construction 

investment.

$3,554 M
Total construction 
output (including 
both direct and 

indirect)

$1,766 M
Estimated initial capital 
investment based on 

planning guidelines and 
initial indicative plans over 

a 30-year development 
timeframe.

Completion 
Impacts

303 FTE
jobs

Total ongoing FTE 
jobs (including both 
direct and indirect 

employment). 247 FTE
jobs

Direct supported 
ongoing FTE jobs 

upon the completion of 
the Lloyd Creek 

Village development.



Territory Shapers
Major projects setting the pace

3

$2.7 BN in major 
defence 

projects across 
6 key defence 
districts in the 

Top End  

Text

Text

Billions of investment is going into the Territory, but keeping the 
benefits local is going to be a challenge 

$1.77BN 
investment in the 

Middle Arm 
Sustainable 

Development 
Precinct from both 

Commonwealth 
and N.T. 

Government 
sources 



12,000 Hectares 
of solar arrays 

and 20 
gigawatts of 

power from the 
Suncable  

development, 
which will provide 

power and 400 
high skilled jobs 

to the N.T.

Development of the Beetaloo Basin  will 
generate 6,000 FTE jobs and economic activity 

of $18.0-36.8 billion in total by 2040.

4



Lloyd Creek 
Rural Village 

5

Lloyd Creek Rural Village will 
Deliver 4,200 new dwellings 
over 30 years.

Located in the Litchfield LGA 
and covering 2,640 hectares, 
it will be a high-quality rural 
village with a large range of lot 
sizes, from smaller lots of 800m2 to 
4,000m2, to lots of up to 20,000m2.

Palmerston City

Howard Springs

will be located 36km 
south-east of the 
Darwin CBD. 

Middle Arm



Lloyd Creek 
will become a core 
part of a string of pearls
These pearls are the nuclei of growth in the Darwin region, 
where key services such as medical, education, recreation 
can be concentrated sustainably and maintain themselves.

6

Berry Springs 

Humpty Doo

Coolalinga
Howard Springs

Wagait Beach

Lloyd 
Creek
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Most of this growth will occur in 
greater Holtze, however there is a 

segment of the Top End market that 
prefers the rural living lifestyle –

despite this there are no large scale 
coordinated rural living development 

programs south of Darwin.

100,000

120,000

140,000

160,000

180,000

200,000

2016 2021 2026 2031 2036
Source: Northern Territory Government

Population Greater Darwin – Forecast to 2036

The development of Lloyd Creek is 
crucial to support existing communities 
in the long term such as Humpty Doo, 
which remains approximately 2,000 
people below a ‘sustainable size’ 

required to support its existing 
infrastructure and local businesses 

According to N.T. 
Government forecasts, there 
will be 43,000 additional people in 
Greater Darwin by 2036. 

Lloyd Creek is an all-
inclusive, master planned 
rural community designed 
to provide affordable, large, 

shed-on-lot rural living 
opportunities, but also the 
benefits local infrastructure 

like town water, schools, 
local shopping and 

recreational facilities.



8

Lloyd Creek is identified 
as Urban/Peri-Urban in the 

Darwin Regional Land Use Plan

Forming communities in the area to lay the groundwork for 
long term development will be crucial to supporting Weddell 
and ensuring sustainable local demand for infrastructure and 

services such as schools, transport and medical centres.

Lloyd 
Creek

With the development of Holtze
underway, Weddell is identified in 
regional policy as the next major 

urban development front in 
Darwin, with a plan to house 
40,000 residents – but this 

development will need the support 
of established communities to 

succeed
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Growth is expected in the blue-collar 
sectors due to projects like Sun Cable, 
Beetaloo Basin Strategic Plan, and the 

Robertson Barracks upgrades. 
These projects will accelerate growth in blue 
collar sectors and increase demand for rural 

living.

Businesses are now moving south of 
Palmerston to avoid high land prices 

and excessive traffic. 
A large number of smaller businesses locate 

their sheds, storage and truck parking on their 
residential site.

Lloyd Creek Rural 
Village is perfectly situated to 
become the next rural lifestyle centre. 

Palmerston City is currently the preferred location for people
looking for the perfect mix of rural living and access to
amenities. It will ultimately be larger than Urban Darwin.
However, this popularity comes with a literal price attached –

the loss of affordability.

Lloyd Creek, as a master planned community with roads, 
water, local service hubs, community facilities, schools, and 
retail will receive a higher proportion of dwelling demand.



Lloyd Creek Rural Village will provide 80-100 lots per annum in 
the area initially based on significant recent growth in demand.

It will build up to 200 lots per annum after 2036.

10

The facilities guaranteed by
master planned communities

attract higher demand. 

Lloyd Creek will support the Humpty Doo Town Centre, 
which currently has around 8,000 people, but needs to reach 
10,000 people for sustainability. Long term development will 

support a full scope of additional infrastructure.

0

50

100

150

200

250

2017-2020 2021-2023 2024-2036 2036+

Historic Dwelling Approvals Forecast Dwelling Constructions

Dwelling Approvals/Dwelling Forecast

Source: ABS



Big defence projects
worth over $2.7BN 
are bringing people to the Top End

11

RAAF Base Darwin
has $170 million for the P-8A 
Poseidon forward operating 
base, $12.3 million for an 
upgrade to the Joint Health 
Command garrison facilities 
and $3.7 million for offshore 

patrol vessel facilities.

Robertson Barracks
will undergo $390 million in 

improvements that could 
provide around 1,050 

employment opportunities in 
the region and increase the 

capacity of the base.

RAAF Base Tindal
is undergoing stage 6 of its 

redevelopment with a budget of 
$1.12 billion. This will include 

USFPI airfield works and 
infrastructure to support a KC-

30A platform.

HMAS Coonawarra
has a $270 million budget for 
facilities and infrastructure to 

support offshore patrol vessels 
as part of the Larrakeyah 

Defence Precinct 
Redevelopment Program.

Delamere Air Weapons 
Range

is in the process of a $298 
million upgrade, which 

includes demolition of old 
buildings, and three new 

Mobile Emitter Site Mounds.

Larrakeyah Defence
Precinct

will be upgraded and 
developed through a $520 

million investment, including 
a new Larrakeyah Health 

Centre.



Middle Arm Sustainable
Development Precinct seeks to 

create a ‘development ready’ location
for investment designed to de-risk development 
while staying focused on jobs and sustainability

12

The 1,200-hectare precinct 
will house 20,000 

permanent, high skilled jobs
and works are already 

underway to deliver the entire 
precinct by 2026

$1.5 BN
Commonwealth funding has 
been allocated to the project, 

with an additional $270M 
from the N.T. Govt.
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SunCable will produce the world’s first intercontinental 
power grid, starting with the Australia-Asia Power Link in the 
Northern Territory.

New ownership has
revived the SunCable
promising a new era of energy

The SunCable will consist of

12,000 hectares of solar arrays
near Elliot and a battery storage facility in Darwin, linked to a massive 

international power line. This will enable the Top End to sell energy 
directly into the Asian market. This will create hundreds of high-skill, 

long term jobs and permanently boost the NT Economy.

The Australia-Asia Power Link will create 
1,750 construction jobs and 350 long-term 

operational jobs, but it will be up to the NT 
to keep that employment local.!



The Beetaloo Basin 
contains globally significant gas 

reserves with over 500 trillion cubic 
feet of gas. That’s enough to meet Australia’s 

needs for over 1,000 years.

14

The Beetaloo Strategic Basin 
Plan indicates that the project 

would produce 

6,000 FTE jobs
and generate economic 

activity of 

$18.0-36.8 billion 
in total by 2040.

The Beetaloo Strategic 
Basin Plan has been created 
to develop the system and the 

infrastructure required to 
extract the gas. 



Blue Collar hubs are 
moving south of Darwin. 
Lower costs in the south have attracted 
industry and this affordability is also reflected 
in the cost of housing

15

Developing activity 
hubs with built-in 
infrastructure instead of 
encouraging sprawl-led 
development is key to 
supporting this low-cost 
model. 

Humpty Doo
Industrial Area

Lloyd Creek

Major projects in the 
Northern Territory give these 
secondary hubs the potential 

to develop high value 
ancillary industries that 

keep supporting jobs local.

Lloyd Creek will be a key 
supporting area for the 

existing industrial area at 
Humpty Doo 

Lloyd Creek
Road Trains of 

Australia

Humpty Doo 
Industrial Precinct

Middle Arm

Noonamah Tavern
Road House

East Arm

Palmerston Industrial 
and Logistics Hub



Without reasons to stay in the 
territory, a large proportions of 

workers will be FIFO. 
Despite the high expenses associated with 

FIFO, workers and companies pay the price for 
lifestyle to secure employees. This means 

profits go to airlines and workers spend their 
money back home down south.

The Territory Economic 
Reconstruction 

Commission identified a 
$40bn economy target 

by 2030.
State Final Demand in the 
Territory had been up over 

$30BN prior to the pandemic 
but has since slumped to the 
mid 20s. Innovative economic 

development policy will be 
required to achieve the 2030 

target.

The N.T. has been struggling lately. Major investments in resources 
and projects like the SunCable are a great opportunity to build 

towards the future – but there is no guarantee that Territorians will 
see the benefits. If the N.T. doesn’t take action to capture value 

locally, most of it will go outside the Territory.

16

The Territory cannot 
afford to miss out on this 

opportunity to capture growth

20

30

40

N.T. State Final Demand (Year to June 30)
$BN
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Lloyd Creek Rural 
Village will generate significant
economic benefits both locally and in
the context of the wider Northern Territory. 

An initial estimated 
construction investment of 

$1,765.6 million will provide a 
boost to the NT’s construction 
industry by creating 132 FTE 

construction jobs per 
annum.

This initial investment will increase 
output amongst other sectors, 
generating a further $1,787.9 

million of indirect output and 148 
indirect FTE jobs per annum in 

the wider Northern Territory 
economy.
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The total economic benefits generated during the construction 
phase totals $3,384.5 million of construction-based direct 
and indirect output to the economy and 266 construction 
related FTE direct and indirect jobs per annum over the 

30-year construction period.
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The delivery of 4,200 
dwellings will support 

population and 
employment growth across 

the corridor
Initial floorspace estimates 

indicate a total of 303 
direct and indirect 

operational phase FTE 
jobs supportable within the 

development.

Upon completion, Lloyd
Creek Rural Village will create 

ongoing economic benefits and impacts. 



OutcomeProject

Lloyd Creek Rural Village
includes a significant provision
of housing and community facilities 
that will work to support future key 
infrastructure projects outlined in the Northern
Territory Infrastructure Strategy, while also providing a 
sustainable growth front in emerging population centres 
such as Humpty Doo and Berry Springs.

19

NT Infrastructure Strategy 2022-2030 – Key Projects

A unique sustainable master 
planned development precinct that 
will accommodate large strategic 
industries for downstream gas 
processing, mineral processing, 
renewable energy and related 
developments.

Development of the Beetaloo Sub-
basin is a significant opportunity for 
the Northern Territory. Planning 
ahead of this development will be 
essential to minimize impacts and 
maximise benefits

Reliable supply chains are essential 
to provide critical goods and services 
across the Northern Territory.

Investing in common 
user infrastructure in 
preparation for the 
Beetaloo Sub-basin 
development

Middle Arm Sustainable 
Development Precinct

Creating a network of 
regional logistics hubs 
and intermodal facilities
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The Lloyd Creek Rural Village project team sought to 
understand community needs, and attitudes towards 
rural development to inform their proposed project.

The aim of the research is to inform the development 
planning documentation and refine the messaging 
about the Lloyd Creek Rural Village to address 
community concerns.

To that end, Intrapac Property commissioned JWS 
Research to undertake research with residents of 
Darwin and surrounds.

The research program has been designed to explore 
and understand Darwin residents’ current attitudes and 
perceptions toward rural development and subdivision 
of a nature similar to the Lloyd Creek Rural Village 
Development, to inform strategic communications and 
engagement efforts.

The research outcomes will determine the best way 
forward to change the narrative, that is dispel any 
myths as well as to understand and properly position 
the Lloyd Creek Rural Village to the local community in 
Darwin and the surrounding areas. 

The objectives of the research are to:

• Ascertain awareness and knowledge of rural 
development and subdivision.

• Determine the extent of understanding and 
engagement with rural development and 
subdivision, as well as the nature of any 
community doubts and concerns.

• Identify the necessary language and information 
required to change the narrative and underlying 
perceptual drivers of concerns and opportunities.

• Ascertain the trusted sources of information, 
messengers and role models best able to 
effectively deliver messaging to both the general 
public and key stakeholders.

To address these objectives, qualitative research was 
conducted with a total of 45 Darwin residents, with 34 
participating in focus group discussions (in person) and 
11 participating in in-depth interviews (via Microsoft 
Teams or telephone). The interviews were conducted 
with community representatives, including office 
bearers of associations, aspiring home buyers and 
people living on acreage in rural areas.

The research was conducted in May and June 2023.

Background and objectives

4

J01321 - Intrapac Darwin Property Research - June 2023



Research methodology overview
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Qualitative
Focus group discussions

Qualitative
In-depth interviews

n=4 face-to-face focus group discussions (34 Darwin residents)
• Among residents of Darwin, Palmerston and Litchfield.
• 2 hours in duration.
Conducted Tuesday 31st May and Thursday 1st June, 2023.
A total of 34 Darwin residents participated in the focus groups

n=12 residents of Darwin, Palmerston and Litchfield
• A wide variety of residents were included:

o those born in Darwin, and those who migrated from elsewhere 
in Australia and migrants from overseas

o a mix of ages and genders
o long-term residents and recent arrivals (for example moving to 

Darwin within the last two years)
o people with tertiary or trade qualifications
o people who already live on large rural blocks (five acres or 

similar) and those who aspire to
o home-owners who considered large rural blocks but did not 

purchase
o home-owners in suburban Palmerston and Darwin
o renters looking to purchase a home.

Interviews were conducted from 23rd May to 29th June 2023.

The research was conducted in compliance with AS-ISO 20252.



Qualitative research in the form of focus groups were conducted face-to-face with people from Darwin, Palmerston 
and Litchfield. The groups were structured as follows:

Six to ten participants took part in each group. A total of 34 people participated across all groups.

A mix of genders were represented within each group. 

Each group ran for two hours. 

Focus groups were conducted on Tuesday 31st May 2023 (in Darwin) and Thursday 1st June 2023 (in Palmerston).

The focus group discussion guide and stimulus material was approved by Intrapac, photographs of potential 
inclusions in a housing community were sourced online to show examples of features of planned communities and 
amenities available elsewhere.

Qualitative methodology: focus groups in detail
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Household structure Younger 
(17-45 years) 

Older 
(46-70 years) Total

Single or couple, with children living at home 1 1 2 groups

Single or couple, with no children living at home 0 1 1 group

Single or couple, with or without children living at home 1 0 1 group

Total 2 2 4 groups

Note: Qualitative research is exploratory in nature, and so the qualitative findings within this report are indicative only and are not 

necessarily fully representative of the target populations.



Executive 

summary
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There is a clear market need for smaller rural 
living options in Darwin, namely blocks bigger than 
a standard housing block but less than five acres 
(seen as more affordable and easier to manage), 
based on the evidence of this qualitative research.

Rural living provides many of the features people 
identify for their ideal neighbourhood

Rural or semi-rural living, with the connotation that this 
means a block of land that is larger than suburban 
blocks, gives people the opportunity to fulfil their 
aspirations for their ideal home. The additional space 
works on both a practical and emotional level.

On a practical level more space means:

• Room for a garden and a pool (not choosing).

• Room for a large shed for safe storage of cars, 
motorbikes, ATVs or boats, or large-scale hobbies

• Peace and quiet and privacy, defined as close 
enough to wave to the neighbours but not hear their 
day-to-day lives.

• Safety, by being far from those who might be 
responsible for ‘opportunistic’ criminal activity (often 
described as property and car theft) or anti-social 
behaviour (drinking or gathering in public parks). 

• Being able to pursue hobbies, such as extensive 
gardens, owning dogs or horses, or other hobbies.

• Safety, with like-minded neighbours who are owner-
occupants and keep an eye out for each other, and 
no government subsidised housing in the vicinity.

• The opportunity to acquire (or build) a new (often 
larger) house, with the new house able to correct the 
design flaws of an existing dwelling, including the 
ability to incorporate sustainable or environmentally 
friendly home build design features.

• A new build offers an escape from the flaws and 
maintenance of older properties.

On an emotional level (often for parents), rural living 
can mean:

• Recreating the desirable aspects of one’s childhood 
in order to raise the next generation with similar 
benefits.

• Creating the opportunities for recreation without 
having to leave home.

• Achieving (sometimes long held) aspirations to have 
more land and potentially a bigger home. 

• Living the outdoor and active way of life that is 
attractive to many people in Darwin and attracts 
people to come and live in Darwin.

Potential buyers need to know how Lloyd Creek will deliver 

an ideal neighbourhood
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There are many assumptions about what is 
available (or not) in rural areas and how people live

Although people do recognise the desirable aspects of 
moving to rural (or semi-rural) areas, there are many 
assumptions about what is missing that will prevent 
some people from considering the option.

The additional challenge is that with little or no 
experience of the type of development planned for 
Lloyd Creek, people will not expect what is planned and 
think that there will be a greater loss of urban amenity 
than will actually occur. Their frame of reference will be 
what they’ve seen, not something new and different.

It will be essential to educate people about how the 
Lloyd Creek development will be different from existing 
developments and how it will deliver many aspects of 
urban living that people enjoy, for example:

• There will be options for different size blocks, from 
as little as (for example), 1,000 to 4,000 square 
metres – the benefits of space and privacy without 
the maintenance of five acres, you don’t spend all 
weekend maintaining the block.

• There will be shops nearby, and within walking 
distance for residents, with ample parking.

• Developers will encourage retail tenants such as 
cafés, supermarkets and other businesses.

• Will have recreation facilities such as parks and bike 
paths, with ample parking for those who drive to the 
venue, (for example to transport children and their 
bicycles), permanent well-shaded seating and BBQs.

• Underground power and town water for reliable 
supply.

• Building standards will ensure high-quality housing 
compliant with all required building codes.

• Planning for wide, safe streets (for example courts or 
cul-de-sacs to reduce passing traffic).

• The provision of a community hall (with small kitchen 
as well as bathrooms) available for residents to rent.

• Provision of a community garden for all residents (with 
information about who pays for the water).

• Provision of information (or sample plans) from a 
highly regarded Darwin architect to build a modern 
house that offers the highest levels of comfort with 
sustainable design features to minimise power 
consumption.

• With the popularity of solar panels for several people, 
and complaints about the declining solar feed-in tariff, 
consider negotiating favourable prices for inclusion of 
solar panels or storage (either at a household or 
community level – for example community batteries).

To encourage consideration, education is needed to reset 

understanding about living in rural areas
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The issue of distance cannot be entirely mitigated

The perceived problem of being too far away from work 
or accessing services can be addressed in part with 
road infrastructure and links that allow residents quick 
and uncongested access to main highways. 

Demonstrate favourable travel time to key destinations 
(Coolalinga, Palmerston, the airport or Darwin CBD) 
compared to other rural or semi-rural locations.

Inform potential purchasers about the 
infrastructure for mobile phone reception and 
internet access

While the experience of poor mobile phone reception or 
slow internet speeds is not limited to rural areas it is 
believed to be far more prevalent there. Reassuring 
people about how these problems have been 
addressed in the design and construction of Lloyd 
Creek, if at all possible, will be a driver for people to 
consider the location. A key benefit will be that it will 
allow the opportunity to work from home.

Consider how the development aligns with 
Northern Territory Government initiatives 

Linking the Lloyd Creek development with wider 
Government plans may be appropriate in the approval 
process but perhaps not with locals (who may disagree 
with government policy). 

Darwin residents reference examples of land releases 
by the Government in unsuitable locations such as 
floodplains or reclaimed mangrove areas as evidence 
of poor government decision making.

Examples of Government plans to mention when 
promoting the Lloyd Creek Rural Village Development 
include the 2018-2028 Northern Territory Population 
Growth Strategy and to grow the Northern Territory to a 
$40billion economy by 2030. New residential locations 
seem strongly aligned with both.

Roads, travel time, mobile phone and internet service are 

key concerns related to rural relocation

10

J01321 - Intrapac Darwin Property Research - June 2023



Local residents are likely to be inclined to suspicion 
about new property development activity. It will be 
necessary to address concerns and demonstrate a 
development that avoids the negative changes they 
assume (believe) will happen. 

Views will tend to the negative because of previous 
development plans or existing developments (for 
example the small residential blocks in Humpty Doo) 
and certainty that new developments will repeat what 
they perceive to be past mistakes.

Local residents will need detailed information 
about how their fears are unfounded

Some examples of the information that could allay the 
fears of some include:

• Lloyd Creek residents will be on town water (and 
preferably not permitted to sink a bore). For the more 
suspicious it may be prudent to explain the source of 
the water (if not a bore) and that it will not impact 
their own water supply.

• The new development will be at a sufficient distance 
(for example with large area of undeveloped land as 
a ‘buffer’) so as not to impact or impinge on their way 
of life. 

• New residents will be provided infrastructure such as 
roads, shops and recreational areas, avoiding 
added pressure on existing resources and possibly 
providing new options for existing local residents.

If existing residents cannot perceive impacts pertaining 
to a new development, then reasons for complaints 
about the development cannot be supported.

Suspicion and negativity can thrive in the absence of 
information, so a considered communication plan to 
engage and inform local residents could address 
negative perceptions early on.

Such communications may already include elected 
representatives as part of the approval process and 
contacting trusted voices in the media (such as Katie 
Woolf on Mix 104.9 radio station) may be also be an 
appropriate strategy.

Address local objections by transparency and 

demonstrating positive outcomes for existing residents
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A marketing billboard for the Lloyd Creek Rural Village 

Development to show expected and unexpected benefits
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Park, 
playground

Bike tracks 
/ paths

Café

Shops

Wide, spacious 
roads

Large areas 
of unspoiled 
natural bush 

✓ House
✓ Pool 
✓ Garden
✓ Shed 
✓ Space

Enjoy all the things you 

expect from rural living…

With many of the 

things you don’t…



Next steps and recommendations for Lloyd Creek Rural 

Village Development: communications considerations
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Those considering a move to semi-rural or rural locations will likely appreciate the 
benefits but have pre-conceived ideas about what they might miss out on. Ensure 
they understand that the range of features and amenities will be different (and 
better) compared to other rural locations.

Educate potential 
buyers about the 
urban amenity at 

Lloyd Creek

With a frequent lack of awareness of options for land anywhere between a quarter 
acre and five acres, another education focus is for people to understand that they 
can have the larger block they want (garden and pool and shed) without the 
responsibility and work of a five-acre block.

Communicate the 
options for lot sizes 

The emotional pull of having your own large space to do what you want and to 
provide a better lifestyle for your family is a big driver for those who aspire to rural 
life on a larger block. Promote the expected benefits as well as those they don’t 
expect that are met by a master planned, quality built, sustainable community. 

Appeal to both the 
aspirational and 

practical purchase 
drivers

While distance cannot change, improved or new roads can make the trip easier 
and faster. Any success in improving mobile or internet service (both speed and 
reliability) will be a positive feature for potential customers, as it will allow people to 
work from home and lessen the need to rely on a daily commute to Darwin.

Improved roads, 
phone and internet 
will address a key 

barrier

Local residents will be inclined to assume that new developments will impact them 
negatively (more people on fixed infrastructure) and impact ‘their’ rural way of life. 
Illustrate that new residents will not impact them – ideally by being far enough 
away from existing residences and the development having its own infrastructure.

Local residents
need transparent 

and detailed 
information



Next steps and recommendations for Lloyd Creek 

Rural Village Development: key amenities
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Some Territorians aspire to more space but assume the only option is five acres; 
and are concerned about maintenance. There is a gap in the market between the 
standard house block and larger rural lots; people want 1,000 up to 4,000 square 
metre blocks for the lifestyle benefits but without the onerous upkeep.

Larger lots are 
desirable but 
thought to be 
unavailable

Offer highly valued amenities near home, including unspoiled open space, walking 
or cycling paths, wide streets, parks with children’s play options, BBQs, covered 
seating, recreation for all age groups (e.g. tennis courts) and dog-walking. A multi-
use facility (like Fred’s Pass), preferably with indoor areas, is a good example.

Recreation 
amenities are highly 

valued

For families aspiring to more space for their children, the availability of schools is a 
key issue. New residents want schools near home, and existing residents (for 
example in Humpty Doo) already identify over-crowding in their local schools. 
Include ample land for the Government to construct at least a primary school.

Access to schools 
is vital, existing 
schools seen as  

overcrowded

Having undeveloped open land delivers provides the feeling of space that drives 
people to leave urban areas and is highly desired in a development. It preserves 
natural environments through respect for native flora and fauna. Depending on 
placement, it can provide a ‘buffer zone’ between new and existing developments.

Open space, 
conservation is 
highly desired

Access to both phone and internet is essential. Mobile services rely on towers and 
base stations and conversations with Telstra may address this.  For internet, the 
increasing popularity of the Starlink low earth orbit satellite broadband internet 
service (instead of NBN SkyMuster) should provide ample capacity (and speed).

Effective internet 
connection 

(capacity and 
speed) is essential




