Holtze to
Elizabeth River
Strategic Corridors and Land Use Framework

Subregional Land Use Plan 2022

Version

Amendment No.

Date Published

1.0

-

24.05.22

1.1

42 (NTPS 2020)

4.7.22

Details
Proposed Planning Scheme Amendment
consultation.
Introduction of the Holtze to Elizabeth River
Subregional Land Use Plan

© Northern Territory Planning Commission 2022
This work is copyright. Apart from any use permitted under the Copyright Act 1968 (Cth), no part of this
document may be reproduced without prior written permission from the Northern Territory Planning
Commission.
Enquiries should be made to:
Northern Territory Planning Commission
GPO Box 1680 DARWIN NT 0801
Telephone: 08 8924 7540
Email: ntpc@nt.gov.au
Website: planningcommission.nt.gov.au

Front cover image - Aerial Photograph of the Elizabeth River from Archer

Foreword
This plan does not propose to change local
government boundaries or local government
rate systems as these are outside the scope of
this land use planning exercise. If there were
proposals in the future to change either local
government boundaries or rates, they would be
subject to separate processes, guided by the
relevant legislation.
This subregional plan incorporates feedback from
the community on a wide range of issues received
through the first two stages of consultation. The
Planning Commission recognises and appreciates
the time and effort taken by members of the
community to get involved in helping to shape
the future of their region.

Good planning is based on collaboration with the
community on long-term objectives; on a region-wide
approach; and using sound evidence that is open to
scrutiny.
The Northern Territory Planning Commission is
pleased to present the Holtze to Elizabeth River
Subregional Land Use Plan 2022 (HESLUP).
The HESLUP is a plan for the long-term,
identifying and confirming strategic corridors for
main roads, rail and utilities, and responding to
the pattern of current and future land uses.
Average growth in this subregion is expected to
continue at approximately 2.5% p.a. The purpose
of the HESLUP is to prepare for change brought
about by this predicted population growth.
This plan refines the extent of the area shown
in the Darwin Regional Land Use Plan for fully
serviced residential development, including
‘Kowandi’, the former Commonwealth Defence
establishment. This land is close to existing
transport and utility corridors as well as
Palmerston CBD, Yarrawonga commercial area
and the Palmerston Regional Hospital.
In drafting the HESLUP, it was necessary
to consider land within the municipality of
Palmerston and adjacent land in Litchfield as a
single study area.

The area encompassed by this Holtze to Elizabeth
River Subregional Land Use Plan has one of
the fastest growth rates in the Territory. In
starting to develop this subregional plan, the
key message we heard from the community was
that open space has community, economic, and
environmental value and must be retained. This
plan has been developed so that the inevitable
change this growth will bring is shaped around
existing community assets – including protection
of open space.
Specific land use responses are provided for
the environmental values present within the
subregion.
The Planning Commission responded to
community feedback by ensuring the first draft
of the plan identified that the remnant pine
plantation, and some other areas of open space
that had previously been considered for more
intensive development, would be retained as
open space for outdoor recreation and to provide
corridors between important wildlife habitats.
Importantly this plan recognises the need for
sensitive transition of land uses between existing
private landholdings and areas proposed for new
development.
I am confident that, with this subregional plan, we
have achieved an appropriate balance in planning
for the future of the Holtze to Elizabeth River
Subregion.
Dr David Ritchie
Chairman
Northern Territory Planning Commission

Holtze to Elizabeth River Subregional Land Use Plan - ii

Contents
Foreword....................................................................................................................................... ii

Part 1: Context and Purpose ...................................................................... 1
Introduction ............................................................................................................................................................... 1
Regulatory context of land use plans................................................................................................................... 1
What is a Subregional Land Use Plan................................................................................................................... 1
The study area for the Holtze to Elizabeth River Subregional Land Use Plan ................................................. 2
Local Government Boundaries .............................................................................................................................. 2
The content of this Subregional Plan ................................................................................................................... 2

Part 2: Land Use Structure.......................................................................... 4
Introduction ............................................................................................................................................................... 4
The Natural Environment ...................................................................................................................................... 6
Land Form and Natural Features........................................................................................................................... 6
Drainage Catchments of the Study Area............................................................................................................. 6
Natural Constraints .................................................................................................................................................. 6
Areas of Environmental Value ................................................................................................................................ 8
Threatened Species.................................................................................................................................................. 8
Green Network ......................................................................................................................................................... 8

Land Capability ............................................................................................................................8
Groundwater and Water Supply............................................................................................................................ 8
Impact of Industry on Land Capability...............................................................................................................10

Growth and Demand............................................................................................................... 10
Population and Housing........................................................................................................................................10
Land Supply to Meet Demand .............................................................................................................................10
Supply of Non-Residential Land ..........................................................................................................................10

Movement and Transport....................................................................................................... 11
Connection to Gunn Point Peninsula .................................................................................................................11
Palmerston to Weddell ..........................................................................................................................................12
Potential Rail Network Expansion.......................................................................................................................12
Transit Network ......................................................................................................................................................12
Integrating Transport and Land Use ...................................................................................................................14

Social Infrastructure ................................................................................................................ 14
Existing Regional Social Infrastructure Provision ........................................................................................ 14
Future Social Infrastructure Provisions..............................................................................................................14
Other Influences on Social Infrastructure Provision.......................................................................................14

iii - Draft of the Subregional Land Use Plan 2022

Trunk Services and Utilities ................................................................................................... 16

Part 3: Focus Areas ..................................................................................... 18
Greater 11 Mile Focus Area................................................................................................... 20
Rail Network and Passenger Rail Terminal........................................................................................................20
Main Road Network...............................................................................................................................................20
McMillans Road Extension ...................................................................................................................................20
Glyde Point Corridor – Glyde Arterial ................................................................................................................20
Berrimah East and Tivendale Road.....................................................................................................................22
Robbie Robins Reserve ..........................................................................................................................................22
Tivendale Road Industrial Area............................................................................................................................22
11 Mile to Pinelands Investigation Area .............................................................................................................22
Industrial Areas in Transition................................................................................................................................22

Greater Holtze Focus Area .................................................................................................... 23
The Holtze–‘Kowandi’ Area..................................................................................................................................24
Holtze North Potential Area for Change ...........................................................................................................24
Howard Springs North Area .................................................................................................................................26

Virginia South-West Focus Area........................................................................................... 28
The North-South Weddell Connector................................................................................................................28
The Old Virginia Townsite.....................................................................................................................................28

Archer and Mitchell West Focus Area................................................................................. 30
Construction of the Weddell Freeway...............................................................................................................30
Develop Land in Response to Constraints........................................................................................................30
Power Water Corporation Water Treatment Facility.......................................................................................30
Alternate Uses for Mitchell West ........................................................................................................................30

Planning terms

Definitions

Active Transport

Non-motorised transport, such as by foot, horse, or bicycle and the like.

Activity Centre

A compact commercial centre providing convenient retail, access to public
transport and services to the surrounding community.

Land Capability

The ability of land to support different land uses, especially relating to
natural constraints to land use such as slope, drainage and soil type.

Peri-Urban Development

Primarily residential development at the transition between urban and rural
areas, also known as semi-rural.

Planning Proposal

A proposal to use or develop land, such as a subdivision application; or to
change planning policy, such as a rezoning application.

Seasonally Waterlogged Soils Soils that, during the wet season, become waterlogged and unsuitable for
some land uses, especially urban residential.
Social Infrastructure

Schools, community centres, parks, recreation facilities, health, childcare
etc. supporting the needs of a community.

Trunk Infrastructure

The ‘big’ pipes, wires and installations that enable reticulated services, such
as power, water and sewerage.

Urban Development

Single and multiple dwellings, supported by social infrastructure that
accommodates people living in a town environment.
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Figure 1: Land Use Structure Plan as per the Darwin Regional Land Use Plan 2015 overlaid by the Holtze to
Elizabeth River Subregional Land Use Plan study area
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Part 1: Context and Purpose
Introduction
The Planning Commission has developed this
subregional land use plan over an area around
Palmerston that extends into Litchfield. This
extent, over two local government areas, allows
for the convergence of strategic corridors to be
addressed under one land use plan.
The boundary of the Holtze to Elizabeth River
Subregional Land Use Plan (HESLUP) in relation
to the regional land use structure is shown
at Figure 1. The boundary in relation to local
government areas is shown at Figure 3.
The HESLUP is informed by the Darwin Regional
Land Use Plan but provides more detailed
definition of the strategic road, rail and utility
corridors, and more informed guidance for future
areas of land use. The HESLUP interfaces with
the Litchfield Subregional Land Use Plan.
Approximate time frames used in this plan are:
• near term - within ten years
• mid term - ten to thirty years
• far term - beyond thirty years
Regulatory context of land use plans
The Planning Act 1999 establishes the
NT Planning Commission with functions that
include carrying out community consultation
before preparing strategic plans for the Minister
for Infrastructure, Planning and Logistics to
consider as proposals to amend the NT Planning
Scheme.

The Planning Commission conducted the
first stage of community and stakeholder
consultation, before preparing a first draft of this
subregional plan for feedback on the draft plan
from the community and stakeholders.
Stage Two feedback further informed the draft
HESLUP.
The HESLUP is intended for inclusion in the
Planning Scheme’s strategic framework as a
subregional land use plan for the environs of
Palmerston and part of Litchfield, providing a far
term view with greater focus than the Darwin
Regional Land Use Plan.
The Planning Scheme’s strategic framework
has a hierarchy of land use plans shown at
Figure 2 below. The regional plan provides the
overarching structure which guides subregional
planning, that in turn informs preparation of
more detailed area plans.
Within the boundary of this subregional plan,
uses and development of land that require impact
assessment will need to accord with the relevant
concepts and policy in this document; or, if the
land is subject to an area plan, accord with that
more detailed level of the strategic framework.
What is a Subregional Land Use Plan
Subregional plans contain concepts, principles
and objectives to give decision makers, industry,
and the community confidence regarding the
future changes to, and the long-term pattern of
land use to accommodate growth.

Figure 2: The Hierarchy of Land Use Plans
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The HESLUP provides a far-term framework for
future land use that:

Palmerston and Litchfield Councils are subject to
this subregional plan, as shown at Figure 3.

•

responds to stakeholder and community
input comment and is informed by
population, transport and infrastructure
studies;

•

respects the amenity of established localities
while enhancing connectivity and services;
and

It is important to note that creating a plan for the
subregion does not change Local Government
boundaries or Local Government rates processes
as these are both entirely separate processes to
the land use planning process.

•

identifies opportunities to protect or
feature areas of environmental, cultural and
recreation value, in balance with areas for
growth.

This subregional plan will guide planning for
infrastructure to support population growth;
and the included concepts will provide a starting
point for the Planning Commission to engage the
community in developing area plans.

The content of this Subregional Plan
This Subregional Plan has three parts.
Part 1 explains the role and legislative context
of subregional plans, as well as describing the
extent and context of the subject area.
Part 2 presents planning themes central to
understanding land use within the subregion.

The study area for the Holtze to Elizabeth River
Subregional Land Use Plan

The natural environment, demography,
corridors for transport and utilities, and social
infrastructure are overviewed. Planning
principles and objectives relevant to each theme
are included in blue boxes as shown below.

The outer boundary of the study area for the
HESLUP is shown at Figures 1 and 3.

00. Planning principle (a statement of policy).

The study area includes focus areas as well as
adjacent areas of influence that are outside the
study area but have a strategic implication for
the study area. The focus areas, and areas of
influence, are discussed further in Part Three of
this document.
The four focus areas are:
•

The ‘Greater 11 Mile’ locality, which includes
Pinelands into Holtze, and the proposed site
for relocation of the Passenger Rail terminal;

•

The ‘Greater Holtze’ locality which includes
‘Kowandi’ Commonwealth land and Government
land in Howard Springs;

•

Archer and Mitchell West; and

•

Virginia South West.

Local Government Boundaries
A far term view of a land use structure for
growth relies on identifying and confirming the
strategic corridors for road, rail and utilities.
These corridors extend across the subregion and
cross different local government areas.
The extent of the Holtze to Elizabeth River
Subregional Land Use Plan was established
to clearly show the convergence of strategic
corridors around Palmerston and into Litchfield.
Consequently, parts of the municipalities of both
2 - Draft of the Subregional Land Use Plan 2022

• an objective that supports the above
planning principle; and further objectives
The policy presented in this plan may relate
directly to the use and development of land,
or may refer to further investigation being
necessary to inform future land use and
development.
Part 3 looks at particular focus areas which are
likely to experience changes in land use over
time. Some locations within the focus areas
require further investigation to inform the future
land use structure and policy. Issues associated
with the focus areas are addressed and followed
by relevant planning principles and supporting
objectives.
Planning principles and supporting objectives
identify issues to be addressed where relevant to
particular planning proposals.

Figure 3: Extent of the Subregional Plan in relation to the local government areas
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Part 2: Land Use Structure
Introduction
The natural environment informs this Plan. Land
form and natural drainage are presented along
with areas of environmental value. The intent is
to retain a network of corridors and habitats to
support biodiversity across the Greater Darwin
region.
The built environment, especially the strategic
corridors for movement and transport is also
an essential element of this Plan. Main roads,
railways, cycleways, as well as corridors for trunk
utilities and product pipelines, combine to form a
framework that defines areas of land use.

Figure 4: Subregional boundary identifying focus areas
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Land use changes must respond to growth and
the demand for housing, community facilities
and commercial premises and consider the
natural environment. As the opportunities to
service land for growth are identified, so the
need to extend social infrastructure apace with
growth can be assessed, along with the demand
for expanded utility networks to service new
development areas.
The study area for this subregional plan is
shown at Figure 4. The focus of the subregional
plan is land along the north of Palmerston
into Litchfield; and land along the south of
Palmerston into Litchfield.

Figure 5: Subregional Land Use Structure Plan - Holtze to Elizabeth River
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The Natural Environment
Land Form and Natural Features
The landscape of this subregion features
drainage catchments that flow from the higher
land of central Palmerston - either north to Shoal
Bay, or south into Darwin harbour. The seven
catchments are identified on the plan at Figure 6
and broadly described below.
Drainage Catchments of the Study Area
Catchments A and B are headwaters of
Kings Creek, which drains north to Shoal Bay.
Catchment A is notable for its large seasonally
waterlogged area with ephemeral wetlands fed by Knuckey Lagoon in major flood events.
Infrastructure development proposed in this
catchment will need to address significant
stormwater management issues. Catchment B
has some seasonally waterlogged areas, but also
has large upland areas with the potential for
future urban uses.
Catchment C, a headwater of the Howard River,
is fed by the Wadhams and Dutchies Lagoons
and flows northward alongside the Howard
Springs Nature Park into Howard Creek. Land
uses in this catchment include established rural
living areas and over 300 hectares of pine forest
plantation.
Catchment D is Mitchell Creek, and
Catchment E is Brooking Creek. Both creeks
drain via Elizabeth River into Darwin Harbour.
The seasonal wetlands north of Stuart
Highway that feed Mitchell Creek are retained
by the Holtze Urban Area Plan. Mitchell Creek
flows through Palmerston’s eastern suburbs
and receives stormwater discharge from urban
drainage systems. Brooking Creek also sources
from north of the Highway but flows through
areas of natural bush and rural living.
Catchments F and G drain directly and via
Hudson Creek into the East Arm of Darwin
Harbour. The tidal mangrove fringe and
associated slow draining lowlands characterises
both catchments. These catchments are
constrained by seasonal waterlogging and
exposure to storm surge.
All of these catchments discharge into receiving
environments and eventually, the marine
environment. All future development must
recognise and respond to any potential impact on
the natural drainage system and, where identified,
the sensitivity of the receiving environment.
6 - Draft of the Subregional Land Use Plan 2022

01. Avoid detrimental impacts on hydrological
flows.
• area planning and planning proposals
recognise the natural drainage regime
and minimise impact on the hydrological flow
regime; and
• the discharge of concentrated stormwater
does not exceed pre-development flows or
have detrimental impacts on the receiving
environment.
Natural Constraints
Associated with this landscape and the tropical
climate are natural constraints to land use, such
as flooding and exposure to biting insects.
Riverine flooding, especially in the northern
catchments, is a potential constraint to the
extent of new residential areas. Detailed
planning for the focus areas of this subregional
plan may need to include hydrological studies
to model flood exposure. Future area plans
informed by this work may need to include flood
mapping and flood management strategies.
02. Identify the extent of riverine flooding.
• area plans and planning proposals are
informed by modelling and mapping of
exposure to riverine flooding.
Biting insects can be a significant constraint to
residential land use. Areas of the lower southern
catchments are exposed to biting midges which
limit urban residential and community land uses.
The northern catchments experience seasonal
exposure to saltmarsh and fresh-water
mosquitoes. Future urban development in
these areas will rely on an effective mosquito
management program.
03. Mitigate the impact of biting insects on
public health and residential amenity.
• area plans and planning proposals limit
residential development within areas of higher
exposure to biting insects; consider options
for the provision of separation buffers and/
or transition of land uses, and management
responses; and
• proper regard is given to the Department of
Health’s advice on the mitigation of biting
insects.

Figure 6: Holtze to Elizabeth River Catchment Map

Holtze to Elizabeth River Subregional Land Use Plan - 7

Areas of Environmental Value
Areas of natural environment are identified on
Figure 7.
In the northern catchments, these corridors
include riparian vegetation, sandsheet heath and
habitat of identified threatened species. Habitats
of threatened species are also present within
woodland areas. These and other areas of natural
value, require further consideration as part of a
Regional Conservation Strategy.
The mangrove fringe and inlets of the southern
catchments are largely protected by the CN
(Conservation) zoning of the harbour’s perimeter.
04. Identify areas with significant
environmental value and minimise impacts
on those areas.
• area planning and planning proposals respond
to areas with significant environmental value
and minimise impacts on those areas.
Threatened Species
Habitats of threatened flora and fauna are known
to occur throughout the subregion.
Likely and confirmed habitats of threatened
species, such as the black-footed tree-rat and
Typhonium praetermissum (a perennial herb),
are identified in parts of the higher, otherwise
unconstrained land. The habitat requirements of
threatened species will need to be considered as
part of a Regional Conservation Strategy.
Wildlife corridors and/or offset areas linking
retained areas of suitable habitat will assist
threatened species. A Regional Conservation
Strategy that considers the protection of
threatened species will be needed prior to land
development. The identified areas will require
ongoing management to retain their values.
05. Manage the conservation of identified
habitats of threatened species.
• habitats of significant value are identified and
retained to support conservation of threatened
species; and
• areas identified to be protected are managed to
avoid habitat degradation.
Green Network
As well as areas identified for their particular
environmental significance such as the habitats of
native flora and fauna or in recognition of amenity
or shared environment potential, it is important
8 - Draft of the Subregional Land Use Plan 2022

to retain a network of green corridors to enable
the movement of wildlife across the region. This
important objective can be achieved through a
green network based around natural drainage
systems including riparian corridors, lagoons and
wetlands.
06. Identify, retain and improve corridors of
natural value to form a green network.
• area planning and planning proposals respond
to areas with significant environmental value
and minimise impacts on those areas;
• area plans and planning proposals respond to
land capability assessment and opportunities
to network corridors of native vegetation with
appropriate amenity;
• areas where existing vegetation can be retained
are identified;
• areas that can be improved with additional
native vegetation are identified;
• area plans identify opportunities to locate
suitable land uses such as schools public
open space and/or community purpose sites
adjacent to the green network; and
• area plans identify the purpose of the ‘green
corridors’ with consideration of elements of
conservation and natural areas, drainage and
amenity.

Land Capability
Groundwater and Water Supply
Future urban land uses proposed by this
subregional plan require the provision of full
urban services, including reticulated town water.
The future urban areas will not draw from
groundwater. Hydrological knowledge of the
aquifers should inform future urban development,
especially regarding large impervious areas and
channelised stormwater systems, which have
the potential to reduce wet season recharge of
groundwater.
Any proposed areas of rural residential would
need to be contingent upon connection to
reticulated water and must consider the potential
impact on groundwater from on-site effluent
disposal.
07. Facilitate efficient use of capable land.
• provide a land use structure that enables the
highest and best use of well-situated capable
land; and
• ensure that more detailed area planning
responds to the opportunities of capable land
in convenient locations.
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Figure 7: The Green Network Map
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Land for urban residential development should
be free from flooding and not require costly
engineering for roads or construction of
underground services.
Based on an understanding of the physical
capability of the land and proximity to existing
infrastructure and amenities, possible future land
uses include:
• urban residential and associated
community facilities;
• rural living and rural land uses;
• industrial and commercial uses; and
• open space for conservation, passive recreation
and field sports etc.
Land with very few constraints is sought for
urban residential development. Rural land uses
are less sensitive to constraints such as moderate
waterlogging and exposure to biting insects.
Similarly, industrial and commercial land uses are
less sensitive to these constraints.
Land subject to severe seasonal waterlogging or
within a floodway has limited uses other than as
open space for passive or active recreation.
08. Manage land use change and future
development to minimise adverse impacts
on groundwater.
• area planning and future development extends
the reticulated water network to minimise
demand on groundwater;
• loss of groundwater quality through
contamination is avoided; and
• loss of groundwater recharge by impervious
areas and channelised stormwater systems is
minimised.
Impact of Industry on Land Capability
Conflicting land uses can restrict capable land.
Within this subregional plan there is existing
industrial land and potential areas for expansion
of industry or alternately a ‘refocusing’ of
industrial activities.
There is a need for adequate separation distance
between industrial and sensitive land uses.
NTEPA guidelines suggest separation distances
for various industrial activities.
Typical buffers of 500 to 1000m can significantly
limit the residential development of potential
otherwise capable land.

10 - Draft of the Subregional Land Use Plan 2022

09. Provide for adequate separation between
sensitive land uses and industrial land.
• area plans and planning proposals are in accord
with NTEPA guidelines - Recommended Land
Use Separation Distances.

Growth and Demand
Population and Housing
Providing for population growth in areas close
to social infrastructure and facilities is complex
in the Darwin region. The peninsular location
and natural constraints, such as flooding and
exposure to biting insects, tend to constrict
urban residential development into an inefficient
linear rather than concentric settlement pattern.
The amenities and facilities of Palmerston have
capacity to support additional population, if new
areas of land close to Palmerston and suitable
for urban development can be identified and
serviced.
Land Supply to Meet Demand
An ongoing priority for the NT Government is to
plan for the continued supply of serviced land to
meet demand, especially for dwelling lots.
For the Darwin region there is currently a twenty
year strategy to supply serviced land to meet the
near to medium term housing demand.
This subregional plan supports land release by
confirming future urban areas in Holtze around
the Palmerston Regional Hospital, and in the
Holtze, and Kowandi areas.
The preparation of the Greater Holtze Area Plan
is discussed further within Section 3.
10. Develop area plans commensurate with
NT Government’s land release strategy.
• detailed area planning supports:
○ the efficient release of capable residential
land; and
○ housing choice in locations with good access
to social infrastructure.
Supply of Non-Residential Land
The study area includes or abuts significant
areas of commercial and industrial land. East
Arm, Berrimah, Tivendale Road, Pinelands, and
Yarrawonga together offer a broad range of
industrial and areas of service commercial land.
Palmerston CBD has capacity for higher end
commercial development.

The current over supply of commercial floor
space in Palmerston will be absorbed in the near
term, however planned expansions of existing
commercial development will maintain an
oversupply into the mid-term.
Residential growth in the Berrimah and Holtze
areas will generate demand for commercial land
in local centres to support convenience retail,
and service commercial land in locations that will
benefit from passing trade.
In the medium term, the Greater Holtze area will
support approximately 6000m² of retail floor
space in a secondary commercial centre, and in
the far term this could grow to 19 000m².
More detailed area planning will be needed to
determine the location and configuration of a
future secondary activity centre and additional
local centres to meet future demand.
11. Provide new urban areas with adequate
non-residential land to meet demand.
• detailed area planning provides for the:
○ allocation of sufficient commercial land
in secondary and/or local activity centres
to accommodate convenience retail and
community services;
○ identification of appropriate locations for
non-residential land uses such as office and
service commercial; and
○ identification of appropriate locations
for community purpose land.
(refer to planning principle 15)

Movement and Transport
The Stuart Highway, Tiger Brennan Drive and
the corridors for future arterial roads, connect
Darwin and its port to the region and beyond.
The regional main roads converge and pass
Palmerston to the north and south. These are
identified on the transport plan at Figure 8.
Government maintains a Regional Transport
Network model to guide the continued
development of the regional arterial network. To
remain consistent with transport modelling and
transport design solutions, this subregional plan
will need to be reviewed from time to time.
The extension of Linco Road to Howard Springs
Road was identified within the 2015 Holtze
Urban Area Plan and has been retained within
this Subregional Plan.

the extension of Stow Road to Stuart Highway
and Smyth Road extension to Girraween Road
are intended to promote an interconnected local
road and shared transport network.
There will be a continued reliance upon the
arterial network i.e. Stuart Highway for direct,
high speed transport between areas not suited
to local road connections.
12. Provide a coordinated, efficient and
interconnected transport network.
• the permeability and connectivity of
development areas is enabled through
connections to the arterial network;
• the safety and efficiency of the arterial
network is supported by managing the number
and location of intersections and access
points in accordance with the Darwin Regional
Transport Plan;
• a bus interchange is co-located with an activity
centre that is easily accessible with intermodal
facilities including, but not limited to, a park
and ride area(s);
• all new major road infrastructure includes
provision for pedestrians and cyclists; and
• an interconnected local road and active
transport network is promoted.
Connection to Gunn Point Peninsula
Main road access to Gunn Point Peninsula will
continue to be via Gunn Point Road in the near
to mid-term and will include the extension of
Gunn Point Road as shown at Figure 8. The
construction of Gunn Point Road as a subarterial road will support intersections that
enable movements to and from future urban
residential areas of Kowandi and Holtze North.
In addition, Howard Springs Road is identified
for upgrading as a main road connection to Gunn
Point Road.
The Glyde Arterial Road is identified beside the
rail and utility corridor – refer Figure 8.
The Glyde Arterial will accommodate significant
traffic movements between existing urban areas
and Murrumujuk / Glyde Point.
Similar to the early stages of Weddell, the
early stages of the Murrumujuk Townsite are
anticipated to require frequent trips to and from
established urban areas for goods and services.
The volume of these is expected to decrease
over time as the Townsite develops and local
provision of goods and services increases.

Proposed upgrades to the regional transport
network such as the Linco Road extension and
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Palmerston to Weddell
The Weddell Freeway
The Weddell Arterial Corridor for the future
Weddell Freeway extends from Tiger Brennan
Drive, through Archer and across Elizabeth River
Bridge, to the future town of Weddell. This
corridor is preserved for the primary arterial
connection between Weddell and Darwin City.
Its alignment and connection with Palmerston
are addressed further under the Archer/Mitchell
West focus area in Part 3.
The North-South Weddell Connector
The North-South Connector is a zoned arterial
corridor from Roystonea Avenue via Bertram
Road across Virginia. A bridge is proposed
to cross the Elizabeth River near Bennetts
Creek, thus providing a direct main road
connection from Palmerston to Weddell. The
corridor alignment through Virginia is discussed
under the Virginia South-West focus area in
Part 3.
East-west local road connections south of the
Stuart Highway within Virginia, Coolalinga
and Freds Pass are generally limited. This
limitation may result in concentrations of traffic
on local roads, such as Lowther Road. This
subregional plan recognises the opportunity
for improvements to the east-west local road
network that may have larger benefits to the
overall locality.
Potential Rail Network Expansion
A corridor is identified for the future provision of
a rail link between East Arm and a potential deep
water port and associated industry at
Glyde Point. The corridor is secured and zoned
for all but a short section within the 11 Mile
locality.
Further investigation is required to confirm the
future need for rail extension and to review the
preferred alignment so that adjacent road and
land use responses can be progressed.
The relocation of the Darwin Passenger Rail
Terminal to an Intermodal Passenger Hub will
be informed by progress of the Potential Rail
Network Expansion investigation.

13. Identify and protect strategic corridors for
transport and infrastructure.
• existing strategic corridors are protected;
• land in identified corridors acquired and
rezoned as necessary;
• the allocation of road reserve space considers
all transport modes;
• demand and potential for public transport
priority on the arterial and sub arterial road
network including intersections and freeway
entry/exit lanes is investigated; and
• development meets the requirements
of service authorities responsible for the
strategic corridors.
Transit Network
The Holtze to Elizabeth River subregion
accommodates a nexus of transport and transit
routes which are expected to increase in the future.
The subregion is in close proximity to existing
areas of Litchfield and also the future Weddell and
Murrumujuk Townsite.
Transit corridors/Rapid Transit routes will need to
be investigated and planned to support land use
planning objectives. These objectives recognise that
frequent, reliable and comfortable public transport
can support: livable neighborhoods; vibrant mixed
use activity centres; and economic development
through the efficient connection of workforces to
workplaces.
The Darwin Regional Land Use Plan highlights that
the demand for public transport is likely to grow in
the Darwin region. This is expected to increase the
viability of introducing new modes and/or patterns
of public transport in the mid to far term. This could
include potentially bus rapid transit and light rail,
along established bus routes.
It will be important to identify and plan for future
rapid transit. The identification and preservation of
transit corridors is recognised for the importance
that an efficient transit network has to a growing
city. There is also the opportunity to prioritise
transit within shared movement corridors via
prioritised signalised intersections and/or dedicated
bus lanes/connections.
A Rapid Transit Corridor has been identified within
this subregional plan extending from Palmerston
City Centre to Darwin via Tiger Brennan Drive.
Opportunities for Rapid Transit routes are identified
in Figure 9. These may be further considered at a
future time and may require dedicated corridors.
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Figure 8: The Strategic Transport Network Map
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Integrating Transport and Land Use

Existing Regional Social Infrastructure Provision

Land use and transport are fundamentally linked
and this subregional plan responds to the Darwin
Regional Transport Plan. The subregional plan
identifies where growth in population, jobs and
other key elements of urban structure can be
anticipated. The Transport Plan responds by
highlighting key transport routes and corridors
which will serve the expected land use pattern.

The subregion enjoys a high provision of
regional health services, community health and
social support centres, community centres, and
non-government middle and senior level schools.

The land use structure facilitates development
which may support frequent public transport and
shorter trips achievable by cycling and walking.
The identification of centralised transit routes
through development areas will assist in the
detailed design of subdivisions to accommodate a
local road network that supports bus services.
Increased densities are appropriate in proximity
to local bus routes to increase the population in
proximity to transit services. Rear-loaded residential
lots serviced by laneways may be suitable along bus
routes in recognition that bus stops and layover
areas may conflict with access to front-loaded,
narrow lots.
The establishment and early stages of development
of the Weddell and Murrumujuk Townsites will rely
on the provision of higher order goods and services
within established areas and good private and
public transport connections to existing centres and
employment generators.
It is likely that park and ride facilities will need to
be co-located with activity centres. These Park and
Ride facilities may then, upon sufficient demand for
developable land in proximity to activity centres,
be converted to more intensive land uses and built
forms.

Social Infrastructure
Social infrastructure contributes to healthy and
sustainable communities, providing facilities for
health, education, culture, sport and recreation.
This subregional plan has a primary focus on
subregional and regional level infrastructure. The
identified demand for social infrastructure will
also inform more detailed area planning.
The Holtze to Elizabeth River Regional
Social Infrastructure Assessment was completed
for this Plan and is discussed in the supporting
Land Capability and Needs Assessment
document.

The subregion is identified as already having
generous open spaces, and the proposed ‘green
network’ will deliver additional open space,
especially natural environment for passive
enjoyment.
The subregion is identified as having insufficient
aged care facilities, art and cultural facilities, with
some aspects of sporting facilities present.
Future Social Infrastructure Provisions
The current demographic profile of the
subregion is expected to continue into the
future and therefore a similar demand on social
infrastructure can be expected.
Best practice trends across Australia suggest
movement towards the establishment
of community hubs and multi-purpose facilities
with fewer but better, more centrally located
facilities.
Locating social infrastructure adjacent to and
within mixed-use centres allows people to
combine trips to the facility with other activities.
Future demand for social infrastructure is
expected to be highest in ‘greenfield’ and
infill developments. Accordingly, Greater Holtze
and Central Palmerston are recognised as
key locations for future social infrastructure
facilities in the subregion. Locating future social
infrastructure within Central Palmerston will
also contribute to its role and sustainability as a
regional business and activity centre.
Other Influences on Social Infrastructure
Provision
Some existing regional social facilities are
an influence on the needs of this subregion,
including the range and high standard of sports
infrastructure at Marrara, the equestrian and
sports facilities at Freds Pass Reserve, and
the capacity and high standard of secondary
government schooling facilities at Taminmin
College in Humpty Doo.
Some planned facilities, such as the upgrade to
the Palmerston aquatic facility meet anticipated
demands.
Informal social and recreational activities
can indicate a community demand for those
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Figure 9: Transit Rail and Ferry Plan
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activities. The Howard Springs remnant pine
forest, is an area that has been informally
adopted by the public for recreational activities
suggesting a need and opportunity to formalise
active recreation in the subregion.
The remnant pine forest locality may also
provide a potential location to co-locate other
future recreation facilities including equestrian
sports, adventure tourism activities, and
organised sports.
The warm tropical climate of the region can
influence the appeal and practicality of utilising
outdoor recreational facilities during daytime
hours. Provision of lighting to some outdoor
recreational facilities enables use during
cooler evening times and may contribute to
higher levels of facility utilisation and sports
participation rates within the community.
Figure 10 shows the existing social infrastructure
considered at the regional level.
14. Ensure that land use and development
address any shortfall and future needs
in social infrastructure relevant to the
location.
• area plans and development proposals in
this subregion are informed by and respond
to the Holtze to Elizabeth River Regional
Social Infrastructure Assessment by identifying
well-located and suitable land for:
○ an additional community health and social
support facility;
○ additional aged care facilities;
○ an additional community / civic centre
facility;
○ additional youth centre / services facilities;
○ additional art and cultural facilities;
○ an additional central library;
○ additional open space, grassed and hard
court sporting areas and recreation facilities;
• additional government and non-government
secondary schools, future social infrastructure
provision considers the co-location of facilities,
access to the arterial road network, appropriate
access to the public and active transport
network, the provision of lighting to outdoor
facilities, and the potential impact of social
infrastructure on other areas of the community;
and
• facilitate future social infrastructure close
to new population fronts within central
Palmerston and / or Howard Springs North
areas.
16 - Draft of the Subregional Land Use Plan 2022

Trunk Services and Utilities
The extension of trunk reticulated services
will enable the land use opportunities of
this Plan. This subregional plan supports the
sequential and cost-effective provision of
infrastructure to assist with the coordination of
design, development and funding for required
infrastructure upgrades.
Infrastructure planning at the subregional level
supports the delivery of services over time. This
subregional plan promotes integrated provision
of land use, transport, and infrastructure.
This subregional plan also supports planning for
growth as a sequential and staged response to
growth and demand for serviced land.
To support the rational provision of
infrastructure, the following policy calls for a
Trunk Infrastructure Plan for the ‘greenfield’
focus areas. For future area planning,
infrastructure contribution schemes will be
required, at least for the private land holdings
identified for change.
15. Support the timely and cost efficient
provision of enabling trunk infrastructure
and utilities.
• a Trunk Infrastructure Plan is consistent
with this subregional plan and with the
requirements of utility agencies;
• area plans prepared under this subregional
plan are consistent with the Trunk
Infrastructure Plan;
• an infrastructure contribution plan
is prepared in conjunction with the
development of an area plan; and
• future development of the subregional land
release areas is informed by an area plan and
the Trunk Infrastructure Plan.

Figure 10: Social Infrastructure Map

Holtze to Elizabeth River Subregional Land Use Plan - 17

Part 3: Focus Areas
The four focus areas that comprise this plan
are each in turn subject to direct and indirect
influences from adjacent areas. These are
shown on Figure 12 as "areas of influence".
These adjoining areas of influence are likely
to drive land use change over time and
interdependencies between land uses in these
areas can be of strategic importance.
External influences will cause change in
the four focus areas - the ’Greater 11 Mile’,
'Greater Holtze', Virginia South-West and Archer
and Mitchell West. The focus areas and adjacent
areas of influence are shown at Figure 12.
The ‘Greater 11 Mile’ focus area will be
influenced by the alignment of transport and
utility corridors and future land use changes
such as relocation of the passenger rail terminal
and residential development in Tivendale Road.
The ‘Greater Holtze’ focus area has both the
potential to accommodate growth adjacent to
Palmerston and provide significant natural areas
of environmental value.
The Palmerston Regional Hospital is a driver for
land use change. This facility has established
demand for adjacent ancillary medical and
support services including accommodation
for health workers. Complementary land
development in the vicinity of the regional
hospital will shape the nature and density of
neighboring urban development.
The ‘Greater 11 Mile’ and ‘Greater Holtze’ focus
areas are close to the primary destinations and
facilities of central Palmerston – see Figure 11
below. This proximity and convenient access to
amenities and employment will also precipitate
land use change.
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The Archer and Mitchell West focus area is
structured around utility and transport corridors,
and land use is limited by natural constraints.
Strategic industry on Middle Arm may influence
future land uses in the south of this focus area.
The Virginia South-West focus area is not
identified as an area for change, but the future
main road connection to Weddell will have an
impact.
16. Ensure that future planning of focus areas
responds to all potential areas of influence.
• the development of area plans under this
subregional plan consider the areas of
influence, especially with regard to:
o

appropriate separation of land uses; and

o

potential synergies in transport and
utility infrastructure.

It is envisaged that area plans will be prepared
for parts or all of the focus areas over time.
The preparation of some, such as the Greater
Holtze Area Plan, will commence soon; while
work on the other area plans may be some years
off. In the meantime the policy and concepts
in this part have a role in guiding land use and
development.
17. Land use concepts may guide the
consideration of planning proposals.
• in the absence of an area plan, relevant
planning principles and land use concepts of
this subregional plan guide the consideration of
planning proposals.

Figure 11: Proximity to Social Amenities and Infrastructure

Figure 12: Focus Areas - Areas of Change and Areas of Influence
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Greater 11 Mile Focus Area
The Greater ‘11 Mile’ Area, shown at Figure 13,
extends east from ‘Northcrest’ in Berrimah to
include Pinelands and Holtze to Thorngate Road.
The northern extent is the Stuart Highway and
the Glyde rail/utility corridor. To the south, the
area extends to Kirkland Road to include a new
location for the passenger rail terminal.
The landscape of the 11 Mile slopes from higher
land along the Stuart Highway down to natural
drainage areas along Tiger Brennan Drive. While
much of the area has been cleared for various
uses, significant pockets of native vegetation
remain in the lower drainage areas.
The road, rail and utility corridors that traverse
the locality serve the greater Darwin region
and connect to the national road network,
railway and product pipelines. While most of
these corridors are secured and zoned, this Plan
identifies some outstanding gaps in the rail and
utility networks. Further investigation by service
authorities and responsible agencies will allow
the alignments to be finalised, gaps closed and
corridors preserved.
Rail Network and Passenger Rail Terminal
An engineering review of the existing rail
corridor to Glyde Point will test different
alignment options and confirm a preferred
corridor. This Plan preserves two options for
connection to the existing railway.
Utility and main road corridors may need
to respond to the preferred horizontal and
vertical geometry for the railway. The preferred
alignment may also have implications for the
relocation of the Passenger Rail Terminal.
The current location of the Darwin Passenger
Rail Terminal within East Arm port limits the
strategic industrial uses for which East Arm is
intended.
Figure 13 shows an alternate location to be
tested through further engineering investigation.

18. Confirm the future location of the
passenger rail terminal and preserve a
corridor for future rail to Glyde Point.
• engineering assessment and tenure review
inform an amendment to this subregional plan
to clarify and guide the:
○ future location of the passenger rail terminal;
○ respond to the drainage challenges south of
Robertson Barracks; and
○ alignment, without gaps, of the future Glyde
Point rail corridor, including treatment at
intersections with other strategic corridors.
Main Road Network
The main roads across the study area connect
the region’s commercial and employment
centres, residential areas and regional
destinations.
McMillans Road Extension
The road reserve for the future extension of
McMillans Road to the Tiger Brennan Drive/
Wishart Road intersection is identified.
The extension of McMillans Road will require
the reconfiguration of the current three-way
Stuart Highway/McMillans Road intersection
and the realignment of Tivendale Road.
Glyde Point Corridor – Glyde Arterial
The future Glyde Arterial road is realigned
away from Temple Terrace to now run beside
the rail and utility corridors to Glyde. Access
to this corridor from either McMillans Road
or the Stuart Highway is a subject of further
investigation.
19. Facilitate resolution of the future rail
corridor to Glyde Point.
• the current Glyde Point rail corridor is
completed, preserved and appropriately
zoned whilst alternate alignments are
investigated and evaluated;
• the confirmed Glyde Point rail corridor
is informed by an engineering assessment;
and
• if necessary, land for an alternate corridor is
acquired and appropriately zoned.
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Figure 13: Greater 11 Mile Land Use Concept
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Berrimah East and Tivendale Road

11 Mile to Pinelands Investigation Area

The Berrimah East urban/peri-urban area, as
identified in the Darwin Regional Land Use Plan,
extends from Northcrest residential estate east
to Tivendale Road. It includes the old Berrimah
gaol, the Don Dale Youth Detention Centre, and
the Robbie Robins Reserve.

Figure 13 identifies Section 6701,
Portions 1142, 1157 and Section 67, as an
Investigation Area to afford flexibility on future
land uses.

Residential development of Berrimah East
will require the management of existing and
potential conflicts such as:
• identifying separation buffers and/or
management of, biting insect constraints;
• identifying buffers from existing industrial land
uses that may require separation to sensitive
land uses;
• enabling land uses that do not constrain or
impact nearby sensitive development; and
• responding to seasonally waterlogged areas.
Robbie Robins Reserve
There is an opportunity for the relocation of
equestrian activities of the Robbie Robins
Reserve within the Howard Springs North
investigation area of Greater Holtze.
The identification of potential alternate venue(s)
for existing equestrian activities will support the
future urban/peri-urban development of Robbie
Robins Reserve.
Tivendale Road Industrial Area
Development is generally concentrated within
the north-west portion of the Tivendale
industrial area adjacent to Stuart Highway and
Tivendale Road. Undeveloped, vacant land exists
behind the developed area and is an area of
transition to the parent lot of Section 6701.
The Tivendale Road industrial area is in
Zone GI (General Industry) but is substantially
developed for service commercial uses. Service
commercial land uses have become increasingly
desired by the market within areas that have
proximity to Stuart Highway. Service Commercial
land uses are supported as a ‘refocussing’
of industrial activities within the Tivendale
industrial area. Supporting this trend will assist
in managing the risk of land use conflict with the
proposed residential area.
Land uses within the Tivendale industrial
area will require management to avoid the
introduction or intensification of land uses that
may conflict with the future development of
Berrimah East for urban/peri urban land uses.
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The possibility of residential land uses within
the Pinelands Investigation Area is limited by
existing land uses within Zone GI, for which the
NTEPA recommends separation from residential
areas.
The extension of McKinnon Road is essential to this
locality, as well as a connecting corridor through to
Tivendale Road, Berrimah East and beyond.
In recognition of natural values, surface
hydrology and drainage, the paperbark swamp
east of Tiger Brennan Drive / Tivendale Road is
identified by this plan as ‘Conservation’.
Industrial Areas in Transition
The Pinelands and Tivendale industrial areas
are likely to continue to experience land use
change and transition from industry to service
commercial. For example, property along
the Stuart Highway will become increasingly
attractive for commercial uses, especially if site
conditions include:
• lot and/or built form oriented to the Highway
providing exposure to passing trade; and
• access from service roads that support safe traffic
movement and convenient parking.
In addition, planned upgrades to the Stuart
Highway, such as signalised intersections, will
support land use transition.
20. Ensure that area plans for the Greater 11
Mile locality respond to the identified
potential for land use change.
• area plans are informed by the far term land
use structure and specific initiatives in this
subregional plan, including:
○ the development Berrimah East;
○ the extension of McKinnon Road to Tivendale
Road;
○ land use change from general industry to the
potential of service commercial; and
○ the management of general industry land
uses to avoid conflict with sensitive land
uses.

Greater Holtze Focus Area
The Greater Holtze Focus Area, shown at
Figure 14, extends north-east from Palmerston
into Litchfield and is close to community facilities.
In 2015, construction of the Palmerston Regional
Hospital and introduction of the Holtze Urban
Area Plan began a process of land use change in
Holtze. In 2016, the Litchfield Subregional Land
Use Plan showed the Holtze and ‘Kowandi’ area
for urban/peri-urban development.

21. Develop a staged area plan to guide land
use change in the Greater Holtze area.
• an area plan, consistent with this subregional
plan, is prepared to guide land use change for
the Greater Holtze area;
• the area plan accommodates areas of high
biodiversity value;
• the area plan is informed by land capability
assessment and engineering investigation
necessary to respond to the constraints and
opportunities of the locality; and
• the area plan is consistent with service agency
requirements, in particular:
○ arterial and local road requirements, and
○ power and water network requirements.

Figure 14: Greater Holtze Focus Area
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The Holtze–‘Kowandi’ Area

Holtze North Potential Area for Change

The current Holtze Urban Area Plan provides
for approximately 700 dwellings around a small
neighbourhood centre next to the Hospital.

The Holtze North Investigation Area includes
landholdings under private ownership. The
Wallaby Holtze Road locality is in close proximity
to amenities and employment generators such
as the Palmerston city centre and Palmerston
Regional Hospital. Additionally, population
growth in the far-term, after the development
of Greater Holtze is likely to increase demand
for capable land in proximity to areas of activity
and/or amenity. For this reason, this plan
identifies that in the far-term this area will
require further consideration as part of separate
investigation and consultation processes.

The availability of the (former) Commonwealth
Defence establishment land ‘Kowandi North’
(Kowandi), and conterminous Crown land to
the north and east creates the potential for
approximately 5000 dwellings to be developed
in the near to mid-term through staged land
releases.
A preliminary concept plan for the Holtze,
Kowandi and Holtze North areas is shown at
Figure 15. This land use structure is consistent
with the Litchfield Subregional Land Use Plan
2016.
In the Holtze and Kowandi area, near
to mid-term development will result in the
staged release of residential land. Detailed area
planning will have a focus on creating high
amenity urban areas. A range of housing options
will be integrated with an active transport
network providing convenient access to open
space, community facilities and local shops.
The identification of private landholdings
of the Taylor Road locality as 'Urban / Peri
Urban' does not rezone land, require the land
to be developed, alter existing land use rights
or prevent the continued use of the land in
accordance with the current zoning.
22. Provide a local land use plan for Holtze –
Kowandi within the Greater Holtze Area
Plan.
• a detailed land use plan for Holtze - Kowandi,
forming part of the Greater Holtze Area Plan,
consistent with this subregional plan that:
○ provides for new residential areas of high
urban amenity;
○ offers housing choice and affordability;
○ develops mixed-use activity centres within
‘walkable’ catchments with higher housing
densities closer to community facilities;
○ includes ‘green’ networks that
balance capable land with native vegetation
and/or natural areas of environmental value;
○ includes environmental design to mitigate
natural disaster risk from bushfire and
flooding; and
○ integrates an active transport network.

24 - Draft of the Subregional Land Use Plan 2022

The staged approach of the proposed Greater
Holtze Area Plan will allow a high level structure
for future urban development to be included for
the far term, without compromising current rural
living land uses.
The identification of private landholdings of
the Wallaby Holtze Road locality as a ‘Far Term
Investigation Area’ does not rezone land, require
the land to be developed, alter existing land use
rights or prevent the continued use of the land in
accordance with current zoning.
This subregional plan identifies the potential for
urban land uses adjacent to the Wallaby Holtze
Road locality. It is important that development
of areas in proximity to the Wallaby Holtze Road
locality carefully consider opportunities for the
transition of land uses and densities between
new and existing areas. The potential for a
sensitive interface and transition of land uses to
minimise potential conflicts and maintain rural
amenity is recognised.
The identification of the Wallaby Holtze Road
locality as a ‘Far Term Investigation Area’ allows
service providers to provisionally consider
different development and non-development
scenarios. In doing so, services providers may
identify capacity to upgrade trunk infrastructure
that, if required, may respond to increased
demand.

Figure 15: Holtze - ‘Kowandi’ Land Use Concept
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23. Provide for the orderly development of
Holtze North.

24. Provide for the orderly future development
of Howard Springs North.

• a land use structure for Holtze North forms
part of the Greater Holtze Area Plan, is
consistent with this subregional plan, and;
○ provides future residential areas that
demonstrate sensitive interfaces to existing
private residences;

• any amendment to the Howard Springs North
locality of this subregional plan is informed by
further investigation and confirmation of active
recreation opportunities, and may include:

○ identifies potential locations for mixed-use
activity centres within ‘walkable’ catchments;
○ includes ‘green networks that balance
capable land with natural areas of
environmental value;
○ includes environmental design to mitigate
natural disaster risk from bushfire and
flooding; and
○ integrates an active transport network.
Howard Springs North Area
This area, identified as Howard Springs North,
comprises Crown land on Section 4225,
Howard Springs Nature Park on Portion 1409
and the area referred to as the ‘pine forest’
on portions 2821 and 2811. All of this area is
managed by or on behalf of the NT Government.
The combined area is shown at Figure 16.
The future use of the Howard Springs North
area is subject to further investigation and may
include consultation for specific proposals. There
is community support for continued open space
and recreation with potential improvements in
the provision of amenities and the formalisation
of access and parking. There is also potential for
a regional active-recreation and/or sporting hub.
A range of activities may be suitable for further
consideration.
Considering the above, any future land use
change across the Howard Springs North area
should consider the potential of retained natural
areas to support both organised and passive
recreation.
Future opportunities for the northern Crown
land and ‘pine forest’ areas should be considered
in conjunction with a review of future
opportunities for the Howard Springs Nature
Reserve.
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○ a land use concept for a future active
recreation hub, or similar initiative, that
enjoys the broad support of the community
and meets the requirements of land holders
and service authorities; and
○ planning principles that guide more detailed
area planning towards achievement of the
land use concept.

Figure 16: Howard Springs North Future Opportunities
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Virginia South-West Focus Area
Southwestern Virginia is an established
rural area with a range of rural lifestyle lots.
There is no plan to change this, or to provide
infrastructure for more intense land use.
However, this focus area is located between
Palmerston and the future town of Weddell. The
development of Weddell is likely to stimulate
land use changes in the area.
The North-South Weddell Connector
At Figure 17, the Zone PM (Proposed Main
Road) corridor through the focus area refers
to the North-South Connector from Palmerston
to Weddell. Preliminary planning for Weddell
has suggested that this connector road will be
needed early in the new town’s development.
When Weddell develops, this focus area’s
location between the new town and Palmerston
will potentially increase demand for land and
housing in close proximity to both town centres.
However, a large part of Virginia South-West is
constrained by either soil waterlogging, storm
surge, or exposure to biting insects. A nominal
biting insect buffer is shown at Figure 17.
Without effective measures to mitigate biting
midges, the use of land within the insect buffer is
appropriate for rural residential.
The natural constraints will substantially lessen
opportunities for land use change.
25. Ensure that any future changes in land use
respond to community expectations and
identified development constraints.
• the preparation of an area plan in consultation
with the community precedes any proposed
land use changes; and
• an area plan recognises and maps the natural
constraints to denser land uses in this locality.
The Old Virginia Townsite
An important heritage feature of this locality
is the original Townsite of Virginia surveyed in
1869, and evidenced by original survey markers.
The grid layout of 304 half-acre lots (2023m²)
is a part of the cadastre. All the lots are Crown
land.
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Figure 17 shows the portion of this original
survey that is now a declared heritage place.
The balance of the Townsite is an opportunity
for further investigation; noting the need
to open a road reserve for the North-South
Connector. Future land use options, including
the North-South Weddell Connector, will need
to respond to any potential expansion of the
heritage registered area for the original Townsite
of Virginia.
26. Explore the future development
opportunities of vacant Crown land.
• the development of an area plan:
○ responds to natural constraints and identifies
the highest and best uses of vacant Crown
land;
○ recognises opportunities for alternate land
uses in this locality;
○ facilitates the interpretation and better
appreciation of the heritage registered
original Townsite of Virginia;
○ responds to any potential expansion of the
heritage registered area for the original
Townsite of Virginia; and
○ provides for an interconnected local road
network.

Figure 17: Virginia South West Land Use Concept
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Archer and Mitchell West Focus
Area
The dominant zone of both Archer and Mitchell West
is Zone FD (Future Development), intended to
facilitate development in accordance with the
Palmerston Eastern Suburbs Area Plan. However,
Archer and Mitchell West both experience high
exposure to biting insects, which limits the
potential of land proposed for commercial and
community use. Both areas are affected by seasonal
waterlogging and storm surge, and Archer is limited
by strategic corridors for arterial roads, railway and
power transmission.
There is an apparent need to review the
Palmerston Eastern Suburbs Area Plan with regard
to Archer and Mitchell West. The review should
include, but not be limited to, consideration of the
following matters and associated statements of
policy. A preliminary land use concept is provided
at Figure 18.

Develop Land in Response to Constraints
Land for industry and some community
purposes may be acceptable with a degree of
exposure to storm surge, but access to properties
should be maintained in a primary storm surge
event. Wherever practical, local roads should be
aligned and constructed to maintain property
access during peak flood and storm surge events.
28. Ensure that future land development
responds to identified constraints.
• an area plan identifies local roads along
alignments that provide:
○ practical access to allow development of all
land parcels; and
○ viable access during a 5% AEP flood or
primary storm surge event.

Construction of the Weddell Freeway

Power Water Corporation Water Treatment
Facility

Concept design of the Weddell Freeway through
Archer should clarify the treatment of the future
interchange of Roystonea and Elrundie Avenues.
A potential benefit could be future road access to
Zone FD land south-west of the railway.

Power Water Corporation (PWC) has a need to
expand the wastewater treatment facility. The
area for this should be identified, and future local
roads west of the railway aligned so they do not
impact on existing or future PWC infrastructure.

A bridge to carry Catalina Road over the railway
and Weddell Freeway will likely be necessary to
maintain access to residential properties and
the Power and Water Corporation wastewater
treatment facility.

Alternate Uses for Mitchell West

The design of these intersections will
inform future access to, and configuration of, the
local road network and areas of future land use.
27. Ensure that arterial transport corridors
inform land use structure to enable viable
future development
• an area plan identifies and is informed by the
alignment of railway and main road corridors
including the nature of future intersections;
and
• an area plan confirms the intended access
points to the local road network.

Mitchell West is an area where Roystonea Avenue
is identified to connect with the Weddell Freeway.
The lot boundaries that result from the design
of the transport network will inform future land
uses in this locality. Further consideration of
biting insect constraints and potential proximity
to strategic industry across the Elizabeth River
suggests that a variety of land uses may be further
considered, including the retention of this area as
open space such as an artificial lake.
29. Ensure key infrastructure and future land
use opportunities are protected.
• an area plan identifies any required expansion
of the Palmerston wastewater treatment
facility, including:
○ continued access arrangements to the site;
and
○ future corridors for trunk sewers.
• an area plan confirms the highest and best
land use opportunities for the significant sites
in Archer and Mitchell West.
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Figure 18: Land Use Concept for Archer - Mitchell West
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