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1. Summary 

1.1 Business Need 
The consolidation of our Darwin-based staff at the Ben Hammond Complex is critical to our continuous 
improvement. It reflects financial prudence, and underpins our efforts to improve operational excellence, 
reduce our own emissions, and provide a safe and secure environment for our staff. Each of these objectives 
benefits our customers.  

Strategic Context 

Power and Water is a Northern Territory Government-owned Corporation operating under the Government 
Owned Corporations Act 2001.  As a multi-utility, it provides a range of electricity, gas, system control, water, 
and sewerage services.  These services are provided to urban, rural, regional, and remote communities and 
to a diversified demographic customer base. 

Our operating environment is dynamic, harsh, and unique. It presents substantial challenges, risks, and 
opportunities as we transition to the new operating model and requirements of the NT National Electricity 
Rules (NT NER). 

Power and Water's Property Strategy 

Power and Water's Property Strategy aligns with Power and Water’s strategic plan to provide safe, fit for 
purpose, reliable and cost-effective operational property and building assets, contributing to Power and 
Water’s ability to deliver its vision of being “A proud, trusted, modern multi-utility delivering value now and 
into the future.” It encompasses the provision of purpose-built facilities, compliance with diverse legislative 
and regulatory requirements, mitigation of the aging condition of property infrastructure and the agile 
adaptation to evolving operational demands across various business units. Moreover, it seeks to optimise 
property locations to amplify value, boost engagement, enhance productivity and ensure responsiveness 
during both core and non-core activities. 

The Property Strategy acknowledges the imperative for ongoing adaptation. Increasing service standards and 
community expectations require an agile response. Over the next decade, Power and Water is dedicated to 
investing in internal systems and capabilities to increase our service delivery. We are also proactively 
exploring initiatives to cultivate a positive workplace culture, foster staff collaboration, improve 
environmental outcomes, and minimise our property footprint. 

The Property Strategy also plays a crucial role in advancing our broader renewables strategy and targets by. 
actively contributing to our renewable energy initiatives through essential activities such as accommodation 
master-planning, infrastructure development, strategic asset management and building compliance 
programs. These activities are integral to the Northern Territory Government’s 50% renewables target by 
2030.  

The Property Strategy is customer-centric in that it provides the flexibility to evolve in response to the 
changing landscape of industry dynamics and heightened stakeholder expectations, further ensuring our 
commitment to environmental responsibility and the integration of renewables into our broader business 
objectives. 
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Rationale for Single Site Consolidation 

A pivotal element of the Property Strategy is the consolidation of employees from the leased entities of 
Mitchell Centre and Jacana House into a purpose-built precinct at the Ben Hammond Complex, Darwin. This 
move has a number of key benefits: 

Expenditure Efficiencies 

We have undertaken a cost benefit analysis to understand both the tangible and intangible benefits of the 
project over the next 40 years.  

We have identified a number of direct benefits1 over the life of the new complex: 

• $67 million of property lease costs. 

• $36 million of travel costs.  

• $10 million of general operating expenditure (e.g. electricity use and repairs and maintenance). 

The analysis shows there is also around $90 million of indirect benefits attributed to productivity gains, and a 
significant boost to the NT economy, resulting in a range of benefits across the options assessed from $270 
to $380 million largely driven by the different scope of construction activities. 

Safety, Security and Compliance 

The single site consolidation project is critical to delivering our commitment to safety and compliance. The 
move to a new building enables us to modernise our infrastructure, guaranteeing that our facilities not only 
meet modern, industry standard safety standards but also provide enhanced security outcomes consistent 
with our operational role as the provider of essential services in the Territory. 

Advancing Our Renewables Commitment 

Power and Water is taking proactive steps to actively support and further the NT Government's renewable 
energy targets. The project integrates solar generation and energy-efficient infrastructure into the project's 
design and construction. This project shows our commitment to environmental responsibility, aligns with the 
overarching renewables strategy, and provides tangible benefits in terms of sustainability and the 
corporation’s clean energy transition. 

Operational Efficiency and Interoperability 

The consolidation of our staff into one location enhances operational efficiency and fosters enhanced 
interoperability among teams. By co-locating diverse functions, we are able to streamline workflows and 
communication, subsequently boosting the overall performance of the corporation. 

Ultimately, this consolidation enhances our ability to deliver value to our customers. By concentrating our 
efforts and resources, we can respond more effectively to their needs and deliver improved services and 
solutions. 

1.2 Options Analysis 

1.2.1 Options Identification 

We have assessed a number of options. Each has been compared with the established base case, which 
represents the current practice of leasing office space in the Mitchell Centre and Jacana House. The costs 
associated with the base case over the next 40 years is $67 million.  

                                                           
1  In present value terms 
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2. Identified Need 
2.1.1 Strategic Context 
Power and Water, a government-owned multi-utility operating under the Government Owned Corporations 
Act 2001, plays a vital role in providing essential services, including electricity, gas, system control, water and 
sewerage to a diverse and geographically dispersed customer base in the Northern Territory. These services 
are delivered in accordance with our 2023-2029 Strategic Plan and our requirements under the NT NER. 

The current state of property assets across Power and Water presents a unique convergence of strategic 
opportunities and operational imperatives.  

Aligned with the 2023-2029 Strategic Plan, our Property Strategy focuses on optimising the effective use of 
all our property assets. A key component of this strategy is the Single Site Consolidation project, an initiative 
which entails systematically relocating employees from Mitchell Centre and Jacana House to a newly 
constructed, purpose-built office at the Ben Hammond Complex.  

2.1.2 Power and Water’s Property Strategy 
Property and infrastructure serve as fundamental pillars supporting Power and Water's operations, 
encompassing both field and office-based functions. These assets are integral to ensuring the efficiency, 
reliability and safety of our network, driving overall business performance. 

Our Property Strategy addresses critical challenges and opportunities within our regulated business, 
including: 

1. Purpose-Built Facilities: Providing secure, purpose-built offices and amenities to enable the effective 
pursuit of our strategic objectives and operational needs. 

2. Compliance: Ensuring ongoing compliance with diverse legislative and regulatory requirements, including 
those related to construction codes, workplace safety and critical infrastructure security. 

3. Aging Infrastructure: Tackling the aging condition of our property infrastructure. 
4. Operational Agility: Adapting to the evolving operational demands of various business units tied to our 

properties, both owned and leased. 
5. Optimised Locations: Leveraging property locations to maximise value, boost interoperability, 

engagement, productivity and responsiveness during core and non-core activities.  

Our Property Strategy is inherently customer-centric, tailored to specific needs and anchored by strategic 
objectives. 

In response to changing industry dynamics and elevated stakeholder expectations, our Property Strategy 
acknowledges the imperative for ongoing adaptation. Increasing service standards and community 
expectations require an agile response. Over the next decade, Power and Water is dedicated to investing in 
internal systems and capabilities to increase our service delivery. This includes accommodation master 
planning, upgrading outdated IT applications to purpose-built systems, strategic workforce planning, 
enhancing productivity and establishing a customer-centric approach. Additionally, we are proactively 
exploring initiatives to cultivate a positive workplace culture, foster staff collaboration, improve 
environmental outcomes, and minimise our property footprint. 

2.1.3 The Rationale for Single Site Consolidation 
Power and Water Corporation currently holds leases for office spaces at two locations in Darwin's Central 
Business District: Mitchell Centre and Jacana House. These properties accommodate a total of 334 
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This plan provides as number of key benefits, including: 

1. Expenditure efficiencies: Our CBA has identified a number of direct benefits5 over the life of the new 
complex, including $67 million of property lease costs, $36 million of travel costs and $10 million of 
general operating expenditure (e.g. electricity use and repairs and maintenance).The analysis shows 
there is also around $90 million of indirect benefits attributed to productivity gains, and a significant 
boost to the NT economy, with the total benefits ranging from $270 to $380 million largely driven by 
construction activities. 

2. Strengthened safety, security and compliance: The move to a new building enables us to modernise 
our infrastructure, guaranteeing that our facilities not only meet modern, industry standard safety 
standards but also provide enhanced security outcomes consistent with our operational role as the 
provider of essential services in the Territory.  

3. Advancing our renewables commitment: Power and Water is taking proactive steps to actively 
support and further the NT Government's renewable energy targets. The project integrates solar 
generation and energy-efficient infrastructure into the project's design and construction. This project 
shows our commitment to environmental responsibility, aligns with the overarching renewables 
strategy, and provides tangible benefits in terms of sustainability and the corporation’s clean energy 
transition. 

4. Operational efficiency and interoperability: The consolidation of our staff into one location 
enhances operational efficiency and fosters enhanced interoperability among teams. By co-locating 
diverse functions, we are able to streamline workflows and communication, subsequently boosting 
the overall performance of the corporation. 

Ultimately, this consolidation enhances our ability to deliver value to our customers. By concentrating our 
efforts and resources, we can respond more effectively to their needs and deliver improved services and 
solutions. 

                                                           
5  In present value terms 
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Time Profiles 

The time profile plots displaying cumulative direct, indirect and total NPV for each scenario are presented in 
Figures 21, Figure 22 and Figure 23 respectively. 

It is important to note the impact of the TVM in year 40 within the time profiles, leading to a noticeable 
increase in NPV at the end of the valuation period. The terminal value multiplier signifies the asset's enduring 
capacity to generate cash flows in addition to its residual capital value and broader community worth. 

The time profile plots vividly illustrate the substantial influence of assumed grant funding in elevating Option 
1's NPV when compared to Options 2 and 4.  

Figure 21. Cumulative Direct NPV 

 
Figure 22. Cumulative Indirect NPV 

 
Figure 23. Cumulative Total NPV 

 

3.7.6 Cost Benefit Summary 
The CBA assessed four credible options for this project, compared with the Reference Project to discern their 
relative incremental value propositions. These scenarios have been evaluated from both a direct and indirect 
cost-benefit perspective. 

Option 1 emerged as the recommended project in terms of both direct and overall NPV. The predominant 
factors underpinning this outcome were: 

1. A more economical net capital outlay of $108 million. 
2. An assumed government grant of around $70 million for the construction of the IL4-rated carpark/cyclone 

shelter.  

The direct NPV sees payback occurring around year 39. 

In the absence of grant funding (i.e. Option 2), Option 4 is the preferred option in terms of direct NPV. The 
capital outlay is slightly higher at around $120 million, with a commensurate payback timeline. It is worth 
emphasising the substantial community and employee benefits arising from this construction, as employees 
are relieved of parking costs. When encompassing indirect benefits, all scenarios report positive total NPVs, 
however Options 1 and 3 stand out with the highest indirect benefits, of around $280 million. 
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during the peak of the COVID-19 pandemic and has been leased to Commonwealth Defence for triaging and 
accommodation purposes. 

2. Greenfield Development – Existing Owned Land, Berrimah (2020) 

Consideration was given to a Greenfield development on existing Power and Water owned land in Berrimah 
to accommodate staff from office locations in the Darwin Central Business District and the system control 
office in Hudson Creek (Greater Darwin region). At the time, estimated capital costs for the development, 
including provisions for commercial requirements, earthworks, site remediation and contingencies were 
$235 million, likely to be approximately 30% higher in the current market. 

3. Foundation Lease – Darwin International Airport (2020) 

Exploration of a foundation lease within the Darwin International Airport precinct was undertaken, with 
estimated annual lease costs ranging from $4.9 million to $5.4 million, escalating at 2.5% per annum. 
Assuming a minimum term of 20 years, the total costs were projected to reach around $140 million. This site, 
however, presented more limitations compared to the former INPEX Accommodation Village and the existing 
owned land in Berrimah. It also offered limited independence and scalability options for Power and Water at 
the end of the lease term, posing a higher risk. 
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4. Recommendation 
The CBA assessed four options, initially favouring Option 1. However, Option 4 presents similar advantages 
with a slightly higher capital investment and a total project cost of around $120 million. Importantly, Option 
4 does not rely on contingent grant funding for project delivery. It includes an IL4-rated office with a ground-
level carpark and delivers a competitive direct NPV. 

Selecting Option 4 secures substantial benefits and effectively mitigates the uncertainty and risk associated 
with contingent government grant funding, making it a pragmatic and sustainable choice for Power and 
Water's future project delivery success. 

4.1 Strategic alignment 
As Power and Water transitions into a market-driven government-owned corporation, the choice of Option 4 
aligns strategically with our overarching goals and objectives: 

• Expenditure efficiencies: Our CBA has identified a number of direct benefits over the life of the new 
complex, including $67 million of property lease costs, $36 million of travel costs and $10 million of 
general operating expenditure (e.g. electricity use and repairs and maintenance).The analysis shows 
there is also around $90 million of indirect benefits attributed to productivity gains, and a significant 
boost to the NT economy, with the total benefits ranging from $270 to $380 million largely driven by 
construction activities. 

• Strengthened safety, security and compliance: The move to a new building enables us to modernise our 
infrastructure, guaranteeing that our facilities not only meet modern, industry standard safety standards 
but also provide enhanced security outcomes consistent with our operational role as the provider of 
essential services in the Territory.  

• Operational Efficiency and Interoperability: The consolidation of our staff into one location enhances 
operational efficiency and fosters enhanced interoperability among teams. By co-locating diverse 
functions, we are able to streamline workflows and communication, subsequently boosting the overall 
performance of the corporation. 

4.2 Dependent projects 
There are no known projects or other network issues that are dependent on the resolution of this network 
issue.  

4.3 Deliverability 

4.3.1 External Factors 

The robust civil and building construction industry in Darwin and the NT instils confidence in the timely and 
budget-conscious delivery of this project. Currently, the NT construction sector is thriving, mirroring the 
national construction market's saturation, driven by substantial infrastructure initiatives from both the NT 
Government and Commonwealth Defence programs. 

It is important to note that potential market saturation could arise during the next regulatory period, 
particularly if major projects like Sun-Cable or Beetaloo Basin gas extraction commence. Given our project's 
capital expenditure is slated for the later part of the next regulatory period, we will conduct a comprehensive 
assessment of local and national market conditions in late 2025-26. This assessment will inform our approach 
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4.6 High-level scope 
The Single Site Consolidation project at the Ben Hammond Complex is a strategic initiative undertaken by 
Power and Water. Its primary aim is to streamline and enhance operational efficiency while optimising 
resources. The project encompasses several key components: 

1. Construction of Multi-Story Office (IL4 Rating) 

One of the central elements of the project is the construction of a multi-story office facility with an IL4 rating. 
This rating signifies a high standard of construction, ensuring the facility meets stringent safety and 
regulatory requirements. The new office space is designed to provide a modern and conducive work 
environment for Power and Water staff. 

2. Purchase of Land for Modification and Use as Ground-Level Carpark 

To support the consolidation efforts, Power and Water plans to acquire additional land. This land will be 
repurposed and modified to serve as a ground-level carpark. This addition addresses parking needs 
efficiently, enhancing accessibility for staff. 

3. Discontinuation of Mitchell Centre and Jacana House Leases 

As the new complex at the Ben Hammond Complex becomes operational, Power and Water intends to 
discontinue its leases at the Mitchell Centre and Jacana House. This strategic move aligns with the goal of 
consolidating operations into a single, purpose-built location, thereby reducing operational costs and 
enhancing operational cohesion. 

In summary, this project represents a pivotal step for Power and Water. It aims to optimise resources, 
improve operational efficiency, and create a modern and functional workspace for staff. This initiative 
underscores Power and Water's commitment to operational excellence and its ongoing efforts to meet 
evolving industry demands. 
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Appendix A. Cost estimation 
The estimate for Option 4 is based on the following documents: 

• 25% Concept Architectural drawings prepared by Gabbert Design  
• 25% Concept Structural drawings prepared by WSP Pty Ltd  
• 25% Concept Civil drawings prepared by WSP Pty Ltd  
• 25% Concept Mechanical drawings prepared by WSP Pty Ltd  
• Electrical drawings prepared by Ashburner Francis  
• Hydraulic drawings prepared by Architectural Water Solutions  

 

  
















