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Part A
1.

Overview and Rates Summary

1.1

Preamble
The town of Old Bar is located on the mid-north coast of NSW, about 15 kilometres due east of the
City of Taree and south of the Manning River.
There are several parts of the area surrounding Old Bar that have been identified for future
development. Expected development in and around Old Bar includes:


urban residential development in Precincts 2A, 2B and 3, located north west, west and south
west of the town, respectively;



a new local centre located on either side of Old Bar Road in Precinct 2B;



tourist-related development in Precinct 1 and in and around the existing town;



some rural residential and seniors living development; and



infill residential and non residential development in the existing town.

Occupants of new developments in the Old Bar area will generate an increase in the demand for
public amenities and services provided by Greater Taree City Council (Council). Council considers
that the new developments in the Old Bar area should make a reasonable contribution toward the
provision of new and/or augmented facilities to meet this additional demand.
This development contributions plan describes the forecast future demands for public amenities
and services arising from expected development in the area, the program of works which will be
implemented to meet these demands, the anticipated costs of these programs, the contribution
rates for different types of future development and - in the case of contributions required under
section 94 of the Environmental Planning and Assessment Act 1979 (the EP&A Act) - the basis for
determining reasonable contributions towards the amenities and services in this plan.
This plan authorises the imposition of conditions on development consent for two types of
development contributions, that is:


in the case of development within Precincts 2B and 3 that will or is likely to increase the
demand for public amenities and services in the Old Bar area – a contribution required under
section 94 of the EP&A Act; and



in the case of development within the remainder of the Old Bar area – a levy required under
section 94A of the EP&A Act.

This Plan has been prepared in accordance with the requirements of the EP&A Act and the
Environmental Planning and Assessment Regulation 2000 (the EP&A Regulation). In preparing the
Plan Council has had regard to practice notes issued by the NSW Department of Planning in
accordance with clause 26(1) of the EP&A Regulation.
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1.2

Structure of the Plan
The Plan is arranged into four parts:
This part, Part A, provides a summary of the essential components of the Plan, including the basis
for preparing a development contributions plan and the current contribution rates for different types
of development levied under the Plan.
Part B of the Plan describes the Plan‟s scope, management and administration, including definition
of the area affected by the Plan, its relationship to other plans, the operation of the Plan and the
manner in which contributions are managed.
Part C of the Plan provides details of the need for the public facilities planned to be provided,
including the expected development and population characteristics of development area and the
proposed delivery of required facilities. It also provides details on the strategies to deliver each of
the categories of public facilities, including nexus between expected development and the facilities
required, the strategy for service delivery and the method of calculating section 94 contributions for
each facility.
Part D of the Plan contains details and maps relating to the works schedules included in this Plan.
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1.3

Summary of contribution rates
Table 1.1:

Summary of section 94 contribution rates (applies to development on land in Precincts 2B and 3 only)
Contribution by Development Type ($)

Residential in Precincts 2B and 3

Residential in Precinct 2B

Residential in Precinct 3

Non-Residential in Precinct 2B

Facility

Residential and Non
Residential (Precinct
2B only)

Separate House
/ Lot

Semi-detached,
terrace,
townhouse

Flat, Unit,
Apartment &
Other Dwelling

Separate House
/ Lot

Other Dwelling

Separate House
/ Lot

Other Dwelling

Retail /
Commercial
(per 100 sq.m)

Community Use
(per ha)

Per hectare

Open Space Acquisition

$2,567

$1,616

$1,521

-

-

-

-

-

-

-

Recreation Facilities - Capital

$7,386

$4,650

$4,377

-

-

-

-

-

-

-

Total

$9,952

$6,266

$5,898

-

-

-

-

-

-

-

Open Space and Recreation

Community
Capital

$1,171

$737

$694

-

-

-

-

-

-

-

$186

$117

$110

-

-

-

-

-

-

-

$1,357

$854

$804

-

-

-

-

-

-

-

Capital

-

-

-

$3,532

$1,884

$2,691

$1,435

$12,996

$21,711

Land Acquisition

-

-

-

$327

$174

$865

$461

-

Total

-

-

-

$3,859

$2,058

$3,556

$1,896

Stormwater Drainage
Capital

-

-

-

-

-

-

Land

-

-

-

-

-

-

Total

-

-

-

-

-

$38

$24

$22

-

-

-

-

-

$38

$24

$22

-

Precinct 2B

$304

$184

$176

Precinct 3

$298

$181

$172

Land Acquisition
Total
Roadworks & Traffic Management

-

$12,996

$21,711

-

-

-

$21,804

-

-

-

$5,827

-

-

-

-

$27,631

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

$260

$434

$553

Rural Fire Fighting
Capital
Land Acquisition
Total
Plan Management & Administration
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Table 1.2: Summary of section 94A levy rates (applies to development on land in
the remainder of Old Bar only)
Development type

Levy rate

Development with a proposed cost of development more
than $100,000 but not greater than $200,000

0.5 percent of the proposed cost of carrying out of
development

Development with a proposed cost of development more
than $200,000

1 percent of the proposed cost of carrying out of
development

Notes:
If a Ministerial direction under section 94E of the EP&A Act is in force, this Plan authorises Council
to grant consent to development subject to a condition which is in accordance with that direction.
At the time the Plan was prepared the Minister had issued the following section 94E directions
relating to development contributions:


Direction dated 4 June 2010 relating to the maximum section 94 contribution that a council may
impose on a residential development.



Direction dated 9 September 2009 relating to the imposition of development contributions on
Building the Education Revolution projects.



Direction dated 14 September 2007 relating to the imposition of development contributions on
seniors living developments where the proponent is a social housing provider.



Direction dated 10 November 2006 excluding certain development from being the subject of a
section 94A levy imposed by a consent authority.

Copies of Ministerial directions that are in force are available on the Department of Planning
website www.planning.nsw.gov.au.
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Part B
2.

Administration and Operation of the Plan

2.1

What are development contributions?
Development contributions are contributions made by those undertaking development approved
under the EP&A Act. Contributions may be in the form of money, dedication of land or some other
material public benefit (or a combination of these) directed:


in the case of contributions and levies made under sections 94 or 94A of the EP&A Act - toward
the provision or improvement of amenities or services (or the recouping of the cost of provision
or improvement of amenities or services); or



in the case of contributions made under a planning agreement prepared in accordance with
sections 93F to 93L of the EP&A Act – toward public purposes.

Council has determined that a contributions strategy based on imposing either section 94
contributions or section 94A levies, and the use of planning agreements on an opportunity basis, is
the most appropriate strategy to address the infrastructure impacts arising from development in the
Old Bar area.

2.1.1

Section 94 contributions and section 94A levies

Section 94 of the EP&A Act enables councils to seek contributions from developers where
development is likely to increase the demand for public facilities.
A consent authority can only require a section 94 contribution in a development consent if:


it is satisfied that the development the subject of the development application, will or is likely to
require the provision of, or increase the demand for, public amenities and public services within
the area; and



the contribution is reasonable.

The power to levy a section 94 contribution relies on there being a clear link (or nexus) between the
development being levied and the need for the public amenity or service for which the contribution
is required.
A section 94A levy is a levy imposed on the proposed cost of development. Unlike section 94
contributions, there need not be a nexus between the development being levied and the need for
the public amenity or service for which the levy is required.
A council can impose a requirement on a consent for section 94 contribution or a section 94A levy,
not both.
Contributions and levies can generally only be made towards:


capital costs including land acquisition costs;



public facilities which the Council has responsibility to provide; and



public facilities which are needed as a consequence of new development.
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2.1.2

Planning agreement contributions

The Act allows for the negotiation of voluntary planning agreements between councils, developers,
and/or other planning authorities for the provision of public purposes.
Public purposes are defined in the EP&A Act as (without limitation):


the provision of (or the recoupment of the cost of providing) public amenities or public services;



the provision of (or the recoupment of the cost of providing) affordable housing;



the provision of (or the recoupment of the cost of providing) transport or other infrastructure
relating to land;



the funding of recurrent expenditure relating to the provision of public amenities or public
services, affordable housing or transport or other infrastructure;



the monitoring of the planning impacts of development; and



the conservation or enhancement of the natural environment.

Council may seek to negotiate planning agreements with relevant parties in relation to major
developments that involve a single land owner or few land owners.
A planning agreement negotiated and made under this Section shall be subject to any provisions of
or Ministerial directions made under the EP&A Act or EP&A Regulation relating to planning
agreements.

2.2

What is the name of this Plan?
This Plan is called the Old Bar Development Contributions Plan 2010. It will hereafter be referred to
as “the Plan”.

2.3

When does the Plan commence?
This Plan takes effect from the date on which public notice of its approval by Council appeared in
the local press. Development applications determined on or after this date will be subject to the
provisions of the Plan.

2.4

What is the purpose of the Plan?
The primary purpose of the Plan is to enable Council to require a contribution to be made by
development towards the provision, extension or augmentation of public amenities and public
services that will, or are likely to be, required as a consequence of future development in the Old
Bar area.
Other purposes of the Plan are to:


provide the framework for the efficient and equitable determination, collection and management
of development contributions toward the provision of public amenities and services generated
by development within the Old Bar area;



determine the demand for public facilities generated by the incoming population to Old Bar and
ensure that an adequate level of services and facilities are provided for future residents of Old
Bar;
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2.5



ensure as far as practicable that the existing wider Greater Taree community is not burdened
by the provision of public infrastructure required (either partly or fully) as a result of the ongoing
development and redevelopment of Old Bar;



allow for Council to negotiate development contributions through voluntary planning agreements
for major development proposals; and



facilitate proper financial management and accountability for the expenditure of development
contributions received.

What is the Plan’s relationship to other plans?
This Plan repeals Old Bar Section 94 Contributions Plan 2001.
This Plan otherwise does not affect the operation of any contributions plans adopted by Council.

2.6

To what land does the Plan apply?
The Plan applies to:


all land in the „Old Bar Community Planning Area (CPA)‟ shaded purple in Figure 2.1; and



all land within the areas known as Precinct 2B and Precinct 3 shown in Figure 2.2.

Figure 2.1:
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Figure 2.2:

Land to which Plan applies (Precincts 2B and 3)
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2.7

To what types of development does this Plan apply?
This Plan applies to the following types of development that requires development consent or a
complying development certificate under the EP&A Act.
Land in Precincts 2B and 3 (as shown in Figure 2.2)
Development that will or is likely to require the provision of or increase the demand for public
amenities and public services within the area, except development identified in clause 2.7.1 of this
Plan.
Land in the Old Bar CPA (as shown in Figure 2.1)
All development except:


development, other than the subdivision of land, where a condition under section 94 of the
EP&A Act has been imposed under a previous development consent relating to the subdivision
of the land on which the development is proposed; or



development that has a proposed cost of development of less than $100,000.

2.7.1

Development excluded from contributions or levies under this Plan

The following developments or components of developments are exempted from the requirement to
make a contribution under this Plan:


development for drainage, utility, open space or community facilities purposes to be provided by
State Government or the Council; and



development specifically excluded by any Ministerial direction issued under the EP&A Act.

2.7.2

Community Title development

Where a Community Title development is proposed which includes the provision of public facilities,
the level of facilities will be taken into consideration and credited to the development where
appropriate. Council will make an assessment of the facilities provided within the development
against the section 94 contribution or section 94A levy that would otherwise be charged to it.

2.8

Obligations of accredited certifiers
2.8.1

Complying development certificates

This Plan authorises that, in relation to an application made to an accredited certifier for a
complying development certificate:


the accredited certifier must, if a complying development certificate is issued, impose a
condition requiring a development contribution, if such a contribution is authorised by this Plan;
and



such contribution can only be a monetary contribution required under this Plan; and



the amount of the monetary contribution that the accredited certifier must so impose is the
amount determined in accordance with this Plan.

It is the responsibility of the principal certifying authority to accurately calculate and apply the
development contribution conditions to complying development certificates. Deferred payments of
contributions required by a condition of a complying development certificate will not be accepted.
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If an accredited certifier fails to comply with this requirement, the consent authority may impose the
necessary condition on the complying development certificate and it has effect as if it had been
imposed by the accredited certifier.

2.8.2

Construction certificates

It is the responsibility of an accredited certifier issuing a construction certificate to certify that any
development contributions required as a condition of development consent or complying
development certificate have been paid to the Council prior to the issue of the certificate.
The accredited certifier must ensure that the applicant provides a receipt (or receipts) confirming
that contributions have been fully paid and copies of such receipts must be included with copies of
the certified plans provided to the Council in accordance with clause 142(2) of the EP&A
Regulation. Failure to follow this procedure may render such a certificate invalid and expose the
certifier to legal action.
The only exceptions to the requirement are where a work in kind, material public benefit, dedication
of land and/or deferred payment arrangement has been agreed by the consent authority. In such
cases Council will issue a letter confirming that an alternative payment method has been agreed
with the applicant.

2.9

How does this Plan operate?
This Plan authorises the consent authority to impose conditions on development approvals under
either section 94 or section 94A of the EP&A Act for local infrastructure contributions.
In determining an application for development on land shown in Figure 2.2, the Council may impose
a condition requiring the dedication of land free of cost and/or payment of a monetary contribution in
accordance with the provisions of this Plan, being a contribution under section 94 of the EP&A Act.
In determining an application for a complying development certificate on land shown in Figure 2.2,
an accredited certifier shall impose a condition requiring the payment of a monetary contribution in
accordance with the provisions of this Plan, being a contribution under section 94 of the EP&A Act.
In determining a application for development (or an application for a complying development
certificate) on land outside of the land shown in Figure 2.2, the Council or accredited certifier shall
impose a condition requiring the payment of a monetary contribution in accordance with the
provisions of this Plan, being a levy under section 94A of the EP&A Act.
This Plan identifies the quantum of development contribution to be levied on an individual
development and what facilities the contribution may be directed towards.
Contributions and levies shall be imposed in accordance with the rates set out in Section 1.3 of this
Plan. In the case of section 94 contributions imposed under this Plan, the contribution shall account
for existing development demands (if any) calculated in accordance with Section 2.9.1 of this Plan.
The facilities, services and amenities that will be funded by contributions and levies received under
this Plan are identified in Part D.
The parameters and assumptions used to calculate section 94 contributions and the works required
as a result of development occurring are dynamic. As a result, this Plan will be reviewed regularly.
Information on the contributions received and monies expended on facilities described in this Plan
will be reported in Council‟s annual financial statements.
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2.9.1

Allowances for existing development

Contributions levied under this Plan on development on land shown in Figure 2.2 of this Plan will be
calculated according to the estimated increase in residents that a particular development is deemed
to generate.
An amount equivalent to the contribution attributable to any existing (or approved) development on
the site of a proposed new development will be allowed for in the calculation of contributions.
In assessing the contribution of existing development the following occupancy rates will be used:


Dwelling houses and single vacant allotments – 2.7 persons per dwelling or lot.



Semi-detached, terrace, townhouse – 1.7 persons per dwelling.



Flat, unit or apartment – 1.6 persons per dwelling.



Other dwellings – 1.6 persons per dwelling.

Council will not give credit to lots consolidated prior to implementation of the Plan.
Where a development does not fall within any of the items noted above, Council would determine
the credit in the existing on the basis of the likely demand that the existing development would
create.

2.10

How is the proposed cost of development determined for the
calculation of section 94A levies?
This Section applies to development the subject of a requirement for a section 94A levy under this
Plan.

2.10.1 Definition
The proposed cost of carrying out of development will be determined in accordance with clause 25J
of the EP&A Regulation.
Clause 25J states as follows:
25J

Section 94A levy—determination of proposed cost of development

(1)
The proposed cost of carrying out development is to be determined by the consent
authority, for the purpose of a section 94A levy, by adding up all the costs and expenses that
have been or are to be incurred by the applicant in carrying out the development, including
the following:
(a) if the development involves the erection of a building, or the carrying out of
engineering or construction work—the costs of or incidental to erecting the
building, or carrying out the work, including the costs (if any) of and incidental to
demolition, excavation and site preparation, decontamination or remediation,
(b) if the development involves a change of use of land—the costs of or incidental to
doing anything necessary to enable the use of the land to be changed,
(c) if the development involves the subdivision of land—the costs of or incidental to
preparing, executing and registering the plan of subdivision and any related
covenants, easements or other rights.
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(2)
For the purpose of determining the proposed cost of carrying out development, a
consent authority may have regard to an estimate of the proposed cost of carrying out the
development prepared by a person, or a person of a class, approved by the consent authority
to provide such estimates.
(3)
The following costs and expenses are not to be included in any estimate or
determination of the proposed cost of carrying out development:
(a) the cost of the land on which the development is to be carried out,
(b) the costs of any repairs to any building or works on the land that are to be retained
in connection with the development,
(c) the costs associated with marketing or financing the development (including
interest on any loans),
(d) the costs associated with legal work carried out or to be carried out in connection
with the development,
(e) project management costs associated with the development,
(f) the cost of building insurance in respect of the development,
(g) the costs of fittings and furnishings, including any refitting or refurbishing,
associated with the development (except where the development involves an
enlargement, expansion or intensification of a current use of land),
(h) the costs of commercial stock inventory,
(i) any taxes, levies or charges (other than GST) paid or payable in connection with
the development by or under any law,
(j) the costs of enabling access by disabled persons in respect of the development,
(k) the costs of energy and water efficiency measures associated with the
development,
(l) the cost of any development that is provided as affordable housing,
(m) the costs of any development that is the adaptive reuse of a heritage item.
(4)
The proposed cost of carrying out development may be adjusted before payment, in
accordance with a contributions plan, to reflect quarterly or annual variations to readily
accessible index figures adopted by the plan (such as a Consumer Price Index) between the
date the proposed cost was determined by the consent authority and the date the levy is
required to be paid.
(5)
To avoid doubt, nothing in this clause affects the determination of the fee payable for a
development application.

2.10.2 Cost summary report to accompany development application or
application for a complying development certificate
A development application or an application for a complying development certificate must be
accompanied by a report setting out an estimate of the proposed cost of carrying out development.
A copy of a standard cost summary report is included in the Attachments to this Plan.
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Where the proposed cost of development is likely to be more than $1,000,000 the report must be
prepared by a quantity surveyor registered by the Australian Institute of Quantity Surveyors engaged
by or on behalf of the applicant, at the applicant‟s cost (or a person who can demonstrate equivalent
qualifications).
Without limitation, Council may appoint a person to review the estimate of the proposed cost of
development. The review is to be undertaken at the applicant‟s cost.

2.11

Dedication of land
Many of the facilities and amenities included in this Plan comprise both a land and capital works
component. Where land identified for acquisition in the Plan falls within land the subject of a
development application, Council will generally require the dedication of the identified land as a
condition of development consent.
The value of the dedication may be used to offset the total section 94 contribution applicable to the
development. The value of the dedication will be determined by Council having regard to the costs
of land included in the Plan at the date of dedication. All costs of dedication of land to Council are
to be borne by the applicant, including survey, legal and administration costs. The land is to be in a
condition suitable for its intended purpose and have separate title.
Where no land identified for acquisition falls within land the subject of a development application, a
monetary contribution will be required.

2.12

Adjustment of section 94 contribution rates under this plan
The purpose of this clause is to ensure that the monetary contribution rates imposed at the time of
development consent are adjusted to reflect the indexed cost of the provision of infrastructure
included in this plan.
The Council may, without the necessity of preparing a new or amending contributions plan, make
changes to the monetary direct contribution rates set out in this plan to reflect quarterly changes to
the Consumer Price Index.
The contribution rates will be indexed as follows:
$CA

X

Current CPI

Base CPI
Where:
$CA

is the contribution rate for works schedule items at the time of adoption of the
plan expressed in dollars

Current CPI

is the Consumer Price Index (All Groups Index) for Sydney as published by the
Australian Statistician at the time of the review of the contribution rate

Base CPI

is the Consumer Price Index (All Groups Index) for Sydney as published by the
Australian Statistician at the date of adoption of this plan

Note: The contribution rate will not be less than the contribution rate specified at the date of the
adoption of this plan.
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2.13

Adjustment of section 94 contributions and section 94A levies
required by a condition imposed under this plan
The purpose of this clause is to ensure that the monetary contributions imposed on developments
at the time of consent are adjusted at the time of payment to reflect the indexed cost of the
provision of infrastructure included in this plan.
A contribution required by a condition of development consent imposed in accordance with this plan
will be indexed between the date of the grant of the consent and the date on which the contribution
is made as follows.
The total contribution for all works schedule items at the time of payment is determined by the
following formula:
$CC

X

CPIP

CPIC
Where:
$CC is the contribution amount for all works schedule items shown in the development consent

expressed in dollars
CPIP is the Consumer Price Index (All Groups Index) for Sydney as published by the Australian
Statistician at the time of the payment of the contribution
CPIC is the Consumer Price Index (All Groups Index) for Sydney as published by the Australian
Statistician which applied at the time of the issue of the development consent
Note: The contribution payable will not be less than the contribution specified on the development
consent.

2.14

Settlement of contributions obligations
2.14.1 Material public benefits and works in kind
Council may allow applicants to settle a section 94 contribution obligation by way of works in kind
contributions (for works that are identified in this Plan‟s works schedule) or by way of a material
public benefit (for works that are not identified in this Plan‟s works schedule), in lieu of part or all of
a cash or land contribution required under this Plan. Material public benefits and works in kind are
not works required by any other conditions of consent.
The decision to accept a works in kind or material public benefit in lieu of payment of a section 94
contribution is at the sole discretion of Council.
Proposals for works in kind or material public benefits should be formally made by applicants,
setting out the value of the offered works by a quantity surveyor or other appropriate professional;
the timing of provision; and (if relevant) what section 94 contributions the works is proposed to
offset.
In determining whether to accept a works in kind in lieu of monetary or land contributions, Council
will take into consideration:


the access, siting, design and timing of the proposed facility;
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whether the proposed works in kind will be to a suitable baseline standard, or whether the
applicant proposes to carry out the work to a higher standard;



whether the works schedule in this Plan would remain valid or would require amendment;



the financial implications of acceptance of the works in kind or material public benefit on
implementation of the works schedule in this Plan;



proposed future management arrangements including any provision for future recurrent costs to
be funded.

In determining whether to accept material public benefits in lieu of monetary contributions, Council
will assess the overall benefit of the proposal; whether the works schedule in this Plan would remain
valid or would require amendment; the financial implications to the Plan of accepting the material
public benefit; and future management arrangements.
Agreements to carry out works in kind or other material public benefits must be in writing and be
entered into prior to the commencement of the development.

2.14.2 Timing of payment
Council‟s requirements in relation to the timing of payments of monetary section 94 contributions
and section 94A levies are as follows:


development applications involving subdivision - prior to the release of any construction
certificate related to site works or the release of the subdivision plan, whichever occurs first;



development applications involving building work - prior to the release of the construction
certificate; and



development applications involving both subdivision and building work (e.g. integrated housing
developments) - prior to the release of the construction certificate or the release of the
subdivision plan, whichever occurs first.

From time to time, Council considers requests to defer payments of contributions. Council‟s policy
on deferred payments is detailed in Section 2.14.4.
Where a developer negotiates a material public benefit, works in kind or dedication of land in lieu of
paying a monetary contribution required under this Plan, the developer must also pay Council‟s
reasonable costs for the management of this contributions plan and its elements. Plan
management costs are identified in Section 9.
Where any self-certification or the like is undertaken the consent shall not operate unless and until
the amount required by the consent under this contributions plan is paid to Council.

2.14.3 Adjustment of monetary contributions at the time of payment
The section 94 monetary contributions or section 94A levies payable will be adjusted between the
date of consent and the date of payment in the manner set out in Section 2.13 of this Plan.

2.14.4 Deferred or periodic payment
Council may accept the deferred or periodic payment of a monetary contribution required under this
Plan if the applicant, or any other person entitled to act upon the relevant consent, makes a written
request and can satisfy the Council that non-compliance with the payment provisions that:


there are valid reasons for the deferral or periodic payment; and
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the granting of the request will not adversely impact on the administration, operation or cash
flows of the Plan; and



the granting of the request will not jeopardise the timely provision of works or land identified
within the Plan; and



the proposed arrangement remains consistent with the purpose of the Plan.

The decision to accept a deferred or periodic payment of a monetary contribution is at the sole
discretion of Council. Any deferral will generally be limited to a period of no more than 12 months.
Where Council allows a deferral of contributions an appropriate bank guarantee shall be secured
for the amount of contributions to be deferred. The conditions under which the Council may accept
deferred settlement by way of lodgement of a bank guarantee are that:


the bank guarantee be by an Australian bank for the amount of the total contribution, or the
amount of the outstanding contribution, plus an amount equal to thirteen (13) months interest;



the bank unconditionally pays the guaranteed sum to the Council if the Council so demands in
writing not earlier than 12 months from the provision of the guarantee or completion of the work
whichever occurs first;



the bank must pay the guaranteed sum without reference to the applicant or landowner or other
person who provided the guarantee, and without regard to any dispute, controversy, issue or
other matter relating to the development consent or the carrying out of development in
accordance with the development consent; and



the bank's obligations are discharged when payment to the Council is made in accordance with
this guarantee or when Council notifies the bank in writing that the guarantee is no longer
required.

Any deferred or outstanding component of the monetary contribution will be adjusted in accordance
with Section 2.13 of this Plan.
The applicant will be required to pay any charges associated with establishing or operating the bank
guarantee. Council will not cancel the bank guarantee until the outstanding contribution as indexed
and any accrued charges are paid.

2.15

Review of Plan
The provision of facilities in the Plan reflect planning, engineering and land valuation practice, and
latest information on population trends and expected types of development that existed at the time
that the Plan was made.
The Plan will be reviewed on a regular basis to ensure contribution rates remain reasonable and
affordable.
As part of this review, contribution rates in the Plan will be adjusted taking account of more recent
information and, where relevant, the following:


increases in land values;



actual costs of completed works;



reviewed costs of yet-to-be-completed capital works and land acquisitions;



adjustments in projected project management and contingency costs associated with capital
works; and



management and legal costs associated with any land acquisition.
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Pursuant to Clause 32(3) of the Regulation, Council may make certain minor adjustments or
amendments to the Plan without prior public exhibition and adoption by Council. Minor adjustments
could include minor typographical corrections, amendments to section 94 contribution rates
resulting from changes in the indexes adopted by this Plan (see Section 2.12), or the omission of
details concerning works that have been completed.

2.16

Land value
Council‟s objective is to ensure that the contributions received for land acquisition are equivalent to
the amount required to fund the acquisition of land identified for acquisition in the Plan.
The estimated value of land to be acquired used to determine contribution rates is the value of the
land identified for acquisition assuming that the land is available for immediate development and
services are available. The value so assigned does not necessarily represent the current market
value of any particular parcel of land. Costs associated with land acquisition are also included in
the determination of contribution rates, including administration, valuation, negotiation, survey, legal
and conveyancing.
When land is to be acquired, the current market value of this land will be assessed at the time of
acquisition or determination of compensation with regard to current market conditions, the
availability of services, appropriate heads of compensation and the provisions of the Land
Acquisition (Just Terms Compensation) Act 1991.

2.17

Goods and Services Tax
At the time this Plan was made, the position of the Australian Taxation Office was that the payment
of development contributions made under the Act is exempt from the Goods and Services Tax
(GST).
Facility costs in the works schedule of this Plan do not include a GST amount.

2.18

Financial and public accountability
Under the EP&A Regulation, Council is required to comply with a range of financial accountability
and public access to information requirements in relation to development contributions. These
requirements include:

2.19



maintenance of, and public access to, a contributions register;



maintenance of, and public access to, accounting records for contributions received and spent;



annual financial reporting of contributions; and



public access to contributions plans and supporting documents.

Definitions
In this Plan:
EP&A Act means the Environmental Planning and Assessment Act 1979.
EP&A Regulation means the Environmental Planning and Assessment Regulation 2000.
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Applicant means the person, company or organisation submitting a development application or an
application for a complying development certificate.
Contributions Plan means a contributions plan referred to in Part 4, Division 6 of the EP&A Act.
Council means the Council of the City of Greater Taree.
LGA means local government area.
Material public benefit means something provided by an applicant, other than the dedication of
land or the payment of a monetary contribution, which does not relate to an item appearing in the
works schedule of a contributions plan.
Recoupment means the payment of a monetary contribution to the Council to offset the cost (plus
any interest) which the Council has already incurred in providing public facilities in anticipation of
development.
Works in kind means the undertaking of a work or provision of a facility by an applicant which is
already nominated in the works schedule of a contributions plan.
Works schedule means the schedule of the specific public facilities for which contributions may be
required, and the likely timing of provision of those public facilities based on projected rates of
development, the collection of development contributions and the availability of funds from
supplementary sources.
Planning agreement means a voluntary planning agreement between councils, developers, and/or
other planning authorities for the provision of public purposes prepared in accordance with sections
93F to 93L of the EP&A Act.
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Part C
3.

Population and Development Analysis

3.1

Old Bar development overview
Old Bar and Wallabi Point are coastal settlements located south of the Manning River and
approximately 15 kilometres east of Taree. These areas have experienced significant growth in
population over the past decade. This growth has historically been accommodated in existing
zoned areas and in rezoned areas.
Council prepared the Old Bar Wallabi Point Development Strategy in 2001 to avoid spot rezonings
and guide future urban development in the locality.
Between 1996 and 2001 (the date of the most recent Census), the population of Old Bar / Wallabi
Point grew at an average rate of 1.9 percent per year, and this growth rate is expected to continue
as land is progressively developed in accordance with the 2001 Strategy.

Demographic characteristics
Figure 3.1 plots the age profile of residents of Old Bar Community Planning Areas (CPA),
surrounding CPAs, and the Greater Taree LGA.
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Figure 3.1: Age Distribution
The Old Bar area possesses a generally similar age profile to surrounding areas, with the
exception of older people, where it has a higher proportion of residents in the age groups 60 – 74
age groups. All areas display the smallest cohort in the 20 – 24 year age group, and those over 75
years of age.
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3.3

Housing trends and occupancy rates
The following data is drawn from the report Open Space, Community & Retail Needs Assessment –
Precinct 2B, Old Bar prepared by Urbis JHD, April 2006 (the Urbis JHD study).
About 72 percent of private housing in the Old Bar CPA was comprised of separate dwelling houses
in 2001, which was less than that recorded in 1996 (83 percent). The remainder was distributed in
medium density housing of various types, as detailed in Table 3.1. However, Old Bar remains
characterised by a large percentage of family households living in detached dwellings, and a much
smaller number of low to medium density housing. It is expected that the incoming population in
the new development areas of Old Bar will be largely made up of family households, with the high
proportion of separate dwellings being maintained or increasing above current levels.
Table 3.1 also details the occupancy rates for the different dwelling types in Old Bar from the ABS
Census 2001. There has only been a marginal decrease in occupancy rates from the ABS Census
1996, where the average occupancy rate was 2.6, and 2.75 for separate houses. The 2001
average occupancy rate of 2.5 persons per dwelling for the Old Bar CPA reflects the average rate
recorded in both neighbouring CPAs and in the Greater Taree LGA.

Table 3.1:

Housing Stock and Occupancy Rates – Old Bar

Description

Units

Separate House

1,787

71.9%

2.7

Semi-detached, terrace, townhouse

131

5.3%

1.7

Flat, unit or apartment

169

6.8%

1.6

Other dwellings

80

3.2%

1.6

Not stated

23

0.9%

Unoccupied private dwellings

294

11.8%

2,484

100.0%

Total Dwellings / Average Occupancy Rate
Source:

3.4

Occupancy
Rate

2.5

ABS Census 2001

Development and population projections
A section 94 contribution can only be imposed on development that will or is likely to require the
provision of, or increase the demand for, public amenities and services. It is therefore important that
contributions plans are based on projections of expected development that are reasonable. All
elements of a contributions plan flow on from these projections, including the expected population
increase and the anticipated demand for public amenities and services.
Under this Plan, section 94 contributions are proposed to be levied on development in Precincts 2B
and 3. These are the main areas identified for urban residential growth in Old Bar. Contributions
under section 94 are to be required from development in these areas as the link between types of
expected development and the infrastructure required to meet that development is more clearly
determined.
Development is also likely to occur in other areas of Old Bar, the amount and rate of which (and the
therefore the infrastructure impact) is more difficult to determine. This Plan therefore authorises
section 94A levies to be imposed on these developments.
The projected future population of the Old Bar / Wallabi Point area is expected to be approximately
12,945 persons, as detailed in the Table 3.2. These population projections are used to determine
reasonable section 94 contribution rates for development in Precincts 2B and 3 under this Plan.
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Table 3.2:

Population projections – Old Bar and Wallabi Point

Description

Lot Potential

Average
Occupancy

Population

Precinct 1

50

2.5

125

Precinct 2a

110

2.5

275

Precinct 2b

1,400

2.5

3,500

Precinct 3

648

2.5

1,620

Ocean Links

300

2.5

750

Wallabi Point (Saltwater Beach)

150

2.5

375

Development Areas

Existing Population
Existing Primary Sector (2004)

5,000

Existing Secondary Sector (2004)

1,300

Estimated resident population

12,945

Source:

UrbisJHD (2006) updated by Council data (2009)

The following occupancy rates for different types of dwellings are adopted for the purposes of
determining section 94 contributions under this the Plan:

3.5



Dwelling houses and single vacant allotments – 2.7 persons per dwelling or lot.



Semi-detached, terrace, townhouse – 1.7 persons per dwelling.



Flat, unit or apartment – 1.6 persons per dwelling.



Other dwellings – 1.6 persons per dwelling (Urbis JHD, 2006, page 17).

Facility needs
3.5.1

Incoming population characteristics

The Urbis JHD study report discusses the difficulties in predicting the characteristics of the
incoming population given the range of factors currently attracting people to the area, including the
following:


The existing township contains several demographically distinct localities, with people aged
65 years and over and family households congregating in particular areas.



There has been significant residential movement within the Old Bar area.



A relatively large population increase in recent times.



Uncertainty about the source and age group of the incoming population.

The report concludes that it is likely that the incoming population of Precinct 2B (and likely to also
apply to Precinct 3) will be largely made up of family households which could result in a slightly
larger household size than Old Bar.
The future population and facility provision context of Precincts 2B and 3 may be expected to
include the following components:
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A relatively high proportion of couple families with children, although there is likely to be a trend
toward declining overall household sizes and more one and two person households as
neighbourhoods „mature‟ over time.



A continued strong demand for new dwellings, which is anticipated to be met by development of
further release areas in the vicinity.



To a lesser extent, provision of dual occupancy, medium density and older persons housing.



Continuing increasing housing and land prices, which (unless the land values included in the
works schedule included in this Plan are regularly updated) will limit Council‟s ability to
purchase additional land for facilities and services.



Given scarce resources, a requirement on Council‟s part to maximise the use of public facilities
by incorporating flexible, multi-use space wherever possible.

3.5.2

Demand for public amenities and services

Planning for open space, recreation and community facilities for the Old Bar area has been carried
out on the basis of benchmarks applied to current and future population projections, and general
levels of demand for open space, recreation and community facilities.
Benchmarks are an acceptable method for determining appropriate and equitable levels of facility
provision for new communities. The benchmarks which have been considered in identifying future
social infrastructure needs for the area are detailed in the UrbisJHD study include:


Greater Taree City Council Open Space Planning Statement (1995);



Community Plan 2005 – 2009; and



Old Bar Section 94 Contributions Plan 2001.

Roadworks and traffic management facilities needs are based on traffic surveys and published
Roads and Traffic Authority trip generation rates. Stormwater and drainage facilities are based on
water sensitive urban design criteria.
A range of public amenities and services have been identified as being required to satisfy the
anticipated demands of development in the area. Other public facilities and amenities which are
demanded by both the existing and future population of the Old Bar area; the cost of which is
apportioned accordingly by this Plan.
This Plan identifies a need to provide additional and/or augmented public services and amenities to
meet the needs of future Old Bar development:


open space, and recreation facilities;



community facilities;



roadworks and traffic management facilities;



stormwater drainage and water quality control facilities; and



rural fire fighting facilities.

It will also be necessary to deploy staff, carry out studies and implement systems which monitor and
update future resident and facility demands and other assumptions included in this Plan.
Strategy plans for the delivery of these facilities and amenities are detailed in Sections 4 to 9 of this
Plan.
The programs of works related to these facility categories are detailed in Section 10 of this Plan.
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4.

Open Space and Recreation

4.1

Background
The Urbis JHD study identifies the range of open space and recreation facilities provided in the Old
Bar / Wallabi Point areas (including recreation areas/parks, playgrounds, sports venues, and
swimming centre), existing deficiencies in provision, and benchmarks for the planning of new
facilities.
The open space facilities planning benchmark is based on the Greater Taree City Council Open
Space Planning Statement for Old Bar / Wallabi Point (1995) which sets out the standard of
provision of open space per capita:


Local park provision – 1.03 hectares per 1,000 people.



Active open space provision – 1.8 hectares per 1,000 people.

The benchmarks used for planning of recreation facilities are set out in Appendix C of the Urbis
JHD study.

4.2

What is the nexus between development and demand?
4.2.1

Causal nexus

The existing open space and recreation facilities in Old Bar provide limited services to the area and
do not have the capacity to cater for demand of new development within the Old Bar / Wallabi Point
area.
The link between expected types of development within the Old Bar area and the need for the open
space and recreation facilities included in this Plan has been established with regard to:


the anticipated increase in population as a consequence of the expected type of development;



relevant planning benchmark and standards of provision;



assessment of the level and capacity of existing facilities; and



analysis of types of facilities required for the incoming population.

4.2.2

Spatial nexus

Open space and recreation facilities will be provided in locations where they can most effectively
meet the needs of, and are accessible to, the incoming population.
Details of the location of proposed facilities are included in Part D.

4.2.3

Temporal nexus

The timing of provision of the open space and recreation facilities identified in this Plan is generally
based on the timing of when subdivision of the surrounding areas occurs.
Council will seek to implement facilities according to the rate of development growth being
experienced in the area. Council acts on the basis of making commitments to projects as funds are
available, and to this extent the delivery of facilities under this contributions plan is heavily
dependent on the rate of development and the resultant funds received.
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Council considers the merits of a set of alternate proposals as part of the annual Management Plan
budget planning process, and priorities are established accordingly. The timing of projects in the
Works Schedule is therefore indicative. Programs will be revised in light of policy reviews,
development trends and availability of funds.

4.3

What is the strategy for delivering facilities?
Based on the benchmarks in the UrbisJHD study, new development will result in additional
demands for the provision of the following open space and recreation facilities:
Development in Precincts 2B and 3


Local parks with playground, kick about, shelter, seating and picnic area.



One neighbourhood park in the Town Centre with playground, furniture, modular toilet, picnic
area and landscaping.



Passive open space within the Sydney Peppermint Gum Reserve and in the extreme north of
Precinct 2B in a natural setting.

Development throughout Old Bar


Active recreation area (district park) with a range of recreation facilities (including multi-purpose
playing fields, outdoor courts, amenities blocks, passive recreation and car parking) located
offsite to the south of Precinct 3 at the Mid Coast Water site.

The incoming population will require these facilities to be delivered to a standard at least equal to
the level and quality of open space and recreation facilities currently provided in the Old Bar area.
It is envisaged that both Council and developers of land in Precincts 2B and 3 (through works in
kind or other arrangements under this Plan) will be involved in the delivery of facilities.

4.4

How are the section 94 contributions calculated?
4.4.1

Costs apportionment

Apportionment ensures that the contributing development is charged a fair section 94 contribution
towards the provision of public amenities and services, based on the portion of demand actually
generated by the development.
With the exception of the proposed active open space facilities on the Mid Coast Water site, the
open space and recreation facilities included in this Plan are solely designed to meet the demand
generated by development in Precincts 2B and 3. Thus, section 94 contributions for these facilities
are determined based on the total anticipated population of these Precincts.
The Urbis JHD report identified that an active recreation area of 5.7 hectares would be required to
meet the needs of Precinct 2B development (with a population of 3,500 people). Adding in the
projected population of Precinct 3 (a further 1,620 persons), and based on a provision rate of 1.8
hectares per 1,000 persons, the total district park area required would be 9.2 hectares.
The Mid Coast Water site comprises 10.1 hectares, meaning that a reasonable section 94
contribution from Precinct 2B and 3 development would be 91 percent of the land and works costs
for this facility.
The balance of the costs for the district park would be met by section 94A levies collected from
development in the remainder of the Old Bar area.
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4.4.2

Calculation of section 94 contributions

All contributions are determined to the nearest dollar.
Contribution per dwelling is determined by multiplying the contribution per person by the assumed
average household occupancy rates identified in Section 3.4.
Contributions per person are calculated as follows:
Contribution per person ($) =

∑

﴾

C
P

﴿

Where:
C

=

the fairly apportioned cost of providing each of the facilities in this facility category
(refer Section 10)

P

=

the contributing population attributable to each facility, being 5,120 persons
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5.

Community Facilities

5.1

Background
The Urbis JHD study identifies the range of community facilities provided in the Old Bar / Wallabi
Point areas (including community halls, outreach library facilities and other services), existing
deficiencies in provision, and benchmarks for the planning of new facilities.
Planning benchmarks are based on the Greater Taree Community Plan 2005-2009 which sets out a
three tier hierarchy for the provision and support of community facilities. Old Bar is identified as a
Level 2 District Centre, and includes the Level 3 areas of Wallabi Point and Manning Point.

5.2

What is the nexus between development and demand?
5.2.1

Causal nexus

The existing community and library facilities in Old Bar provide limited services to the area and do
not have the capacity to cater for demand of new development within the Old Bar / Wallabi Point
area.
New or augmented community facilities will be required to serve the additional population in
Precinct 2B and Precinct 3. The specification of these facilities has been based on:


relevant planning benchmark and standards of provision;



assessment of the level and capacity of existing facilities; and



analysis of types of facilities required for the incoming population.

5.2.2

Spatial nexus

The community facilities identified in this Plan are likely to be required by the Old Bar / Wallabi Point
community as a whole. These facilities will be provided in locations where they can most effectively
meet the needs of this community.
Details of the location of proposed facilities are included in Part D.

5.2.3

Temporal nexus

The timing of provision of the open space and recreation facilities identified in this Plan is generally
based on the timing of when subdivision of the surrounding areas occurs.
Council will seek to implement facilities according to the rate of development growth being
experienced in the area. Council acts on the basis of making commitments to projects as funds are
available, and to this extent the delivery of facilities under this contributions plan is heavily
dependent on the rate of development and the resultant funds received.
Council considers the merits of a set of alternate proposals as part of the annual Management Plan
budget planning process, and priorities are established accordingly. The timing of projects in the
Works Schedule is therefore indicative. Programs will be revised in light of policy reviews,
development trends and availability of funds.
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5.3

What is the strategy for delivering facilities?
The population attributable to new residential development within Old Bar / Wallabi Point will result
in additional demands for the provision of Council-provided community facilities.
Council plans to respond to these demands by providing the following facilities on a site within
Precinct 2B:

5.4



a multi-purpose centre providing space for a range of services including arts and craft,
preschool/childcare/vacation care, playgroup, frail aged care, children and health services and a
community meeting place; and



a branch library co-located with the multi-purpose centre.

How are the section 94 contributions calculated?
5.4.1

Costs apportionment

The proposed community facilities and associated land acquisition meet the demand of the Old Bar
area as a whole. Section 94 contributions for these facilities are determined based on the total
population served by these facilities (i.e. 12,975 persons).

5.4.2

Calculation of contributions

All contributions are determined to the nearest dollar.
Contribution per lot is determined by multiplying the contribution per person by the assumed
average household occupancy rates identified in Section 3.4.
Contributions per person are calculated as follows:
Contribution per person ($) =

∑

﴾

C
P

﴿

Where:
C

=

the fairly apportioned cost of providing each of the facilities in this facility category
(refer Section 10)

P

=

the contributing population attributable to each facility, being 12,975 persons
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6.

Roadworks & Traffic Management

6.1

Background
This Plan identifies a need for road and traffic management works required as a consequence of:


expected development in Precinct 2B



expected development in Precinct 3; and



expected development throughout the Old Bar area.

The potential impact of additional traffic from the rezoning of Precinct 2B was the subject of a traffic
report entitled the Old Bar Precinct 2B Rezoning Final Traffic Report, prepared for Greater Taree
City Council by Maunsell in March 2006. The objectives of this report were to:

6.2



indicate development controls to manage traffic impacts with Precinct 2B;



assess likely road needs to cater for traffic growth in the study area, including other future
development; and



assess the likely traffic impacts of Precinct 2B on existing adjoining land uses and road
infrastructure and develop a traffic management plan.

What is the nexus between development and demand?
6.2.1

Causal nexus

There will be significant growth in traffic volumes on existing roads in the Old Bar area as a
consequence of future development. Future development traffic will particularly impact on Old Bar
Road, west of the current urban area.
Old Bar Road is presently a two lane sealed carriageway that carries local traffic and also serves as
the main access to Old Bar from Taree and the Pacific Highway, and will require upgrading to meet
the demand of anticipated development in the Old Bar / Wallabi Point area.
The scope of the roadworks and traffic management facilities identified in this Plan has been
established with regard to:


the anticipated traffic generation from the expected type of development;



assessment of the level and capacity of existing roadworks and traffic management
facilities; and



analysis of the types of roadworks and traffic management facilities required for the
increased traffic movements.

6.2.2

Spatial nexus

The roadworks and traffic management facilities in the Plan are designed to meet the demand of
development within development areas in the Old Bar area. As a result, the required facilities are
located throughout the Old Bar area.
Details of the location of proposed facilities are included in Part D.
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6.2.3

Temporal nexus

The timing of provision of the open space and recreation facilities identified in this Plan is generally
based on the timing of when subdivision of the surrounding areas occurs.
Council will seek to implement facilities according to the rate of development growth being
experienced in the Precinct. Council acts on the basis of making commitments to projects as funds
are available, and to this extent the delivery of facilities under this contributions plan is heavily
dependent on the rate of development and the resultant funds received.
Council considers the merits of a set of alternate proposals as part of the annual Management Plan
budget planning process, and priorities are established accordingly. The timing of projects in the
Works Schedule is therefore indicative. Programs will be revised in light of policy reviews,
development trends and availability of funds.

6.3

What is the strategy for delivering facilities?
New residential and commercial/retail development will result in additional demands for the
provision of a range of roadworks and traffic management facilities:
Old Bar area


Staged upgrade of Old Bar Road west of Precinct 2B.

Precinct 2B


Traffic signals – Old Bar Road / Collector Road on the western boundary of the town centre.



Roundabout - Old Bar Road / Collector Road on the western boundary of the Oyster Creek
Corridor.



Upgrade Old Bar Road through Precinct 2B.



Collector road – Oyster Creek Corridor crossing (east).



Collector road – Oyster Creek Corridor crossing (south).



Bus shelters (three), with one near the school site.

Precinct 3


Precinct 3 link road

Council will impose section 94 and section 94A conditions on development consents for these
works.
Other traffic works (for example, local subdivision roads, intersections, traffic management/calming
devices, verge footpaths / cycle ways and other embellishments with the road reserve) will be
required to be provided as a condition of development consent of the type allowed under section
80A(1)(f) of the EP&A Act, at full cost to the relevant developer.

6.4

How are the section 94 contributions calculated?
6.4.1

Costs apportionment

The roadworks and traffic management facilities in this Plan are designed to meet the demand of
development both within the main development areas (Precinct 2B and Precinct 3) and other future
development areas within Old Bar / Wallabi Point area.
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In order to determine reasonable section 94 contributions, costs are apportioned between the
differing development types and development areas using daily trip generation rates detailed in the
Maunsell study, as shown in Table 6.1.

Table 6.1:

Apportionment of Facility Costs – Roadworks & Traffic Management

Development category:

Precinct
2B
Residential

Precinct 2B
Retail /
Commercial

Precinct 2B
Community
Uses

Precinct 3
Residential

Old Bar
remaining
development

Total projected daily vehicle trips
(T):

9,728

9,000

300

6,700

21,500

Facility items

AF

AF

AF

AF

AF

Staged upgrade of Old Bar Road
west of Precinct 2B.

25.65%

-

-

17.67%

56.69%

Traffic Control Signals – Old Bar
Road / Collector Road on the
western boundary of the town
centre.

37.81%

34.98%

1.17%

26.04%

-

Roundabout - Old Bar Road /
Collector Road on the western
boundary of the Oyster Creek
Corridor.

51.12%%

47.30%

1.58%

-

-

Upgrade of Old Bar Road through
Precinct 2B.

51.12%

47.30%

1.58%

-

-

Internal subdivision road – Oyster
Creek Corridor crossing (east).

100.00%

-

-

-

-

Internal subdivision road – Oyster
Creek Corridor crossing (south).

59.22%

-

-

40.78%

-

Bus Shelters (three).

100.00%

-

-

-

-

Precinct 3 link road.

-

-

-

100.00%

-

6.4.2

Calculation of contributions

All contributions are determined to the nearest dollar.
Section 94 contributions are calculated on a per dwelling (for residential development), floor area
(for retail and commercial development) or site area (for community facilities) basis, and relate to
the projected daily vehicle trips generated by a development.
Contributions per daily trip are calculated as follows:
Contribution per daily trip ($)

=

∑

﴾

C

X AF
T

﴿

Where:
C

=

the total cost of providing each of the facilities in this facility category (refer Section 10)

AF

=

the apportionment factor for each of the facilities in this facility category attributable to
the respective land use category (refer Table 6.1)
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T

=

the total number of daily trips generated by all projected development in the respective
land use category (refer Table 6.1)

The total contribution for any development is derived from applying the land use generation rates
contained in the Old Bar Precinct 2B Rezoning Final Traffic Report, as detailed below:


standard residential (daily trips per lot) – 7.5;



medium density residential (daily trips per dwelling) – 4.0;



retail/commercial (daily trips per 100sqm) – 60; and



community uses (daily trips per ha) – 100.
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7.

Stormwater Drainage

7.1

Background
Section 94 contributions for stormwater drainage facilities will only be imposed on development in
Precinct 2B. No section 94A levies will be required for or directed to these facilities.
The potential impact of residential development from the rezoning of Precinct 2B was the subject of
the report Trunk Drainage and Water Sensitive Urban Design, prepared for Greater Taree City
Council by WBM Oceanics Australia in April 2006. The objectives of this report were to:

7.2



establish site specific stormwater design criteria;



determine existing drainage patterns, infrastructure and water quality conditions;



identify and determine the suitability of a variety of Water Sensitive Urban Design
methods/infrastructure;



propose and assess a variety of stormwater management concepts;



develop a conceptual integrated stormwater infrastructure system for both major and minor
systems;



size major stormwater system and Water Sensitive Urban Design elements; and



assess stormwater quality both pre and post development.

What is the nexus between development and demand?
7.2.1

Causal nexus

The nexus between development and demand for drainage, stormwater and water quality control
facilities stems from the community expectation that urban land, especially residential land, should
be satisfactorily drained and flood free, and that the impact of residential development on the
receiving water cycle should be minimised.
Future development in the catchment area to which the Plan applies will lead to an increase in
stormwater runoff. Therefore, it will be necessary to construct and/or augment the existing
stormwater drainage system in order to reduce the risk to persons and property, reduce erosion and
to minimise the risk of pollution in receiving waters.
The scope of the drainage, stormwater and water quality control facilities detailed in this Plan has
been established with regard to the following guiding principles and objectives:


the development should not exceed the capacity of the environment to receive surface water
and associated wastes;



the existing structure of, and ecosystems within the receiving creek, coastal wetland and
saltmarsh should not be adversely impacted by the development;



drainage should reflect pre-existing or natural situation in terms of location, quantity, quality and
velocity;



the risk of stormwater damage to the built and natural environment should be minimised;



to minimise the risk of flooding within urban development; and



to ensure that the development does not adversely impact on flood behaviour.
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7.2.2

Spatial nexus

The existing catchment that incorporates Precinct 2B is delineated by distinctive ridges located east
and west of an ephemeral stream (Oyster Creek) and a low lying ridge to the south of the site.
Development within Precinct 2B will drain to Oyster creek, which flows centrally through the site to a
State significant wetland located north east of the site boundary. Bioretention basins are located
throughout the site, and bioretention swales within the creek corridor.

7.2.3

Temporal nexus

The provision of drainage, stormwater and water quality control strategy identified in this
contributions plan is based on small sub-catchments throughout the site, with facilities positioned to
be compatible with the progression of staged development.
The timing of provision of the open space and recreation facilities identified in this Plan is generally
based on the timing of when subdivision of the surrounding areas occurs.
Council will seek to implement facilities according to the rate of development growth being
experienced in the Precinct. Council acts on the basis of making commitments to projects as funds
are available, and to this extent the delivery of facilities under this contributions plan is heavily
dependent on the rate of development and the resultant funds received.
Council considers the merits of a set of alternate proposals as part of the annual Management Plan
budget planning process, and priorities are established accordingly. The timing of projects in the
Works Schedule is therefore indicative. Programs will be revised in light of policy reviews,
development trends and availability of funds.

7.3

What is the strategy for delivering facilities?
New development within Precinct 2B will result in additional demands for the provision of „trunk‟
drainage, stormwater and water quality control facilities, including:


flood management – sub-catchment scale detention basins and extended detention in water
quality infrastructure;



stormwater drainage – conventional pipe and pit stormwater drainage system, bioretention
swales, and detention basins; and



stormwater quality management – end-of line bioretention swales and basins.

Council will impose section 94 conditions on Precinct 2B development for works identified in the
Plan.
However, there will still be a need for 'on-site' water quality and control measures for developments
of greater density than catered for by design of the trunk stormwater facilities.
In addition gross pollutant traps (with the exception of the traps associated with the trunk
stormwater facilities identified in the Plan), trash racks, internal stormwater drainage and all works
necessary to connect development to the trunk stormwater facilities will be undertaken as a
condition of development consent of the type allowed under section 80A(1)(f) of the Act, at full cost
to the relevant developer.
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7.4

How are the section 94 contributions calculated?
7.4.1

Costs apportionment

The drainage, stormwater and water quality control facilities identified in this Plan are designed on a
„whole of catchment‟ approach. Consequently, it is appropriate that these facilities are fully funded
by new development within Precinct 2B, on a single catchment basis.

7.4.2

Calculation of contributions

All contributions are determined to the nearest dollar.
Contributions per developable hectare are calculated as follows:
Contribution per hectare ($) =

∑

﴾

C
A

﴿

Where:
C

=

the fairly apportioned cost of providing each of the facilities in this facility category
(refer Section 10)

A

=

the total net developable area of the catchment in hectares, being 127.92 hectares
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8.

Rural Fire Fighting Facilities

8.1

Background
Council assists in the provision of a rural fire fighting service throughout the Greater Taree local
government area. This service extends to both rural and village areas.
The major capital costs of operating the service are acquisition and replacement of fire fighting
appliances, usually trucks and fire fighting equipment with specific duty and capacity ratings. The
service incurs other substantial capital costs in providing permanent stations to house and equip its
appliances, brigade and command offices, training facilities and communications equipment.
Council wishes to ensure that development that leads to an increase in fire risk, and therefore the
demand for fire fighting services, contributes to the cost required to be met by Council.
Command and control of all rural fire fighting services is based in Taree. Communication equipment
and operators are grouped in a central Fire Control centre and coordinate all fire fighting services.
The Taree Headquarters also provides equipment storage, training, briefing rooms, and resources
needed to operate the service 24 hours a day, seven days per week.
This Plan addresses the provision of services specific to the Old Bar area. Council will also seek
contributions from development under another contributions plan for the provision of City-wide
facilities that are also required as a consequence of development in the Old Bar area.

8.2

What is the nexus between development and demand?
8.2.1

Causal nexus

The existing rural fire fighting facilities in Old Bar provide an adequate level of service for the
existing development in Old Bar. Further investment in these facilities, including a new station and
equipment, is required to maintain this level of service.

8.2.2

Spatial nexus

The extra investment in rural fire fighting facilities is required as a result of the planned
development growth in the Old Bar area.
The location of the proposed new rural fire station is yet to be determined, but will likely be located
on Council owned land in either Precinct 2B or 3.

8.2.3

Temporal nexus

The timing of provision of the rural fire fighting facilities identified in this Plan is generally based on
the timing of when subdivision of the surrounding areas occurs.
Council will seek to implement facilities according to the rate of development growth being
experienced in the area. Council acts on the basis of making commitments to projects as funds are
available, and to this extent the delivery of facilities under this contributions plan is heavily
dependent on the rate of development and the resultant funds received.
Council considers the merits of a set of alternate proposals as part of the annual Management Plan
budget planning process, and priorities are established accordingly. The timing of projects in the
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Works Schedule is therefore indicative. Programs will be revised in light of policy reviews,
development trends and availability of funds.

8.3

What is the strategy for delivering facilities?
The population attributable to new residential development in the Old Bar area will result in
additional demands for the provision of rural fire fighting facilities and equipment.
Council plans to respond to these demands by providing the following facilities on a site within either
Precinct 2B or Precinct 3:

8.4



a fire station building; and



a new fire fighting appliance (truck); and



fire fighting equipment.

How are the section 94 contributions calculated?
8.4.1

Costs apportionment

The State Government and the insurance industry distribute funding on an annual basis to support
the operation of rural fire fighting services. Funding is based on several factors, including
population, geographic coverage, existing facilities and other risk categories. These funds provide
88.3 percent of the annual operating budget determined by the NSW Rural Fire Service for
recurrent and capital replacement costs. Council is required under the Rural Fires Act 1997 to fund
the balance of 11.7 percent of the budget.
The proposed rural fire fighting facilities identified in this Plan are required meet the demand of
expected new development in the Old Bar area as a whole. Section 94 contributions for these
facilities are determined based on the total population served by these facilities (i.e. 6,645 persons).

8.4.2

Calculation of contributions

All contributions are determined to the nearest dollar.
Contribution per lot is determined by multiplying the contribution per person by the assumed
average household occupancy rates identified in Section 3.4.
Contributions per person are calculated as follows:
Contribution per person ($) =

∑

﴾

C
P

﴿

Where:
C

=

the fairly apportioned cost of providing each of the facilities in this facility category
(refer Section 10)

P

=

the contributing population attributable to each facility, being 6,645 persons
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9.

Plan Management and Administration

9.1

What is the nexus between development and demand?
Plan management and administration costs
The administration of development contributions is an expensive task. Council staff are deployed to
prepare and review contributions plans, and coordinate the implementation of development
contributions plans and works. Consultant studies are also commissioned by Council from time to
time in order to determine the design and cost of works, as well as to review the development and
demand assumptions of the contributions plan. These activities incur costs.
It is reasonable that the costs associated with managing and reviewing this Plan be recouped from
contributions from expected development in the Old Bar area. Costs associated with the ongoing
administration and management of the contributions plan will be levied on all applications which
require a development contribution.
At the time of preparation of this Plan, it was determined that 2 percent of all section 94
contributions payable over the life of the Plan is a reasonable contribution toward plan management
and administration activities.
Where a material public benefit, works in kind or land dedication is negotiated between a developer
and Council, the 2 percent plan management and administration levy will still apply. This amount
will be deemed to cover not only Plan review costs, but also Council‟s costs associated with
negotiating the material public benefit, works in kind or land dedication and supervising work done
by the developer related to the facility the subject of the material public benefit or works in kind.
Project management costs
Project management costs and the allocation of a contingency amount associated with the delivery
of public facilities will also be recouped under this Plan. Project management costs include
professional fees and Council officer supervision (including the administration of contracts)
associated with the planning and delivery of facilities and relate to both land acquisition and capital
projects. Many of the projects identified in the Works Schedule are at pre-feasibility stage and it is
therefore difficult to accurately quantify the cost of works. For this reason, an amount for
contingencies, equivalent to 10 percent of total project cost, have been included in the contribution
rates for facilities discussed in Sections 4 to 8, and is exclusive of the other levies described in this
Section.
Land acquisition costs
Costs associated with land acquisition are also proposed to be recouped under this Plan. these
include administration, valuation, negotiations, survey, legal and conveyancing costs. The on-costs
are levied at 2 percent on the value of the land to be acquired, and is exclusive of the other levies
described in this Section.
Facility approval costs
All works identified in the Plan will require a development application to be submitted to, assessed
and determined by Council. For this reason, an amount equivalent to 2 percent of the total project
cost has been included for environmental approvals, and is exclusive of the other levies described
in this Section.
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9.2

What is the strategy for delivering facilities?
Council staff accountable for facility/service planning and delivery, or their delegates, will be
involved in reviewing/updating the contributions plan. This may include the annual review of
assumptions or review of the Works Schedule or latest information on community attitudes to
ensure that facility planning best reflects contemporary community needs. From time to time, this
may extend to engaging specialist consultants (such as planning and valuation specialists) to carry
out studies in order to either research changes in the Plan‟s assumptions or better understand the
changing community profile of the future Old Bar community.

9.3

How are the section 94 contributions calculated?
All contributions are determined to the nearest dollar.
The contribution rate for plan management and administration is calculated by determining an
amount equivalent to 2 percent of the total section 94 contribution applicable to a development
under the preceding sections of this Plan.
Contributions for project management costs, land acquisition costs and facility approval costs are
absorbed into the cost of the different facilities addressed in Sections 4 to 8 and listed in Section 10.
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Part D
10. Works schedules and maps
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OLD BAR OPEN SPACE ACQUISITION

Item

Facility

Land Area
(m2)

Location

Estimated
Cost

Completed
Cost

Apportioned
Cost

Staging of Provision

OS1 Neighbourhood Park

3,790

Town Centre, immediately south of Old Bar Road

$144,020

$0

$144,020

OS2 Local Park

4,130

North of Old Bar Road, east of Oyster Creek

$329,385

$0

$329,385

"

OS3 Local Park

3,660

North of Old Bar Road, west of Oyster Creek

$190,320

$0

$190,320

"

OS4 Local Park

5,534

Mid Precinct 2B, west of Oyster Creek

$276,520

$0

$276,520

"

OS5 Sydney Peppermint Gum Reserve

7,730

South-east corner of Precinct 2B.

$618,400

$0

$618,400

"

OS6 Active Open Space (District Park)

101,230

Mid Coast Water site

$809,840

$0

$736,954

Dedicated when agreement is reached with Mid Coast Water

OS7 District Park Link Road Acquisition

15,160

Mid Coast Water site

$379,000

$0

$344,890

Dedicated to Council when surrounding land is developed

OS8 Precinct 3 Local Park

16,700

Adjoining Forest Lane in Precinct 3

OS9 Northern Corridor Park

24,000

Corner of Red Gum Road and Hina Close

OS10 Northern Local Park
Sub-total

4,800

Adjoining Northern Corridor Park

Total

$835,000

$0

$835,000

"

$1,080,000

$0

$1,080,000

"
"

$216,000

$0

$216,000

186,734

$4,878,485

$0

$4,771,489

$97,570

$0

$95,430

186,734

$4,976,055

$0

$4,866,919

On Costs associated with land acquisition (2%)
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OLD BAR RECREATION FACILITIES
Item

Facility

No.

Location

Estimated
Cost

Completed
Cost

Apportioned
Cost

Staging of Provision

R1

Town Park with toilets, car parking and landscaping

1

Town Centre, immediately south of Old Bar Road

$1,142,986

$0

$1,142,986

R2

Local Park - Playground, shelter, BBQ, benches, signage

1

North of Old Bar Road, east of Oyster Creek

$231,777

$0

$231,777

In conjunction with surrounding residential development

R3

Local Park - Playground, shelter, BBQ, benches, signage

1

North of Old Bar Road, west of Oyster Creek

$231,777

$0

$231,777

In conjunction with surrounding residential development

R4

Local Park - Playground, shelter, BBQ, benches, signage

1

Mid Precinct 2, west of Oyster Creek

$231,777

$0

$231,777

In conjunction with surrounding residential development

R5

Peppermint Park - Play area, benches, shelter, signage and car parking

1

south-eastern corner of Precinct 2B

$424,682

$0

$424,682

In conjunction with surrounding residential development

R6

Off-road Pedestrian Paths / Cycleways (3m wide)

Various throughout Precinct 2B

$1,800,000

$0

$1,800,000

As part of R9 works

R7

District Park embellishment @$60 per m2

Mid Coast Water site

$6,073,800

$0

$5,527,158

Prior to the creation of the 1,500th allotment in both Precincts 2B and 3

R8

District Park Link Road

North of Mid Coast Water site

$1,436,211

$0

$1,306,952

Prior to the creation of the 1,500th allotment in both Precincts 2B and 3

R9

Precinct 3 Local Park @$45 per m2

R10 Northern Corridor Park
R11 Northern Local Park

7,510
101,230

In conjunction with development of new local centre

1

Adjoining Forest Lane in Precinct 3 (TBC)

$751,500

$0

$751,500

In conjunction with surrounding residential development

24,000

Corner of Red Gum Road and Hina Close

$552,000

$0

$552,000

In conjunction with surrounding residential development

Adjoining Northern Corridor Park

$231,777

$0

$231,777

In conjunction with surrounding residential development

$13,108,287

$0

$12,432,386

4,800

Sub-total
Env Approvals (2%)

$262,166

$0

$262,166

Project Management (10%)

$1,310,829

$0

$1,310,829

Total

$14,681,281

$0

$14,005,380
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OLD BAR COMMUNITY FACILITIES
Item

Facility

Land Area

Location

Estimated
Cost

Completed
Cost

Apportioned
Cost

South side of Old Bar Rd

$872,860

$0

$345,233

$872,860

$0

$345,233

$17,457

$0

$6,905

$890,317

$0

$352,138

$55,706

$0

$22,033

2

(m )

Staging of Provision

LAND ACQUISTION
C1

Community Facilities Land Acquisition

22,970

Sub-total

22,970

On Costs associated with land acquisition (2%)
Total
C2

22,970

Dedicated to Council when surrounding land is developed

CAPITAL - OLD BAR MULTIPURPOSE CENTRE
Site Preparation

Town Centre, immediately south of Town Park

Building Works

Prior to the creation of the 1,500th allotment in both Precincts 2B and 3
Prior to the creation of the 1,500th allotment in both Precincts 2B and 3

- Library

$1,847,879

$0

$730,872

$83,328

$0

$32,958

- Offices

$186,654

$0

$73,825

- Public Hall

$944,382

$0

$373,522

- Meeting and Seminar Room

$222,208

$0

$87,888

- Playgroup Room

$133,325

$0

$52,733

- Amenities

$277,760

$0

$109,859

- General

$503,967

$0

$199,329

- Fit out & Furniture

$144,435

$0

$57,127

$249,984

$0

$98,874

$53,330

$0

$21,093

$166,656

$0

$65,916

Staff Area

$88,883

$0

$35,155

Landscaping

$55,552

$0

$21,972

$5,014,049

$0

$1,983,154

Env Approvals (2%)

$100,281

$0

$39,663

Survey, Design and Administration (10%)

$501,405

$0

$198,315

$5,615,735

$0

$2,221,133

- Library Bookstock

Carparking (60 spaces) and Lead-in Roadworks
Play Area
Multipurpose Court

Sub-total

Total
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OLD BAR ROADWORKS & TRAFFIC MANAGEMENT

Item

Facility

Land Area
(m2)

Location

Estimated
Cost

Completed
Cost

Apportioned
Cost

Staging of Provision

70,391

$1,167,718

$0

$505,781

1,726

$52,295

$0

$52,295

Component upgrades prioritised and implemented as and when funds are
received
In conjunction with surrounding residential development

LAND ACQUISITION
T1

Staged upgrade Old Bar Road west of Precinct 2B

T2

Local subdivision roads - Oyster Creek Corridor Crossing (north)

T3

Local subdivision roads - Oyster Creek Corridor Crossing (south)

2,892

$107,036

$0

$107,036

In conjunction with surrounding residential development

T4

Precinct 3 Link Road

10,284

$507,775

$0

$507,775

In conjunction with surrounding residential development

Sub-total

85,293

$1,834,824

$0

$1,172,887

$36,696

$0

$23,458

$1,871,520

$0

$1,196,345

On Costs associated with land acquisition (2%)
Total

85,293

$0

CAPITAL
T5

Staged upgrade Old Bar Road west of Precinct 2B

West of Precinct 2B

T6

Traffic Lights - Old Bar Rd/Trunk Collector

T7

Roundabout (2 lane)

T8

$1,722,827

Component upgrades prioritised and implemented as and when funds are
received
In conjunction with surrounding development

$3,977,562

$0

West of Retail Centre

$950,000

$0

$950,000

West of Oyster Creek

$1,111,038

$0

$1,111,038

In conjunction with surrounding development

Upgrade Old Bar Road through Precinct 2B

Precinct 2B town centre

$1,866,150

$0

$1,866,150

In conjunction with surrounding development

T9

Local subdivision roads - Oyster Creek Corridor Crossing (north)

Oyster Creek

$810,000

$0

$810,000

In conjunction with surrounding development

T10

Local subdivision roads - Oyster Creek Corridor Crossing (south)

Oyster Creek

$581,862

$0

$581,862

In conjunction with surrounding development

T11

Bus Shelters (3)

Old Bar Road (2) and Primary School (1)

$34,699

$0

$34,699

In conjunction with surrounding development

T12

Precinct 3 Link Road

Through centre of Precinct 3

$958,737

$0

$958,737

In conjunction with surrounding development

$10,290,048

$0

$8,035,313

$205,801

$0

$160,706

Survey, Design and Administration (10%)

$1,029,005

$0

$803,531

Total

$11,524,854

$0

$8,999,551

Sub-total
Env Approvals (2%)

Notes:
1
2
3
4

Land acquisition costs are as provided by GTCC, with a 15% contingency for fencing etc.
Upgrade of Old Bar Road west of Precinct 2B is as per GTCC's estimate plus a 15% contingency fee for Telstra, relocation of services, reinstatement of driveways and other contingencies.
Upgrade of Old Bar Road west of Precinct 2B (including land acquisition) is apportioned with all users (ie. ultimate population of Precinct 2B and Old Bar as a whole).
Upgrade of Old Bar Road through Precinct 2B is apportioned with all users (ie. ultimate population of Precinct 2B and Old Bar as a whole).
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OLD BAR STORMWATER MANAGEMENT FACILITIES
Item

Facility

Land Area

Location

2

(m )

Estimated
Cost

Completed
Cost

Apportioned
Cost

Staging of Provision

LAND ACQUISITION
DL1 Drainage Reserve

1,970

West of Primary School site.

$98,500

$0

$98,500

Dedicated to Council when surrounding land is developed

DL2 Bioretention Basin D4

7,100

Sub-catchment 3

$106,500

$0

$106,500

Dedicated to Council when surrounding land is developed

DL3 Bioretention Basin D6

2,800

Sub-catchment 4

$70,000

$0

$70,000

Dedicated to Council when surrounding land is developed

DL4 Bioretention Basin D8

3,500

Sub-catchment 6

$87,500

$0

$87,500

Dedicated to Council when surrounding land is developed

DL5 Bioretention Basin D10

3,350

Sub-catchment 8

$150,750

$0

$150,750

Dedicated to Council when surrounding land is developed

DL6 Bioretention Basin D11

3,350

Sub-catchment 9

$167,500

$0

$167,500

Dedicated to Council when surrounding land is developed

DL7 Bioretention Basin D16

2,000

Sub-catchment 12

$50,000

$0

$50,000

Dedicated to Council when surrounding land is developed

$730,750

$0

$730,750

$14,615

$0

$14,615

$745,365

$0

$745,365

Sub-total

24,070

On Costs associated with land acquisition (2%)
Total

24,070

CAPITAL
D2

Bioretention Swale

Sub-catchment 2

$25,000

$0

$25,000

In conjunction with surrounding development

D3

Bioretention Swale

Sub-catchment 3

$60,000

$0

$60,000

In conjunction with surrounding development

D4

Bioretention Basin

Sub-catchment 3

$535,000

$0

$535,000

In conjunction with surrounding development

D5

Bioretention Swale

Sub-catchment 4

$60,000

$0

$60,000

In conjunction with surrounding development

D6

Bioretention Basin

Sub-catchment 4

$305,000

$0

$305,000

In conjunction with surrounding development

D7

Bioretention Swale

Sub-catchment 6

$45,000

$0

$45,000

In conjunction with surrounding development

D8

Bioretention Basin

Sub-catchment 6

$345,000

$0

$345,000

In conjunction with surrounding development

D9

Bioretention Swale

Sub-catchment 8

$50,000

$0

$50,000

In conjunction with surrounding development

D10 Bioretention Basin

Sub-catchment 8

$350,000

$0

$350,000

In conjunction with surrounding development

D11 Bioretention Basin

Sub-catchment 9

$305,000

$0

$305,000

In conjunction with surrounding development

D12 Water Quality Control Pond

Sub-catchment 10

$70,000

$0

$70,000

In conjunction with surrounding development

D13 GPT

Sub-catchment 10

$38,295

$0

$38,295

In conjunction with surrounding development

D14 GPT

Sub-catchment 11

$60,606

$0

$60,606

In conjunction with surrounding development

D15 Bioretention Swale

Sub-catchment 12

$90,000

$0

$90,000

In conjunction with surrounding development

D16 Bioretention Basin

Sub-catchment 12

$190,000

$0

$190,000

In conjunction with surrounding development

D17 GPT

Sub-catchment 12

$60,606

$0

$60,606

In conjunction with surrounding development

D19 Bioretention Swale

Sub-catchment 15

$65,000

$0

$65,000

In conjunction with surrounding development

D20 Bioretention Swale

Sub-catchment 16

$80,000

$0

$80,000

In conjunction with surrounding development

$2,734,507

$0

$2,734,507

$54,690

$0

$54,690

$2,789,197

$0

$2,789,197

Sub-total
Env Approvals (2%)
Total
Note: Above estimates include Site Establishment, Survey, Design and Administration
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OLD BAR RURAL FIRE FIGHTING FACILITIES
Item

Facility

No.

Location

Estimated
Cost

Completed
Cost

Apportioned
Cost

Staging of Provision

R1

New station building

1

Location yet to be determined

$350,000

$0

$40,950

Prior to the creation of the 1,500th allotment in both Precincts 2B and 3

R2

New fire applinace

1

Location yet to be determined

$300,000

$0

$35,100

Prior to the creation of the 1,500th allotment in both Precincts 2B and 3

R3

New fire fighting equipment

1

Location yet to be determined

Prior to the creation of the 1,500th allotment in both Precincts 2B and 3

Sub-total
Env Approvals (2%)
Project Management (10%)
Total

$60,000

$0

$7,020

$710,000

$0

$83,070

$14,200

$0

$1,661

$71,000

$0

$8,307

$795,200

$0

$93,038
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Attachment A

Cost Summary Report for Calculation
of Section 94A Levy

COST SUMMARY REPORT
DEVELOPMENT APPLICATION NO.

CONSTRUCTION CERTIFICATE NO.
APPLICANT’S NAME:
APPLICANT’S ADDRESS:
LOCATION OF PROPOSED
DEVELOPMENT:

ANALYSIS OF DEVELOPMENT COSTS:
Demolition and alterations

$

Hydraulic services

$

Structure

$

Mechanical services

$

External walls, windows and
doors

$

Fire services

$

Lift services

$

Internal walls, screens and doors

$

External works

$

Wall finishes

$

External services

$

Floor finishes

$

Other related work

$

Ceiling finishes

$

Sub-total:

$

Fittings and equipment

$

Sub-total carried forward

$

Preliminaries and margin

$

Sub-total

$

Consultant fees

$

Other related development costs

$

Sub-total

$

Good and Services Tax

$

TOTAL PROPOSED COST OF
DEVELOPMENT

$

I CERTIFY THAT I HAVE:
Ö inspected the plans the subject of the application for development consent or construction certificate;
Ö calculated the development costs in accordance with the definition of proposed cost of development in
clause 25J of the Environmental Planning and Assessment Regulation 2000 at current prices; and
Ö included GST in the calculation of proposed cost of development.
Signed:
Name:
Position and Qualifications:
Date:

