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2. Preliminary information 

Council information 

Council name Camden Council 

Council contact details  

(Provide more than one - 
include names, positions, 
phone numbers,  and  email 
addresses of council officers 
and/or consultant contacts) 

Ben Richards – Coordinator Contributions 
Planning, Camden Council 

 

 

 

Darren Caballero – Contributions Planner, 
Camden Council 

 

 

 

Peter McKenna – Principal Planner Infrastructure 
and Development, GLN Planning 

 

 

 

Information about the plan 

What is the name of the plan? 
Camden Growth Areas Contributions Plan Amendment 3 
(Lowes Creek Maryland) 

This plan comprises: 

• The original contributions plan for Lowes Creek 
Maryland under Amendment 2 to the Camden 
Growth Areas Contributions Plan (CGACP) which 
came into force on 2 December 2022; and 
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• Amendments to the original contributions plan to 
remove the sub-arterial roads and related 
intersections and creek culvert crossings under 
Amendment 3 to the CGACP which came into 
force on 28 April 2023. These amendments 
responded to advice issued by the Department of 
Planning and Environment (DPE) in December 
2022 which acknowledged that the sub-arterial 
roads serve a regional function and would be 
eligible for delivery as works-in-kind to offset SIC 
obligations, and could therefore be removed from 
the plan. 

This application form, the contributions plan and 
supporting documents all reflect the most recently 
adopted Lowes Creek Maryland contributions plan 
(Amendment 3). 

What is the name of the 
catchment (precinct or 
release area) covered by the 
plan? 

Lowes Creek Maryland in the South West Growth Area in 
the Camden LGA 

What is the base period of the 
plan? (e.g. June 2018) 

June 2021 

Which clause of the section 
94E Ministerial Direction for 
Local Infrastructure 
Contributions (Ministerial 
Direction) applies to this plan 
(ie, clause 6, 6A, 6B or 6C)? 

Clause 6C 

What is the current maximum 
contribution amount (per lot 
or dwelling) for this plan 
under the Ministerial 
Direction? 

$30,000 per residential lot (capped) 

In the absence of any cap 
imposed by the Ministerial 
Direction, what are the 
indicative contribution 
amounts (per lot or dwelling) 
for each type of residential 
development in the catchment 
area? 

Dwelling houses in Low Density Residential Band 1 (R2) 
and Environmental Living (E4) - $75,763 

Dwelling houses in Low Density Residential Band 2 (R2) - 
$67,898 

Dwellings in Medium Density Residential Band 1 (R3) - 
$55,417 
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Dwellings in Medium Density Residential Band 2 (R3) - 
$39,177 

Dwellings in Mixed Use Residential (B4) - $39,177 

Please refer to Tab B – Average Lot Costs in the works 
schedule spreadsheet included as a supporting document 
to this application 

When was the plan publicly 
exhibited? And, how many 
submissions were received 
during exhibition? 

The original Lowes Creek Maryland contribution plan 
(Amendment 2 to CGACP) was exhibited from 29 July to 
29 August 2022 and one submission was received from 
the precinct proponents. This application outlines the 
Council’s response to the submission.  

The amended Lowes Creek Maryland contributions plan 
(Amendment 3 to CGACP) which removed the sub-arterial 
roads and associated intersections and creek culvert 
crossings was exhibited from 20 March to 24 April 2023 
and no submissions were received. 

Has the council adopted the 
plan?  If so, when was it 
adopted and when did it come 
into force? 

Council adopted the original Lowes Creek Maryland 
contributions plan (CGACP Amendment 2) at the 
Ordinary Meeting of 8 November 2022 and a notice was 
published on Council’s website on Friday 2 December 
2022 advising of the commencement of the plan. 

In accordance with the Council resolution of 14 March 
2023, the amended Lowes Creek Maryland contributions 
plan (CGCACP Amendment 3) came into force on 28 
April 2023 following the publishing of a notice on 
Council’s website advising of the commence of the plan.  

Who are the key stakeholders 
(e.g. Council, Department of 
Planning & Environment 
(DPE), or developers) 
involved in planning for the 
area covered by the plan? 

The Lowes Creek Maryland Precinct was rezoned on 16 
July 2021 following a precinct planning process which 
included Council, DPE, and the lead landowners and 
developers of the precinct.  

The Camden Growth Centre Precincts DCP Schedule 6 
(Lowes Creek Maryland Precinct) came into force on 21 
December 2021. 

Over what period will 
development in the catchment 
area of the plan occur? 

Development within the catchment area of the plan is 
expected to occur over a fifteen year period subject to 
development activity 
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What planning instruments 
(SEPPs, LEPs, or DCPs) apply 
to land in the catchment area 
of the plan? 

SEPP (Precincts – Western Parkland City) 2021 

Camden Growth Centre Precincts Development Control 
Plan – Schedule Six (Lowes Creek Maryland Precinct) 

Has the Minister referred this 
contributions plan to IPART 
for review?  

If so, provide details. 

No 

For existing contributions plans where development has 
progressed 

Councils only need to complete these questions for plans that have already been adopted 
and where development in the catchment area covered by the plan has progressed. 

Information about existing plans 

1. What proportion of the total projected development in the catchment area of the 
plan has been approved and/or constructed? 

No development applications have been approved in the catchment area of the plan. 

2. Briefly explain if, and how the plan has been revised in response to any 
changes in the catchment area covered by the plan. 

i.e. Has the council considered the impact of revised population estimates or dwelling 
yields, and how? 

N/A – the original population and yield assumptions that informed the preparation of the 
plan remain current. 
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 Additional requirements 

Please include the contributions register for the plan as an attachment to your 
application. 

If costs in the plan are based on Works in Kind Agreements (WIKs) or 
Voluntary Planning Agreements (VPAs), please provide details in the works 
schedule of:  

 The works items covered by the agreements 

 The total cost (land and works), including any indexation up to the base 
period of the plan 

 The name, date and applicable page numbers in the agreements 

 

3. Explain any other revisions to the plan such as updated costings, revised 
apportionment of costs, or amended delivery timeframes. 

In addition to explaining any revisions below, please clearly identify any updated costings 
in the plan’s works schedule 

 N/A – the plan has not been revised as at the date of this application, apart from the 
removal of costs related to land acquisition and works for the sub-arterial roads and 
related intersections and creek culvert crossings through Amendment 3 to the plan. The 
remainder of the costs have not been updated or amended. 
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For contributions plans previously reviewed by IPART  

Councils only need to complete these questions for plans that IPART has previously 
reviewed. 

Information about revisions to the plan 

4. Why is the council submitting the revised plan for IPART’s review? 

Camden Council previously referred the Camden Growth Areas Contributions Plan (the 
plan) to IPART for review in 2017, with IPART publishing its final report and 
recommendations in May 2018. At this time, the plan comprised: 

• The “Main Document” which identified the land to which the plan applies and 
included the contribution rates and assumptions informing those rates, and details 
on the implementation and administration of the plan, and 

• The “Technical Document which included separate “parts” for each growth area 
precinct that the plan applies to (Part A – Leppington North Precinct and Part B – 
Leppington Precinct) along with detailed technical information, assumptions, 
demonstration of nexus, the apportionment of costs, and the works schedules and 
associated maps.  

The details of IPART’s recommendations, the Minister for Planning’s recommendations 
and the subsequent amendment and adoption of Amendment 1 to the plan is explained 
under Heading 4 below.  

Amendment 2 of the plan (the introduction of the Part C - Lowes Creek Maryland Precinct  
the Technical Document) and Amendment 3 of the plan (removing sub-arterial roads, 
related intersections and creek culvert crossings) does not include any material changes 
to either the Main or Technical documents in relation to Part A – Leppington North 
Precinct and Part B – Leppington Precinct. The changes to the plan are limited to: 

• Amendments to the “Main Document” to refer to the new Part C – Lowes Creek 
Maryland Precinct and the inclusion of contributions rates and key assumptions 
informing those rates, and 

• Amendment of the “Technical Document” by inserting Part C – Lowes Creek 
Maryland Precinct.  

IPART’s review of the plan should therefore be limited to the relevant sections of the Main 
Document and Part C – Lowes Creek Maryland Precinct of the Technical Document. 

 

5. Briefly explain how the plan has been revised in response to: 
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 Recommendations made in IPART’s assessment report on the previous version/s of 
the plan 

 Any directions from the Minister for Planning or Minister’s Nominee in relation to 
IPART’s assessment. 

Please note any instances where a recommendation from the Minister for Planning has 
not been implemented/addressed. 

IPART reviewed the original plan and supporting documents and published its final report 
and recommendations in May 2018, including 34 recommendations to amend the plan.  

The Minster for Planning advised Council in January 2019 that 19 of these changes would 
need to be made, and the amended plan adopted by Council, before the plan could be 
considered an “IPART approved plan” in accordance with the requirements of Clause 5(3) 
of the Environmental Planning and Assessment (Local Infrastructure Contributions) 
Amendment Direction dated 28 July 2017. The remaining changes would need to be 
included in a future review of the plan.  

An extract of the Minister’s recommendations is included below, including those which 
needed to be made prior to the plan being considered an IPART approved plan, those 
which would be reflected in a future plan review, and those which should be undertaken 
annually. 

The Camden Growth Areas Contributions Plan Amendment 1 (which included the 
necessary changes to be deemed an IPART-approved plan) was adopted by Council at 
the Ordinary Meeting of 8 October 2019 and the plan commenced on 22 October 2019. 

It is noted that Council is undertaking a separate review of Part A – Leppington North 
Precinct and Part B – Leppington Precinct which may incorporate the remaining 15 IPART 
recommendations which were deferred by DPE in January 2019. None of these changes 
are included in Amendments 2 and 3 of the plan. 
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3. Assessment criteria 

 

We assess whether the land and works in the plan is consistent with the essential works list 
(EWL) in the Practice Note. Please refer to the latest version of the Practice Note for the 
latest EWL. 

 

6. If the plan includes costs for land and/or works not on the EWL: 

 List these items below 

 Indicate how their costs will be met. 

The works schedule included in Part C – Lowes Creek Maryland Precinct of the Technical 
Document lists the amount of local and district community centre floorspace required to 
support the Lowes Creek Maryland Precinct and the remainder of the South Creek West 
Context Plan Area (refer to Section C2.5 of the Technical Document for further 
information). Further details are provided under Heading 7 below.  

The plan notes that these works are non-essential infrastructure and the costs are not 
apportioned to development. It is anticipated that the cost of delivering community 
infrastructure will be met via other funding sources that may include government grants, 
general revenue, or developer delivery via future planning agreements. 

 

7. List the community services that will be provided on the land that is to be 
acquired for community services (eg, youth centre, library) and indicate the 
floor space area allocated to each. 

Only land for community services is on the essential works list, works are not. However, 
we require details of the community services that are intended to be provided, so we can 
determine the proportion of the land costs that can be recovered through development 
contributions. 

Part C of the plan includes 0.94 hectares of land to accommodate one large community 
centre which combines the local and district floorspace for the Lowes Creek Maryland 
Precinct (1,120m2) and the district floorspace for the balance of the Context Plan Area 
(755m2) for a total facility of 1,875m2 GFA located near a double playing field and across 
the road from a recreation area and park. The exact details and inclusions of the future 
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community centre building are currently unknown and are subject to future detailed 
design, however the assumptions that have informed the cost of works are included in the 
QS costs prepared by Mitchell Brandtman and included as an annexure to this application. 

The plan includes an apportioned share of the cost of acquiring this land which amounts to 
26% of the cost of acquiring the entire site. This takes into account that the population of 
Lowes Creek Maryland represents 26% of the Context Plan Area lower growth scenario of 
78,814 people which forms the catchment for this facility. Future contributions plans in the 
South Creek West Precinct will need to apportion the remaining 74% of the cost of 
acquiring the land to future development in that precinct. 
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We assess whether there is nexus between the proposed land and works and the increased 
demand generated by development identified through the contributions plan. In assessing 
nexus we consider supporting evidence such as technical studies, modelling or internal 
council analysis and reports that establish the need for the proposed land and works. 

 

 

8. Explain the process used to determine the need for all land and works in the 
plan. 

 List any supporting studies relied on and explain any deviations from 
recommendations in those studies. Please also identify who commissioned the study 
(i.e. DPE or council). 

 Show the link between the supporting studies and the land and works in the plan. This 
can be shown against each item in a separate table or in the plan’s works schedule 
(see example works schedule). 

Transport land and works 

The Lowes Creek Maryland Precinct - Traffic, Transport and Access Assessment for the 
Lowes Creek   Maryland   Precinct   (Transport   Assessment)   identified   the   range   of   
transport infrastructure that will be required to accommodate the expected development 
and mitigate the impacts. 

Three intersections on the Northern Road which provide access to the Precinct are being 
provided as part of the Western Sydney Infrastructure Plan, and so are not required to be 
funded by this plan: 

• Two new sub-arterial road intersections at the northern (Lowes Creek Link Road) 
and southern (Maryland Link Road) extents of the Precinct, and 

• One new collector road intersection midway between the abovementioned sub-
arterial roads providing the main entry to the local centre. 
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The remaining roads and intersections (collector level) will be funded by the plan, together 
with the other intersections and road segments as shown in the final ILP for the Precinct 
(Figure C5 in Part C of the Technical document) as follows: 

• Extension west of the sub arterial segment on the  southernmost boundary of the 
Precinct, 

• Extension west of the collector road segment midway through the Precinct, 

• A local road segment from the eastern collector road to the park next to the main 
centre, dissecting private heritage land, 

• A local road segment from the new western sub arterial road to the corner of the 
local park (LP16) and private heritage land for the Maryland Homestead, 
predominantly through open space and environmental conservation land, and 

• Another local road in the southeast of the Precinct to provide access to a local park 
(P21). 

It is noted that the original Part C - Lowes Creek Maryland contributions plan (Amendment 
2) included sub-arterial roads with associated intersections and creek culvert crossings in 
the works schedule. However, these have been removed via Amendment 3 in response to 
advice issued by the Department of Planning and Environment (DPE) in December 2022 
which acknowledged that the sub-arterial roads serve a regional function and would be 
eligible for delivery as works-in-kind to offset SIC obligations, therefore these items could 
be removed from the plan. 

The proposed cycleway and shared pathway network identified in the plan is consistent 
with Figure 2.13 of Schedule 6 Lowes Creek Maryland Precinct in the Camden Growth 
Centres DCP.  

Stormwater land and management works 

To ensure that the future urban development of the Lowes Creek Maryland Precinct 
appropriately manages drainage and water quality issues, Cardno was first commissioned 
by DPE to establish a water cycle management strategy. Cardno based the strategy on 
water sensitive urban design principles and undertook flood modelling to assess the 
effectiveness of proposed water quantity, riparian corridor and floodplain management 
strategies. It also developed a water quality strategy to mitigate potential stormwater 
pollutant impacts.  

Cardno’s report, Lowes Creek Maryland Precinct Water Cycle Management Study, 26 
September 2018 (Original WCM Strategy) also provided input into the riparian land 
management and planning controls; assessed the flood risk management approach and 
developed a flood evacuation strategy for the Precinct.  



APPLICATION FOR ASSESSMENT OF A LOCAL INFRASTRUCTURE CONTRIBUTIONS PLAN 

 

 
 

 
 

 

  

 

IPART.NSW.GOV.AU 16 

 

The post-development hydraulic model accounted for a number of proposed changes to 
the site: 

• Increased stormwater run-off from the developed catchments of the proposed 
development,    

• Impact of proposed online and offline detention basins, 

• Filling of developable areas on the fringes of the floodplain, 

• Proposed road crossings of the various waterways in the Precinct, 

• The road raising of The Northern Road (not the box culvert upgrade), and 

• Proposed works within the riparian corridor including re-aligning of channels and 
vegetation. 

The Original WCM Strategy’s preferred scheme also needed to meet minimum water 
quantity and quality standards and benchmarks, as  drawn from the Council’s 
Development Control Plan. It combined some local catchment and larger regional sub-
catchment controls, and adopted distributed online stormwater retarding for quantity 
control and separate ‘bio-filter’ footprint areas for water quality treatment. Bio filter areas 
could be in the form of a raingarden or tree pit or any vegetated area and would be co-
located with the stormwater retarding basins. Both on- and off-line stormwater basins were 
also a feature of the recommended approach.  

The approach was considered to have:  

• relatively lower ongoing operation and maintenance requirements, and 

• moderate land-take resulting from its use of online basins within the riparian 
corridor, which can also be used for passive recreation purposes. 

Storm Consulting and Craig & Rhodes were later engaged by the precinct proponents 
(Macarthur Developments) to review and refine the Original WCM Strategy. These 
investigations comprised several key waterway considerations such as flooding, water 
quality and geomorphology management and were undertaken with approval from both 
Council and DPE.   

The report (Lowes Creek Maryland Precinct Water Cycle Management Strategy Report – 
Addendum, September 2020 (Amended WCM Strategy)) built on the assessments 
already undertaken by Cardno, but with updated modelling methodologies and results.  

In particular, the Amended WCM Strategy determined the minimum detention storage 
requirements to attenuate post development flows to pre-development levels; and the 
minimum treatment device areas required to achieve Council’s water quality targets. 
Essentially, this took into account proposed changes to the locations of some of the 
detention basins and bioretention basins, lot layout, road alignments, as well as areas that 
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the stakeholders would prefer to be flood-free. However, the overall catchment areas are 
similar to those identified by Cardno. 

Open space land and works (embellishments) 

Elton Consulting undertook the Demographic and Social Infrastructure Assessment – 
Lowes Creek Maryland Precinct (LCM Social Infrastructure Assessment) in August 2018 
to determine the requirements for open space and recreation facilities.  

The assessment was undertaken at two levels, with detailed analysis for the Lowes Creek 
Maryland Precinct itself, and a higher order assessment for a broader site, encompassing 
some adjoining areas. The broader area is referred to as the Context Plan Area and 
encompasses all the parts of the Bringelly, Lowes Creek and Maryland Precincts that lie to 
the west of The Northern Road, south of Greendale Road and north of the Oran Park 
Precinct boundary. 

The extent of the Context Plan Area is show in the figure below: 
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The LCM Social Infrastructure Assessment identified the likely demand for open space 
and recreation facilities arising from the expected development in Lowes Creek Maryland, 
along with consideration of the apportionment for shared demand of facilities with the 
broader Context Plan Area if justified. 

The principles for determining the demand and provision open space were derived from 
Camden Council’s Open Space Design Manual (OSDM), The Government Architect 
Office’s Draft Open Space and Recreation Guide (2018) which nominates a set of 
performance criteria for open space and recreation, the Growth Centres Development 
Code, and other Camden Council strategies including the draft Spaces and Places 
Strategy 2020, Camden Play Space Strategy 2010-2020 and Camden Council 
Sportsground Strategy 2020-2024. 

The final ILP incorporates 61.74 hectares of open space, which exceeds the benchmark 
provision rate (minimum of 2.83 hectares per 1,000 people) but takes into account 
broader planning considerations, including the topography of the Precinct and proximity 
of facilities to residential land uses. The amount of open space further reflects that: 

• all local parks are a minimum of 5,000 m
2 in size, consistent with Council’s 

Space and Place Strategy,  

• open space around the scar trees was expanded in the final ILP to conserve the 
health and vitality of the scar trees, and 

• areas of public recreation have been strategically placed to ensure all residents 
will be within 400m walking distance to a park in accordance with the Premier's 
Priorities. 

Drainage basins will not contribute to the provision of formal public open space but these 
basins will be appropriately landscaped to aid in cooling and greening the  Precinct 
and may be informally used for recreational purposes. 

The final ILP identifies six sports fields and 21 parks, however as part of the rezoning of 
the precinct only the sports fields and the 11 parks holding heritage values are proposed 
to be zoned RE1 Public Recreation and identified for land acquisition. This allows the 
exact location of other proposed future parks to be moved or reconfigured at the 
Development Application stage without requiring a Planning Proposal. However, the 
remaining parks are still intended to be delivered generally consistent with the ILP, and 
the land costs are still included in the plan. 

The LCM Social Infrastructure Assessment acknowledged that the expected population in 
the broader Context Plan Area would provide enough collective demand for an indoor 
recreation centre and/or aquatic centre, but Lowes Creek Maryland Precinct does not 
alone. 

An indoor recreation centre has not been included in the plan (as non-essential 
infrastructure) at this  time. Instead, as development plans  progress  in  surrounding  
areas  to  Lowes  Creek Maryland, Council will consider planning for such a centre, 
subject to determination of the scale of facilities and site location required. One option is 
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for the facility to be located in Lowes Creek Maryland Precinct within the proposed district 
sports park (adjacent to the multipurpose community facility). 

Once Council determines the need for a facility including its size and location, it will 
also consider whether it needs to amend this plan to apportion the cost of the land 
across the broader demand catchment (Context Plan Area). 

The riparian corridors of Lowes Creek and its tributaries provide excellent opportunities to 
create walking and cycling paths along them. 

In the final ILP, a path network is proposed along corridor routes and sub-arterial roads in 
the Precinct, connecting to open space and other key destinations. This corridor land has 
not been included in this plan to reduce costs. Instead, it is expected that much of the land 
will be dedicated to Council for ongoing ownership and management subject to the 
provisions of Council’s  Constrained  Lands  Policy.    However,  the  construction  of  
shared  pathways are included in the plan as part of the active transport network. 

Community services land 

The final ILP for the Lowes Creek Maryland Precinct has addressed the requirements for 
the incoming population as recommended by the LCM Social Infrastructure Strategy. It 
has proposed land of 0.94 hectares for one large community centre which combines the 
local and district community floorspace for  the  Lowes Creek Maryland Precinct  
(1,120m2)  and the district floorspace for the balance of the Context Plan Area at 755m2) 
for a total facility of 1,875m2 GFA located next to a double playing field, and across a road 
from a recreation area and park. Car parking will be co-located at this site for the adjacent 
double playing field. 

An apportioned share of this land take only, amounting to 26% of 0.94 hectares, is 
included in the plan. This takes into account the fact that: 

• at this stage, the population of LCM Precinct could represent an estimated 26% of 
the broader catchment area (or Context Plan Area lower growth scenario of 78,814 
people, as identified by Elton Consulting), 

• the Growth Centres Development Code standard is for 1 district community centre 
per 20,000 residents, 

• Council’s standards for community facilities identified the need for around 0.47 
hectares of land for community facilities (1,875 m2 in floorspace x 2.5 for land 
take). Taking into account additional car parking provision at the site for adjacent 
open space facilities, this is broadly consistent with the site area proposed, and 

• capital works for community facilities are not on the NSW Government’s Essential 
Works List for contributions plans like this one (with contributions above threshold 
levels for an IPART assessment), and so are excluded from the plan. 
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Future contributions plans prepared for the Context Plan Area should include an 
apportioned contribution towards the cost of acquiring the land for the proposed 
community centre identified in this plan. 

Council intends to address the needs of young people within the multipurpose community 
centre and, potentially in the future, by providing an indoor recreation centre with a youth 
focus, likely somewhere in the Context Plan Area. 

9. Were any supporting studies prepared for the catchment area but not relied 
on?  If yes, explain why they were not used. 

No 

10. How has non-residential development been considered in determining the need 
for infrastructure in the plan? 

Non-residential development generates demand for water cycle management and 
transport infrastructure and has been included in the calculation of the total NDA across 
the precinct. Contributions towards this infrastructure is levied on both residential and non-
residential development on a per hectare of NDA basis. 

11. In determining the need for infrastructure in the plan, what consideration was 
given to: 

 The existing population in the catchment area 

The catchment area for this plan includes large rural allotments used for agricultural 
purposes and limited rural-residential development. The limited existing population is 
reflected in the five (5) dwelling demand credits that have been assumed and factored into 
the net population yield for contributions calculations. The calculation of demand credits 
includes the residences on heritage sites and other lots that existed at the time the plan 
commenced but excludes the dwellings or lots which will be retained primarily as heritage 
estates. 

 Any existing or projected population outside the catchment area 

The land outside the catchment area is primarily used for agricultural and rural-residential 
purposes with a low existing population with limited infrastructure.  

The Lowes Creek Maryland site is surrounded by the South Creek West and Pondicherry 
Precincts in the South West Growth Area which had not undergone precinct planning at 
the time of preparation of the plan, therefore there has been no detailed assessment of 
infrastructure requirements outside the catchment area apart from social infrastructure. 
The LCM Social Infrastructure Strategy (refer to Part 8 subheading Community Facilities 
in this application) assesses the social infrastructure needs of the Context Plan Area 
which includes the forecast population of both Lowes Creek Maryland and the South 
Creek West precincts. The plan identifies the community infrastructure needs for the entire 
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Context Plan Area and apportions 26% of the cost to Lowes Creek Maryland, with future 
development in South Creek West to contribute the remaining 74%.   

 The capacity of existing infrastructure in the catchment area, and/or  

The catchment area for this plan includes large rural allotments used for agricultural 
purposes and limited rural-residential development. There is no existing infrastructure 
within the catchment area which is capable of servicing the planned urbanisation of the 
site. 

 Any existing or proposed infrastructure outside the catchment area. 

The site is located adjacent to The Northern Road and benefits from recent upgrades to 
duplicate the existing carriageway to form a separated dual carriageway road, along with 
key intersections and lead-in stubs which will connect to the future sub-arterial road 
network (which is not funded by this plan but is proposed to be developer-delivered via a 
future State planning agreement) and the collector road network (which to be delivered 
under the plan). The site does not benefit from any other existing or proposed 
infrastructure outside the catchment area.  
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IPART must advise whether the proposed development contributions are based on a 
reasonable estimate of the cost of the proposed public amenities and public services.  This 
includes how the base costs of land and each item of infrastructure are derived and the 
method used to calculate the contribution rates and escalate them over time. 

 

 

12. Explain the process used to estimate costs for works for each infrastructure 
category.   

Refer to matters such as: 

 Use of consultant or QS estimates 

 Use of council costs 

 Use of benchmark costs  

 Any allowances included, such as professional fees and contingencies 

 Details of any indexation of cost estimates to the base period of the plan, including the 
index used 

Show the link between the supporting cost sources and the land and works in the plan. 
This can be shows against each item in a separate table or in the plan’s works schedule 
(see example works schedule). 

Transport works 

An independent quantity surveyor was engaged to prepare a comprehensive list of 
transport works costs to inform the preparation of the plan, consistent with the 
recommendations of the traffic report. The quantity surveyor’s report is included as a 
supporting document to this submission and correlates with the excel spreadsheet works 
schedule which informs the plan.   
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Stormwater management works 

An independent quantity surveyor was engaged to prepare a comprehensive list of water 
cycle management works costs to inform the preparation of the plan. The quantity 
surveyor’s report is included as a supporting document to this submission and correlates 
with the excel spreadsheet works schedule which informs the plan.   

Open space works (embellishments) 

An independent quantity surveyor was engaged to prepare a comprehensive list of open 
space works costs to inform the preparation of the plan. The quantity surveyor’s report is 
included as a supporting document to this submission and correlates with the excel 
spreadsheet works schedule which informs the plan.   

13. Explain the process used to estimate the cost of plan preparation and 
administration. 

The plan includes an administration cost which equates to 1.5% of the cost of works under 
the plan (i.e. excluding land acquisition costs). This rate has previously been endorsed by 
IPART for the Leppington and Leppington North sections of the Camden Growth Areas 
Contributions Plan.  

14. What, if any, land has the council already acquired to provide local 
infrastructure for development in the catchment area? How has the cost of this 
land been included in the plan? 

 For land that the council has acquired in the plan, the works schedule should show: 

 Date of acquisition 
 Agreed market value 
 Any other acquisition costs 
 Indexation of the total acquisition cost to the base year of the plan. 

 For land that the council has agreed to acquire or have dedicated through a VPA, the 
works schedule should show: 

 Date of agreement 
 Agreed value 
 Indexation of the value to the base year of the plan. 

 For council-owned operational land, the works schedule should show: 

 Market value at the time the land was rezoned for public infrastructure 
 Indexation to the base year of the plan. 

N/A – the plan includes no land already acquired by Council. 

15. Explain the process used to estimate the cost of land yet to be acquired by the 
council. 
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 Include details of any inclusions for other costs associated with a council’s land 
acquisitions, such as conveyancing, legal, survey and other costs payable to 
landowners under the Land Acquisition (Just Terms Compensation) Act 1991. 

An independent valuer was engaged to provide valuation advice to support the 
preparation of the works schedule and inform the rates in the plan. The valuer has 
provided average land values for the various underlying zonings and constraints, and the 
excel spreadsheet works schedule includes the zonings, constraints and assumptions for 
each parcel of land which determines the acquisition cost for each parcel.  

16. If contribution rates in the plan are calculated using an NPV model, 

 Does the model use real or nominal values? 

 If the model uses nominal values, what indexation assumptions are applied to costs 
and revenue? 

 What discount rate does the model use, and why? 

The plan is not informed by a NPV model. 

17. What measures have been taken to minimise costs in the contributions plan 
(eg, adjustment to design or alternative engineering solutions)? 

The plan has been prepared based upon the following principles: 

• Open space embellishment is consistent with the “Essential Works List” and 
includes a base level of embellishment only, 

• Infrastructure is co-located where possible to minimise the land are required (e.g. 
sharing of car parking areas between future open space and community facilities), 

• The provision of double playing fields rather than single playing fields to enable the 
efficient provision of supporting infrastructure (e.g. car parking, amenities buildings 
and changerooms, car parking), 

• The water cycle management system has been refined during the precinct 
planning process and includes the provision of three online stormwater detention 
basins and the provision of other stormwater infrastructure on constrained land 
wherever possible to reduce land acquisition costs, 

• The original Lowes Creek Maryland contributions plan (Amendment 2) originally 
collected for land and works required to deliver a sub-arterial road network within 
the site including associated intersections and creek culvert crossings totalling 
$119.9m. Amendment 3 to the plan removed these infrastructure items, 
representing a significant cost saving to the plan and reducing the contributions 
rates levied under the plan as per the tables below. 
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• The plan only includes local roads in locations where developer-led delivery via 
conditions of development consent is uncertain and difficult to achieve, and where 
the costs can be reasonably apportioned to development (e.g. local roads which 
front heritage items, the future local centre, open space, or creek crossings 
through riparian corridors), and 

• Creek crossings are proposed as culvert crossings rather than span bridges. 

18. Explain the method/s used to index the contribution rates for both land and 
works. 

The plan includes the following indexation methods: 

• Open space works are indexed to the Producer Price Index – Non-residential 
building construction NSW (PPI-NR), 

• Transport and stormwater works are indexed to the Producer Price Index – Road 
and Bridge construction NSW (PPI-RB), and 

• Contributions to be paid via conditions of development consent are indexed to CPI. 

The plan also references the Producer Price Index – Building construction (PPI-B) which 
indexes the cost of community facility works. Community facilities are non-essential 
infrastructure and are not levied for via the plan, however the cost of the community facility 
works and the PPI-B indices are included in the plan for Council’s reference.  

Land acquisition costs are indexed by a customised Land Value Index (LVI) that will be 
prepared by Council and published on Council’s website. The LVI will be informed by 
valuations undertaken by an independent valuer. 
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We assess whether the proposed public amenities and public services can be provided 
within a reasonable timeframe. 

 

19. How has the council determined the timing of infrastructure provision? 

Provide details of the program for delivery of infrastructure in the contributions plan and 
explain its underlying rationale. 

The timing for the delivery of infrastructure is based upon the expected staging and 
progress of development throughout the precinct, with development generally 
commencing in the eastern portion of the precinct adjacent to The Northern Road and 
heading in westerly direction over time. 

It is noted that in the case of Lowes Creek Maryland where there are two significant 
landowners, the staging and timing of infrastructure delivery may change. The “indicative 
scheduling of works” in the works schedule of the plan adopts an approximate time 
window of 4-5 years and this timing will be updated as necessary during future 
contributions plan reviews.    
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We assess whether the proposed development contribution is based on a reasonable 
apportionment of costs between existing and new demand. We also assess whether the 
apportionment of costs reflects the demand generated by different types and stages of 
development. 

Apportionment is about ensuring the allocation of costs equitably between all those who will 
benefit from the infrastructure or create the need for it.  While nexus is about establishing a 
relationship between the development and demand for infrastructure, apportionment is about 
quantifying the extent of the relationship. 

 

20. How does the plan apportion costs?  

Provide details of supporting calculations and explain how the apportionment takes into 
consideration demand arising from (as relevant): 

 New and existing development in the catchment area  

 Different stages of development  

 Different sub-catchments  

 Residential and non-residential development  

 Different residential development densities  

 New and/or existing development outside the catchment area 

Please provide additional information in this section if any development is exempt from 
paying contributions. 

Transport land and works  

The plan apportions transport land and works costs across all of the NDA in the precinct 
(both residential and non-residential) on a rate per-hectare basis.  

Stormwater management land and works 

The plan apportions stormwater management land and works costs across all of the NDA 
in the precinct (both residential and non-residential) on a rate per-hectare basis. 
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Open space land and works (embellishments) 

The plan apportions open space land and works costs across all of the incoming 
residential population of the precinct on a per person basis.  

Community services land 

The plan apportions community facility land costs across all of the incoming residential 
population of the precinct on a per person basis. 

Plan preparation and administration 

The plan includes an administration cost which equates to 1.5% of the cost of works under 
the plan (i.e. excluding land acquisition costs). This rate has previously been endorsed by 
IPART for the Leppington and Leppington North sections of the Camden Growth Areas 
Contributions Plan. This rate is levied across all residential and non-residential 
development on a rate per-hectare basis. 
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We require evidence that the plan has been exhibited and publicised in accordance with the 
statutory requirements and that the council has considered submissions received during the 
exhibition period. The post-exhibition version of the plan should not differ so significantly 
from the exhibited version that it requires re-exhibition. 

It is not necessary to include information about consultation in the contributions plan. 

 

21. In developing the contributions plan, was any publicity and community liaison 
undertaken outside the mandatory exhibition period? 

Council and GLN Planning liaised with the precinct proponents during the rezoning and 
plan preparation processes and incorporated the outcome of updated water cycle 
management reports into the final adopted ILP and plan.  

Further discussions occurred with the precinct proponents regarding the removal of the 
sub-arterial roads from the plan via Amendment 3. 

22. How has the council taken into account submissions received on the draft plan 
placed on exhibition? 

Council received one submission from the precinct proponents during the exhibition of the 
original Amendment 2. The issues raised in the submission were discussed with the 
submitters and the plan was updated as outlined in the titled “CGACP Amendment 2 
post exhibition changelog - September 2022” which is included as a supporting 
document to this application. 

In summary, the changes included revisions to the works schedule, maps, main and 
technical documents and resulted in a reduction in the overall value of the plan by 
$3,206,894 or approximately 1%. 

No submissions were received during the exhibition of Amendment 3 to the plan which 
removed sub-arterial roads and related intersections and culverts. 

23. Does the council intend to undertake any further publicity or community 
liaison? 

No 
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IPART may take into consideration other matters relevant to our overall assessment of the 
contributions plan. 

These matters may include compliance with the statutory requirements for making local 
infrastructure contribution plans and with the Practice Note, whether the plan uses up-to-
date information, as well as issues of transparency and accountability in the council’s 
proposed arrangements for the levying and collection of contributions under the plan. 

 

24. Is there any other information relating to the contributions plan which may 
assist us to assess it against this criterion? 

No 

25. Is the council aware of possible changes to any underlying assumptions used 
in preparing the plan which may be relevant to our assessment? 

Such matters could include: 

 Revised population projections 

 Potential rezoning or changes to dwelling yields 

 Other changes to the applicable LEP, SEPP or DCP 

 Changes to NSW government policy for infrastructure delivery 

Council is unaware of any potential or imminent changes to the underlying assumptions 
used in preparing the plan, noting that Amendment 3 to the plan has incorporated the 
removal of sub-arterial roads and associated intersections and culvert crossings in 
response to DPE’s advice in December 2022 that these roads would be eligible for 
developer-delivery via a State planning agreement as works-in-kind to offset SIC 
obligations.  

The plan and supporting documentation submitted to IPART for review is consistent with 
Amendment 3 to the plan. 

 

26. Please provide any other information which you consider would assist or 
expedite our assessment. 
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Review of Part C - Lowes Creek Maryland and related changes to Main Document only 

It is emphasised that the reason for preparing the Camden Growth Areas Contributions 
Plan Amendment 3 and the submission of this application to IPART is to insert provisions 
for the Lowes Creek Maryland Precinct into the plan, including changes to the Main and 
Technical documents.  

Amendment 3 of the plan does not include any material changes to either the Main or 
Technical documents in relation to Part A – Leppington North Precinct and Part B – 
Leppington Precinct. The changes to the plan are limited to: 

• Amendments to the “Main Document” to refer to the new Part C – Lowes Creek 
Maryland Precinct and the inclusion of contributions rates and key assumptions 
informing those rates; and 

• Amendment of the “Technical Document” by inserting Part C – Lowes Creek 
Maryland Precinct.  

IPART’s review of the plan should therefore be limited to the relevant sections of the Main 
Document and Part C – Lowes Creek Maryland Precinct of the Technical Document. 

History of Lowes Creek Maryland contributions plan (Amendments 2 and 3 of CGACP) 

The contributions plan for Lowes Creek Maryland (Part C of the Technical Document) 
which is currently in force and is submitted to IPART for review includes: 

• The original contributions plan for Lowes Creek Maryland under Amendment 2 to 
the Camden Growth Areas Contributions Plan (CGACP) which came into force on 
2 December 2022; and 

• Amendments to the original contributions plan to remove the sub-arterial roads and 
related intersections and creek culvert crossings under Amendment 3 to the 
CGACP which came into force on 28 April 2023. These amendments responded to 
advice issued by the Department of Planning and Environment (DPE) in December 
2022 which acknowledged that the sub-arterial roads serve a regional function and 
would be eligible for delivery as works-in-kind to offset SIC obligations, and could 
therefore be removed from the plan. No further adjustments were made to the 
original contributions plan via Amendment 3. 

This application form, the contributions plan and supporting documentation reflect the 
Lowes Creek Maryland contributions plan provisions following Amendment 3 coming into 
force. 
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4. Quality assurance 

We also request that council undertake a quality assurance (QA) check of the contributions 
plan before it is submitted to IPART for review.   

The purpose of the council’s QA check is to identify and address any errors or 
inconsistencies within the work schedules and also between the contributions plan and 
relevant supporting information to ensure that the plan, as submitted, is accurate.  This will 
reduce the risk of delay in our assessment and the need for recommendations for the council 
to correct errors. 

Checklist for quality assurance of contributions plan and works schedule 

Has the contributions plan been checked for Yes No 

Typographical errors ☒ ☐ 

Calculation errors (including checking infrastructure and land cost 
calculations) 

☒ ☐ 

Use of the most up-to-date data and information  ☒ ☐ 

 

27. Explain the quality assurance process undertaken for the contributions plan 
prior to submitting it to IPART for review. 

A comprehensive review of the plan has been undertaken to ensure that the Lowes 
Creek Maryland Precinct will be supported by a contemporary contributions plan that is 
robust, consistent with DPE and IPART requirements, and includes accurate and 
relevant costs to minimise financial risk to the Council whilst also providing value for 
money for developers and the community.  

The plan was informed by a collaborative DPE and Council precinct planning process 
for Lowes Creek Maryland including the suite of specialist studies that informed the 
rezoning. The specialist studies were peer-reviewed by DPE and Council officers, 
including internal Council working groups and project working group/project control 
group sign-off. 

Separate land valuation and quantity surveyor reports for land and works costs were 
commissioned to inform the plan preparation process, with the recommendations of 
these reports reviewed by Council officers and GLN Planning.  

The contributions plan document is underpinned by a detailed spreadsheet which forms 
part of this submission package. The spreadsheet has been checked for accuracy and 
cross-referenced with the written contributions plan document by Council officers and 
GLN Planning. 
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5. Application checklists 

Please complete Checklist A to confirm the contributions plan contains all information 
requirements of the Environmental Planning and Assessment Regulation 2000. 

Please complete Checklist B to ensure that all information necessary for IPART’s 
assessment is submitted. 

Councils should also complete and provide IPART with spreadsheets that: 

 Detail all infrastructure items included in the plan, with references to the studies 
(including the specific sections or page numbers), that support their inclusion in the plan 
as relevant 

 Detail the cost of each infrastructure item (including source and date of costings, and any 
indexation of cost estimates) 

 List the cost and area for all parcels of land required for infrastructure in the plan  

 Detail the cost of any land that has already been acquired and land that the council is yet 
to acquire 

 Show how the total cost of land and works for each infrastructure category (or 
subcategory) have been apportioned 

 Show how the contributions rates in the plan have been calculated (including net present 
value modelling if this approach is used) 

 Show indicative contribution amounts for each type of residential dwelling.  

IPART provides a works schedule template that councils can use to show information and 
calculate contribution rates (see Resources to assist councils). The template is available on 
our website or can be viewed at the end of this document. 
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Checklist A – for the contributions plan 

 

Does the contributions plan: Yes No 

Contributions plan  
page reference(s) 

(MD = Main 
Document) 

(TD = Technical 
Document) 

Outline the purpose of the plan ☒ ☐ MD – p.6- 

Incorporate a map showing: 

 Geographical catchment area of the 
contributions plan 

 Specific infrastructure to be provided 
under the plan (may include multiple 
maps) 

☒ ☐ 

MD – p.1 and 7 

TD – p. 96, 129-131 

Include details about how the need for land 
and works to support new development 
was determined 

☒ ☐ TD – p.104 

Include information about:    

 Existing population in the catchment 
area 

☒ ☐ TD – p.95 

 Projected residential population and/or 
workforce 

☒ ☐ TD – p. 102-103 

Include a schedule of the contributions 
rates (eg, $/ha, $/person, $/dwelling) 

☒ ☐ MD – p.49-51 

Include assumptions made in the modelling 
of costs and revenue (if using a Net 
Present Value (NPV) approach). 

☐ ☒ N/A 

Include details of the anticipated rate of 
development in the catchment area and 
how this was determined 

☒ ☐ TD – p.104 

Include a program for infrastructure 
delivery and explain how it relates to the 
anticipated timing of development 

☒ ☐ TD – p.126-128 

Include a statement regarding potential 
revision of the scheduled timing for 
infrastructure delivery 

☒ ☐ TD – p.104- 

Include the formulas used for determining 
the section 7.11 contributions for each 
infrastructure category 

☒ ☐ MD – p.8-11 
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Does the contributions plan: Yes No 

Contributions plan  
page reference(s) 

(MD = Main 
Document) 

(TD = Technical 
Document) 

Explain how the proposed cost of works 
was derived (eg, quantity surveyor or other 
consultant advice, standard costs used by 
the council)  

☒ ☐ TD – p.105 

Explain how the proposed cost of land was 
derived  

☒ ☐ TD – p.105 

Include a works schedule that shows an 
estimate of the cost and the expected 
timing of infrastructure delivery 

☒ ☐ TD – p.126-128 

Include details of apportionment 
calculations 

☒ ☐ TD – p.105-106 

Explain how the contribution rates will be 
adjusted for inflation/ changes in costs 

☒ ☐ MD – p.25-29 

Outline the base period for costs in the 
plan (eg, June 2018) 

☒ ☐ MD – p.29 

Address the council’s position on the 
following policy matters: 

☒ ☐ - 

 Provide details of accounting 
arrangements for contribution funds 
(eg, is pooling of funds permitted, will 
internal borrowings be used to deliver 
infrastructure projects 

☒ ☐ MD – p.31-32 

 Show how it will satisfy each condition 
requiring the payment of monetary 
contribution 

☒ ☐ MD – p.21-24 

 Consider the conditions that may be 
imposed under section 4.17(6)(b) of the 
Act or section 97(1)(b) of the Local 
Government Act 1993. 

☐ ☒ N/A- 
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Checklist B – for the council’s application 

Please complete the checklist below to ensure that all information necessary for IPART’s 
assessment is submitted. 

 Yes No N/A 

Works schedules and calculation of contribution rates    

Spreadsheets must include a clear link between 
 The listed infrastructure and the evidence which supports nexus 

☒ ☐ 
 

 The cost of land/infrastructure and the cost source ☒ ☐  

Contributions plan    

Version of contributions plan incorporating any post exhibition changes ☒ ☐  

Version of contributions plan publicly exhibited ☒ ☐  

Version of contributions plan previously submitted to IPART for review  ☐ ☐ ☒ 

Public consultation    

Copy of all submissions to publicly exhibited contributions plan ☒ ☐ ☐ 

Summary of submissions and council’s response ☒ ☐ ☐ 

Technical studies and consultant documents    

Land valuation report/s ☒ ☐ ☐ 

Supporting studies for stormwater management infrastructure (eg, 
Flooding and Water Cycle Management report) 

☒ ☐ ☐ 

Supporting studies for transport infrastructure (eg, Traffic and Transport 
Assessment report) 

☒ ☐ ☐ 

Supporting studies for open space infrastructure (eg, Demographic and 
Social Infrastructure report) 

☒ ☐ ☐ 

Supporting studies for community services (eg, Demographic and 
Social Infrastructure report) 

☒ ☐ ☐ 

Maps and shape/spatial files    

Plan catchment map/s ☒ ☐ ☐ 

Final Indicative Layout Plan ☒ ☐ ☐ 

Zoning map/s ☒ ☐ ☐ 

Land acquisition map/s ☒ ☐ ☐ 

Constrained land map/s (flooding and transmission lines) ☒ ☐ ☐ 

Other documents    

VPAs ☐ ☐ ☒ 

Details of other funding agreements for state or local infrastructure in 
the area covered by the plan (including draft agreements) 

☐ ☐ ☒ 

Council business papers or meeting minutes related to the preparation 
of the contributions plan 

☒ ☐ ☐ 

Any other documents that you think could be useful in IPART’s 
assessment of the contributions plan 

☒ ☐ ☐ 
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