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1 Executive summary

The Hills Shire Council (the council) has revised its Contributions Plan No. 15 - Box Hill Precinct
(CP15 (2020)) and submitted the draft to IPART for review. The council seeks to levy the full,
uncapped contributions amount in CP15 (2020) from 1 January 2021.1 To be able to do so, the
plan must be assessed by IPART and the council must make any changes requested by the
Minister for Planning and Public Spaces (the Minister) or his nominee.

This is the fourth time IPART has assessed CP15. Since the plan was first adopted in July 2014
we have completed reviews in December 2014, March 2016 and October 2018.

We found that the plan largely reflects the reasonable costs of local infrastructure required for
the new development. However, we have also found that the council’s approach to estimating
the cost of some transport works, including roundabouts and signalised intersections, is not
reasonable. We have made draft recommendations about the need (nexus) for some
intersections and the amount of land the council has included in the plan for stormwater
infrastructure. Our assessment also found that the council’s approach to costing and
apportioning the costs for the upgrade of Boundary Road is not reasonable.

Our draft recommendations would reduce the total cost of land, works and administration in
CP15 (2020) from $682.10 million to $657.69 million. This equates to a decrease in total costs
of 3.6% relative to the plan submitted to us. Our draft recommendations would also reduce
the contribution rates in the plan. For a typical dwelling, our draft recommendations would
reduce indicative contributions by $4,345 (8.5%) to $46,577 for the Killarney Chain of Ponds
catchment and by $3,803 (9.1%) to $37,918 for the Second Ponds Creek catchment.

This Draft Report sets out our draft findings and recommendations to the Minister on the
amendments required to ensure that the plan reflects the reasonable costs of providing the
necessary local infrastructure to accommodate the development of the precinct.

1 DPIE (letter from the Minister's Nominee), Letter to The Hills Shire Council, June 2020.
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Have your say on ‘.
Draft recommendations ‘.

We invite stakeholder comments on all our draft recommendations

We value the views of stakeholders and in particular ask for feedback to inform our
assessment of the following topics:

Nexus for intersection changes proposed by the council

The council has provided traffic modelling to support changes to the treatment of
intersections from the previous version of the plan. We found the council’s approach is
mostly reasonable, and invite stakeholder feedback on our findings and the council’s
modelling.

Half-width roads fronting non-developable land

The council has included all remaining half-width roads fronting non-developable land in
the plan at a cost of over $40 million, including land and works. The works costs are based
on an IPART benchmark unit rate for local roads of $1,982 per linear metre plus a 30%
contingency allowance. We ask for stakeholder feedback on the council’s approach and the
unit rate the council has used to estimate the cost of half-width roads in the plan.

Apportionment of reasonable costs for the upgrade of Boundary Road

Boundary Road forms the boundary between The Hills LGA and Hawkesbury LGA. The
section of Boundary Road between Menin Road and Windsor Road divides the Box Hill
and Vineyard Stage 1 precincts. Our assessment found that the costs in the plan are too low
and should be increased to reflect the IPART-assessed reasonable cost of the upgrade and
revised traffic modelling which shows the demand arising from the Box Hill Precinct.

Inclusion of land that is not required for public infrastructure

The council has included an additional 17.2 hectares of land for stormwater in CP15 (2020)
at a cost of $5.13 million. The additional land is not required to deliver stormwater
infrastructure. The council has included the additional land because of practical issues
associated with land acquisition. We have found that nexus is not established for inclusion
of the cost of this additional land for stormwater and ask for stakeholder feedback on:

v Whether any of the excess land that is not required for delivery of stormwater
infrastructure has development potential and therefore should be removed from the
plan

v Our draft recommendation to include any residual land as open space for the

residents of Box Hill.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART
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1.2 Our key findings

We have conducted this assessment in accordance with the guidance provided by the
Department of Planning, Industry and Environment (DPIE) in its Practice Note.2 We found
that most aspects of the plan meet the assessment criteria in the Practice Note, with the
exception of nexus, reasonable cost and apportionment for some transport infrastructure and
nexus for some land for stormwater management.

Some signalised intersection and roundabout costs are based on unreasonable
estimates

We found that the revised costing sources used by the council for most signalised intersections
and two-lane roundabouts are not reasonable. For signalised intersections, we consider the
costings used in the previous version of the plan are more reasonable. For roundabouts, we
have recommended a more reasonable estimate based on the IPART-assessed reasonable cost
of a comparable roundabout in North Kellyville. Our draft recommendations for intersections
would reduce the cost of transport infrastructure in the plan by $36.22 million.

More of the costs of upgrading Boundary Road should be apportioned to the plan

We found that the council’s approach to costing the upgrade of Boundary Road to an urban
standard collector road is not reasonable. We have recommended the council include
additional costs, in recognition of is its shared role in planning and delivering the road. Our
recommended approach to apportionment reflects advice from Transport for NSW (TINSW)
about the additional traffic volume expected to use the road from the Box Hill Precinct. Our
draft recommendation would increase the cost of transport infrastructure in the plan by
$17.71 million.

The council should investigate opportunities to re-sell or re-purpose excess land

We found that the council has included additional stormwater land in the plan that is not
required to deliver stormwater infrastructure. The council has included the additional land
because of practical issues associated with land acquisition. We have found that nexus is not
established for inclusion of additional stormwater land, but it may be if it can be used for open
space; and that the council should:

v Identify land with development potential that can be resold, and remove the cost of this
land from the plan

v Include any residual land as open space, to increase the provision of open space land
for the residents of Box Hill.

Open space provision in the Box Hill Precinct should increase

We found that the overall provision of open space in the plan is low. The provision of
1.45 hectares of open space per 1,000 new residents is below the Growth Centres” benchmark
of 2.83 hectares per 1,000 residents.

2 See Department of Planning and Environment (DPE), Local Infrastructure Contributions Practice Note,
January 2019 (Practice Note). We also assessed whether CP15 (2020) contains information required by the
Environmental Planning and Assessment Regulation 2000.
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The council has identified 44.27 hectares of water management land which may be suitable
for recreation, but it has not included this land or its potential embellishment in the open space
provision in CP15 (2020).3 If this was included as open space, it would increase the rate of
provision to 2.49 hectares per 1,000 residents. We note there is also the potential for excess
stormwater land to be included as open space.

1.3 Our draft recommendations
We have made 17 draft recommendations as a result of our assessment of CP15 (2020).

All our draft recommendations (and the page number on which they appear in the following
chapters) for CP15 (2020) are listed below. All recommendations require action by the council.

Transport

1 Transfer verges adjoining roads and road bridges within open space to transport works.
This would increase transport costs by $1,549,248. 23

2 Remove the cost of the signalised T-junction intersection at the corner of Terry Road
and High Street [BHT18] because nexus is not established. This would reduce costs in
the plan by $5,300,000. 23

3 Increase the cost of the intersection at the corner of Prosper Street and Mount Carmel
Drive [BHT17] by $346,740 because nexus is established for a signalised intersection
instead of a roundabout. 24

4 Reduce the cost of half-width roads by $1,889,008 to reflect a lower contingency
allowance of 20%. 31

5 Reduce the cost of the Northern Connection Road if it is partially funded through the
NWGA SIC. 31

6 Reduce the cost of two-lane roundabouts [BHRO1, BHR02, BHR03, BHRO08] by
$5,904,927, reflecting a more reasonable estimate of costs based on a comparable
roundabout in North Kellyville. 31

7 Reduce the cost of signalised intersections [BHT10, BHT13, BHT14, BHT15, BHT20] by
$29,269,935, reflecting the previous estimated costs, which were based on AECOM'’s
2014 technical study. 31

8 Reduce the cost of the signalised intersection [BHT22] by $1,043,040, reflecting an
estimate based on the cost of installing signals only, plus a 20% contingency
allowance. 31

9 Apportion 67% of the costs of the Northern Connection Road to the plan, based on the
most up-to-date population forecasts for Box Hill (CP15) and North Kellyville (CP13). 38

w

CP15 (2020), p 24.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART
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10 Revise the reasonable cost of upgrading Boundary Road to $32,395,205 and include
81.7% of this cost in the plan, reflecting the demand for the upgrade that is generated
from the Box Hill Precinct. This would increase costs in CP15 (2020) by $17,706,650. 39

Stormwater management

11  Remove 4,034m? of land for stormwater infrastructure from the plan, for which nexus is
not established. This would reduce the cost of stormwater land in the plan by

$664,398. 48
12 For a further 13,214m? of stormwater land for which nexus is not established: 48
— Remove the cost of any land with development potential from the plan 48
— Include any residual land as open space in the plan. 48

Plan administration

13  Revise the cost of plan administration for CP15 (2020) to reflect 1.5% of the adjusted
cost of works. 61

Cross category

14  Recalculate all escalation factors using a compound annual average growth rate
formula instead of a simple average formula. 65

15 Update the discount rate in the financial model to 3.2%, which is the latest available
Local Government Discount Rate. 66

16  Comprehensively review the plan within the next five years to ensure assumptions
about the scope, cost and apportionment of land and works reflect the progress of
development in the precinct. 67

17  Update the plan to ensure that the maps showing locations of infrastructure are
accurate and accessible. 67

The impact of our draft recommendations is presented in Table 1.1, Table 1.2 and Table 1.3.
More detailed tables on the recommended changes are presented in each of the infrastructure

category chapters, and summarised at Appendix A.

We note that draft recommendation 5 is not reflected in our assessed reasonable costs and
there may be further adjustments to the cost of stormwater land, depending on the outcome

of consultation.

The IPART-calculated contribution rates are indicative only and reflect our draft
recommendations and the council’s assumptions about the timing of revenues and costs in
the plan. We have asked the council for additional information to clarify the revenue it has

received to date from contributions in CP15 (2020), which may impact contribution rates.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART
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Table 1.1 Summary of draft adjustments — CP15 (2020) ($Jun2019)

Cost in plan Draft IPART - Draft IPART -
($Jun2019) recommended assessed
adjustment ($) reasonable cost ($)
Transport
Land 51,665,809 0 51,665,809
Works 180,953,757 -21,856,829 159,096,928
Stormwater
Land 82,752,997 -664,398 82,088,599
Works 84,974,681 0 84,974,681
Open space
Land 170,321,018 0 170,321,018
Works 105,865,380 -1,549,248 104,316,131
Community facilities
Land 0 0 0
Plan administration 5,576,907 -351,091 5,225,816
Total 682,110,548 -24,421,566 657,688,981

Source: CP15 (2020) Works Schedule and IPART analysis.

Table 1.2 Draft indicative contributions (Killarney Chain of Ponds) by dwelling type

($Jun2019)
Occupancy Indicative Draft IPART- Difference Difference
rate per contribution adjusted (%) (%)
dwelling ($) contribution ($)
Subdivision, 3.4 50,922 46,577 4,345 8.5
dwelling house,
dual occupancy
Integrated housing 2.7 40,438 36,987 3,451 8.5
Senior housing 1.5 22,466 20,549 1,917 8.5
Multi-unit housing
rates:
1 bedroom 1.7 25,461 23,288 2,173 8.5
2 bedroom 1.8 26,959 24,658 2,301 8.5
3 bedroom 25 37,443 34,248 3,195 8.5
4 bedroom 3.1 46,429 42 467 3,962 8.5

Source: CP15 (2020) p 6 and 19 and IPART analysis.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART
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Table 1.3 Draft indicative contributions (Second Ponds Creek) by dwelling type

($Jun2019)
Occupancy Indicative Draft IPART- Difference Difference
rate per contribution adjusted (%) (%)
dwelling ($) contribution
$)
Subdivision, 3.4 41,721 37,918 3,803 9.1

dwelling house,
dual occupancy

Integrated housing 2.7 33,132 30,112 3,020 9.1
Senior housing 15 18,406 16,729 1,677 9.1
Multi-unit housing

rates:

1 bedroom 1.7 20,861 18,959 1,902 9.1
2 bedroom 1.8 22,088 20,074 2,014 9.1
3 bedroom 2.5 30,677 27,881 2,796 9.1
4 bedroom 3.1 38,040 34,573 3,467 9.1

Source: CP15 (2020) p 6 and 19 and IPART analysis.

1.4 Structure of this Draft Report

The following chapters provide our analysis of CP15 (2020) against the criteria in the Practice
Note, and explain the draft recommendations we have made for The Hills Shire Council to
make adjustments to the plan.

v Chapter 2 outlines the context for our assessment of contributions plans
v Chapter 3 provides an overview of CP15 (2020)

v Chapter 4 presents our analysis of transport infrastructure

v Chapter 5 presents our analysis of stormwater infrastructure

v Chapter 6 presents our analysis of open space embellishment

v Chapter 7 presents our analysis of plan administration

v Chapter 8 presents our analysis of cross-category issues, ie, land costs, the council’s
financial model, timing of infrastructure delivery (Criterion 4), consultation (Criterion 6)
and other matters (Criterion 7).

1.5 How you can have a say on this Draft Report

We are seeking written submissions on this Draft Report. Submissions should address the
Practice Note criteria, set out in section 2.2.1 of this report, and IPART's assessment against
the criteria. Submissions are due by Tuesday, 29 September 2020. Late submissions may not
be accepted. More information on how to make a submission can be found on page ii of this
Draft Report. We will provide our Final Report to the Minister for Planning and Public Spaces
in November 2020.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART



Figure 1.1 Our assessment timeline

6 Mar 1 Sep 29 Sep Nov
2020 2020 2020 2020
vV vV \4
| |
! |
Review Draft Final
Commenced Report Report

Note: Our assessment was placed on hold between 3 June 2020 and 23 July 2020 while we waited for further information from
the council to complete our assessment.
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2 Context and approach for this assessment

We commenced our assessment of CP15 (2020) in March 2020. This is the fourth time we have
assessed CP15. To provide context for our assessment, the sections below outline:

v Why the council submitted CP15 (2020) for assessment
v Our approach and consultation process for assessment

v What will happen next.

21 Why has the council submitted its plan to IPART?

IPART assesses contributions plans from councils that propose to levy contributions above
$30,000 per residential lot or dwelling in identified greenfield areas and $20,000 per residential
lot or dwelling in other areas.4

The council has submitted the draft plan for IPART’s assessment because the contributions
for some types of residential development exceed the $30,000 per lot/dwelling review
threshold, which applies under clause 6A(6) of the Ministerial Direction.5 In addition, the
Minister requested the council revise the plan to reflect updated population figures for the
Box Hill Precinct.6

The council has until 31 December 2020 to adopt a contributions plan that has been reviewed
by IPART and reflects amendments requested by the Minister or Minister’s Nominee.?

2.2 What approach did we use for this assessment?

In assessing CP15 (2020) we considered:

v The criteria set out in the Local Infrastructure Contributions Practice Note (Practice Note)
issued by DPIE8

v Information and further advice from the council and DPIE on various aspects of the plan.

4 Minister for Planning, Environmental Planning and Assessment (Local Infrastructure Contributions) Direction
2012, 21 August 2012, as amended (Ministerial Direction).

5  Ministerial Direction, as amended by the Environmental Planning and Assessment (Local Infrastructure
Contributions) Further Amendment Direction 2018 (issued on 18 December 2018).

6 Minister for Planning, Letter to The Hills Shire Council, August 2019.

7 DPIE (letter from the Minister's Nominee), Letter to The Hills Shire Council, June 2020.

8  Department of Planning and Environment, Practice Note - Local infrastructure Contributions, January 2019.
The January 2019 Practice Note replaces the January 2018 Practice Note - Local infrastructure Contributions.
The 2019 revision clarifies the timing of when a council can adopt a contributions plan (particularly where the
draft plan proposes a rate above the maximum cap amount in the Direction). The assessment criteria for our
review remain the same.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART



2.2.1 We considered the assessment criteria in the Practice Note

IPART’s assessment functions for local infrastructure contributions plans are based on terms
of reference issued by the Premier under section 9 of the Independent Pricing and Regulatory
Tribunal Act 1992 (see Appendix B).

As required by these terms of reference, we have assessed CP15 (2020) in accordance with the
criteria set out in the Practice Note. The criteria require us to assess whether:
1. The public amenities and public services in the plan are on the essential works list.

2. There is a reasonable nexus between the proposed public amenities and public services
in the plan and the development.®

3. The proposed development contribution is based on a reasonable estimate of the cost of
the proposed public amenities and public services.

4. The proposed public amenities and public services can be provided within a reasonable
timeframe.

5. The proposed development contributions are based on a reasonable apportionment of
costs.

6.  The council has conducted appropriate community liaison and publicity in preparing

the contributions plan.

7. The plan complies with other matters we consider relevant.

We also assessed whether the plan contains the information required by Clause 27 of the
Environmental Planning and Assessment Regulation 2000. A summary of our assessment of the
CP15 (2020) against these requirements is provided at Appendix D.

2.2.2 We considered the Minister’s advice on the recommendations from our 2016
and 2018 assessments of CP15

We previously assessed CP15 in 2014, 2016 and 2018, which enabled the council to apply for
funding from the NSW Government to meet the gap between the contributions cap and the
“IPART-assessed” reasonable cost of providing infrastructure in the plan. For the last review
of CP15 in 2018, the Minister for Planning requested IPART focus its assessment on three
nominated items, before the council could submit its application for Local Infrastructure
Growth Scheme (LIGS) funding.

In response to our reviews of the plan in 2016 and 2018, the council was required to make
21 amendments to the plan. In assessing CP15 (2020), we have considered how the council has
amended the plan to reflect the Minister’s advice.

9 Nexus ensures that there is a connection between the land and facilities in a contributions plan and the
demand for them arising from the new development.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART
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Following our 2018 review, the Minister required the council to amend the plan in two stages:

1.  Stage 1 required the council to amend the plan to reflect 12 recommendations, before it
was eligible to access LIGS funding. The council made the changes and adopted a
version of the plan in November 2019.10

2. Stage 2 required the council to reflect a higher estimated population for the precinct,
make other minor changes and re-submit the plan to IPART for review.11

The November 2019 version of the plan is currently in force ‘CP15 (2019)". The Minister’s
Nominee deemed CP15 (2019) to be an ‘IPART reviewed contributions plan’, enabling the
council to levy contributions in accordance with that plan until 31 December 2020,12 subject
to clause 6E of the Ministerial Direction.13 The council will be able to levy contributions in
accordance with CP15 (2020) once it satisfies all of the following;:

v IPART has completed its review of CP15 (2020)

v The Minister (or Minister’s Nomineel4) has advised the council as to any amendments
required to the plan

v The council approves the plan, having made the amendments in accordance with the
advice of the Minister or Minister’s Nominee. 15

Having satisfied these requirements, CP15 (2020) will be an ‘IPART reviewed contributions
plan.’

2.2.3 We considered changes to the plan since our previous assessment

There have been changes to the plan since our previous assessment. These changes include a
revised population projection for the Box Hill Precinct (with implications for the demand for
and provision of infrastructure), new transport infrastructure items, revised scopes and
costings of some infrastructure, and additional land in the plan. These changes are outlined
further in Chapter 3 and in the relevant infrastructure chapters.

The Works Schedule for CP15 (2020) shows that the council has acquired over one third of the
land in the plan, completed some stormwater and transport works, but delivered no open
space embellishment.

Our assessment of CP15 (2020) has considered whether the council’s actual and estimated
costs are reasonable.

10 The Hills Shire Council, 26 November 2019, Ordinary Council Meeting Minutes, pp 8-9.

11 Minister for Planning, letter to The Hills Shire Council, August 2019.

12 Minister for Planning, letter to The Hills Shire Council, August 2019.

13 Ministerial Direction, 2012, as amended by the Environmental Planning and Assessment (Local Infrastructure
Contributions) Amendment Direction 2020 (issued on 18 June 2020). Subclause (4) provides that the council
must not grant development consent relating to any land within The Hills local government area between 1
July 2020 and 31 December 2020 requiring the payment of a monetary contribution exceeding $50,000 for
each dwelling authorised by, or each residential lot authorised to be created by, the development consent.
However, the council may impose a condition requiring the payment of a monetary contribution that exceeds
$50,000 per dwelling or per residential lot if the monetary contribution is paid after 1 July 2021 (subject to the
provisions of the contributions plan and the other provisions of the amended Ministerial Direction that would,
but for clause 6E, apply).

14 Ministerial Direction, 2012, as amended, cl 5(3)(c), ‘...the Minister (or a nominee of the Minister) has advised
the relevant council as to any amendments required to the contributions plan.’

15 Ministerial Direction, 2012, as amended, cl 5(3).
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2.3 What happens next?

We are now seeking submissions on our draft findings and recommendations and invite
comment from interested parties by 29 September 2020. You can find details of how to make
a submission on page iii of this Draft Report.

A list of our draft recommendations is in section 1.3 of Chapter 1.

We will take stakeholder submissions into account in determining our recommendations in
the Final Report. As required by our Terms of Reference, we will deliver our Final Report to
the Minister and the council.

The Minister will then consider our assessment and, if appropriate, request the council to
amend the contributions plan. Once the council has made any requested amendments, the
plan becomes an ‘IPART-reviewed plan” and the council may levy contributions in accordance
with the adopted plan.

Assessment of Contributions Plan No. 15 (2020) — Box Hill Precinct IPART 12



3 Overview of the plan

CP15 (2020) applies to development in the Box Hill Precinct, comprising the residential suburb
of Box Hill and the Box Hill Industrial precinct, located approximately 40km north west of
Sydney’s CBD in the North West Growth Area (NWGA).

The precinct was rezoned for urban development in April 2013 and covers an area of
974 hectares, including approximately 724 hectares of land zoned for residential development
and 133 hectares of industrial and commercial space.16

In 2017, DPIE released the North West Priority Growth Area Land Use and Infrastructure Plan (the
LUIP), which included revised population estimates for the Box Hill Precinct.

3.1 Status of CP15 (2020)

The Hills Shire Council exhibited the revised CP15 (2020) between 17 December 2019 and
7 February 2020. The version of the plan that is currently in force was adopted in
November 2019.

The revised plan, submitted to IPART in March 2020, is intended to address outstanding
amendments relating to updated population projections for the Box Hill Precinct that the
Minister requested in response to our 2018 review of the plan.

Since our 2018 review, the council has also made the following changes to the plan:

v Transport - new items (land and works for half-width roads fronting non-developable
land, bridge works, one intersection), changes to a number of intersections, revised
costings and 3.1 hectares of additional transport land.

v Stormwater - 1.7 hectares of additional land that has been included in the plan because of
practical issues associated with land acquisition.

v Open space - 0.2 hectares of additional land for an existing park.

v Administrative amendments and updated assumptions - including updates to the Net
Present Value (NPV) model used to calculate contributions and incorporation of actual
expenditure and revenue up to 30 June 2019.

3.2 Land and development in the Box Hill Precinct

As shown in Figure 3.1, the Box Hill Precinct is located in the north-east of the NWGA. In
relation to other precincts, Boundary Road creates the border of the precinct with the
adjoining Vineyard precinct to the west and Windsor Road separates Box Hill from Riverstone
and Riverstone East precincts to the south.

16  state Environmental Planning Policy (Sydney Region Growth Centres) Amendment (The Hills Growth
Centres), gazetted April 2013; and DPE, Fact Sheet Box Hill and Box Hill Industrial, March 2013.
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Figure 3.1 Map of the North West Growth Area
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Figure 3.2 is the Box Hill Indicative Layout Plan (ILP), showing the broad level development
outcomes for the Box Hill Precinct.
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Figure 3.2 Box Hill Precinct Indicative Layout Plan
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3.2.1 Changes to population projections

Since we reviewed CP15 (2018), the council has revised its estimate of the residential
population to be accommodated in the Box Hill Precinct. The revised estimate reflects:

v Higher development yields arising from the NSW Government’s Housing Diversity
initiatives within the Growth Centre Precincts (in particular, application of minimum
density targets without an associated maximum density limitation)

v Higher dwelling occupancy rates based on the 2016 Census.

The changes to population projections address two of the recommendations from our review
of CP15 (2018). The Minister requested the council make these amendments to the plan.17

The expected net additional residential population in the plan’s catchment area has increased
by 11,796 people, from 30,687 in CP15 (2018)18 to 42,483 in CP15 (2020). When fully developed,
the precinct is expected to provide 13,276 dwellings (an increase of 3,052 dwellings from
CP15 (2018))19 and support around 17,700 jobs.20

Table 3.1 sets out the average occupancy rates for the different types of residential

development based on historical analysis of six similar development areas in The Hills Shire
Council LGA as at the 2016 Census.2! The council uses these occupancy rates in CP15 (2020).

Table 3.1 The Hills Shire Council — Average occupancy rates

Dwelling type Average occupancy rates
Dwelling Houses 3.4
Integrated Housing Development 2.7
Senior Housing 15
Multi-Unit Housing:

1 Bedroom 1.7
2 Bedroom 1.8
3 Bedroom 25
4 Bedroom 3.1

Source: CP15 (2020), p 19.

Table 3.2 shows the land area, estimated floor space and resulting job forecast for development
in the Box Hill Precinct.22

17 Minister for Planning, Letter to The Hills Shire Council, August 2019.

18 CP15 (2018), p 20.

19  CP15(2018), p 18.

20 DPIE, North West Priority Growth Area, Land Use and Infrastructure Implementation Plan, 2017.
21 CP15 (2020), p 19.

22 CP15 (2020), p 21.
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Table 3.2 Total estimated jobs in Box Hill Precinct

Land use Development area Jobs per hectare of Total jobs
(ha) development area

B7 Business Park 69.4 183 12,700

B6 Enterprise Corridor 26.9 128 3,447

IN2 Light Industrial 6.1 63 381

B2 Local Centre 13.0 97 1,261

Total 115.38 17,789

Source: CP15 (2020), p 21.

3.3 Cost of land and works in CP15 (2020)

The total cost of land, works and plan administration in CP15 (2020) is $682.10 million
($Jun2019). This comprises:

v $304.74 million (44.7%) for the acquisition of land for local infrastructure
v $371.79 million (54.5%) for local infrastructure works

v $5.58 million (0.8%) for plan administration.

3.4 Contribution rates in CP15 (2020)

The council uses a NPV approach to calculate the contribution rates in CP15 (2020). It uses
this approach to ensure that the value of contributions is not eroded over time and reflects the
time value of money. For CP15 (2020) the council has two NPV models which calculate
contribution rates for residential and non-residential development. The models reflect
assumptions about the timing of revenues, ie, when development is expected to occur, and
the timing of expenditure, ie, which it expects to deliver the infrastructure in the plan over the
next 25 years (the life of the plan).

The model discounts revenues and costs, based on the council’s assumptions, to arrive at a
present value contribution rate. The council’s approach to modelling contribution rates is
discussed further in Chapter 8.

3.4.1 Contributions are levied on a per person or gross floor area basis

Contributions for transport, open space and plan administration costs are calculated on a per
person basis for residential development, and on a per square metre of gross floor area (GFA)
basis for non-residential development.

Contributions for stormwater infrastructure costs are calculated on a per person basis for
residential development, and on a per square metre of GFA basis for non-residential
development. In addition, the council calculates separate stormwater contribution rates for
development in the Killarney Chain of Ponds (KCP) drainage catchment and the Second
Ponds Creek (SPC) drainage catchment.
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Table 3.4 shows the contribution rates by infrastructure category for residential and non-
residential development.

Table 3.4 Contribution rates by infrastructure category ($Jun2019)

Infrastructure category Residential Non-residential

(per person) (per hectare)
Transport 4,187 862,600
Stormwater management (KCP) 3,745 276,800
Stormwater management (SPC) 1,040 73,800
Open space 6,937 0
Community facilities 0 0
Administration 108 10,600
Total (KCP) 14,977 1,150,000
Total (SPC) 12,271 947,000

Note: The plan includes separate contributions catchments for stormwater management costs. Development in the KCP
catchment pays a contribution of $14,977 per person, while development in the SPC catchment pays a contribution of $12,271
per person.

School developments in Box Hill are only required to pay the per hectare contributions towards stormwater management land
and works.

Source: CP15 (2020) pp 5 and 7.

3.4.2 In