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Executive Summary

1.1 Introduction

The NSW Government has asked the Independent Pricing and Regulatory
Tribunal (IPART) to review contributions plans that have been prepared by
councils under section 94 of the Environmental Planning and Assessment Act 1979
(EP&A Act), and which propose contribution rates above a capped amount.!

Wollongong City Council (WCC) submitted the Draft West Dapto Section 94
Development Contributions Plan 2016 (Draft West Dapto CP) to IPART for
assessment in March 2016. This is the first time IPART has assessed a
contributions plan for the Wollongong local government area (LGA). All
previous plans that we have assessed have been for areas within Sydney’s North
West Growth Centre.

WCC estimates the total costs of the contributions plan to be $1.23 billion, and
that the maximum contribution payable under the proposed contributions plan is
$68,734 per residential lot.2 This is above the maximum contribution cap of
$30,000 per lot set by the NSW Government that applies to the contributions
plan.3

We have made 40 recommendations across the assessment criteria, for cost
reductions and other items to review that could reduce the total cost of the Draft
West Dapto CP by up to $291.9 million or in the order of 24% in the short term.
We acknowledge that the version of the plan we have assessed is a draft, and that
WCC is continuing to refine infrastructure requirements and costs for this
challenging release area.

The final impact of our assessment would depend on the outcome of responses to
a range of our recommendations.

1 See the Terms of Reference in Appendix A.

2 WCC, Draft West Dapto CP, pp 1-2 and IPART calculations. This is the rate for a subdivision,
dwelling house or dual occupancy.

3 Minister for Planning and Infrastructure, Environmental Planning and Assessment (Local
Infrastructure Contributions) Direction 2012, 21 August 2012, cl 6 (3) and sch 2, cI (15).

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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1 Executive Summary

1.2 IPART's role in reviewing contributions plans

The Revised Local Development Contributions Practice Note: For the assessment of Local
Contributions Plans by IPART* requires a council to submit a plan to IPART for
assessment if it wishes to seek alternative funding sources to fund the gap
between development contributions and infrastructure costs in the plan (see
Box 1.1).

IPART is required to assess the contributions plan and report our findings to the
Minister for Planning and the council.

Box 1.1 IPART's role in reviewing contributions plans

In 2010 the NSW Government introduced caps on the amount of section 94 development
contributions that councils can collect. Unless the Minister for Planning exempts the
development area,a councils can levy development contributions to a maximum of:

v $30,000 per dwelling or residential lot in greenfield areas, and

v $20,000 per dwelling or residential lot in all other areas.

The NSW Government also gave IPART the function of reviewing certain plans with
contribution rates above the relevant cap. Our terms of reference are in Appendix A of
this report.

The NSW Government can provide funding for councils where the cost of delivering
essential infrastructure is greater than the amount the council can collect from capped
contributions.b  Councils can also apply for a special rate variation to meet the funding
shortfall that results from the imposition of caps. Councils must have their plans reviewed
by IPART to be eligible for government funding or to apply for a special rate variation.

Since October 2011, IPART has assessed 11 contributions plans from The Hills Shire
Council and Blacktown City Council. Reports on these contributions plans were
presented to the Minister for Planning and the councils, and are available on our website.

The Draft West Dapto CP is the first contributions plan from outside the Sydney North
West Growth Centre that IPART has reviewed.

a The Minister for Planning exempted all developments where, as of August 2010, the amount of
development that had already occurred exceeded 25% of the potential number of lots. The Department of
Planning and Environment has advised that developments subject to this exemption were assessed on
application from relevant councils.

b Currently through the Local Infrastructure Growth Scheme (LIGS).

4 Department of Planning & Infrastructure, Revised Local Development Contributions Practice Note:
For the assessment of Local Contributions Plans by IPART, February 2014 (Practice Note).

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



1 Executive Summary

1.3 How does IPART assess a contributions plan?
IPART assesses plans in accordance with the criteria set out in the Practice Note.
The criteria require us to assess whether:

v the public amenities and public services in the plan are on the essential works
list
v the proposed public amenities and public services are reasonable in terms of

nexusd

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

v the proposed public amenities and public services can be provided within a
reasonable timeframe

v the proposed development contribution is based on a reasonable
apportionment of costs

v the council has conducted appropriate community liaison and publicity in
preparing the contributions plan, and

v the plan complies with other matters IPART considers relevant.

We have based our assessment of the Draft West Dapto CP on information
provided by the council, and have consulted further with WCC, including during
a site visit and meetings. WCC officers have also provided comment on drafts of

IPART’s findings and recommendations.6 In addition, we consulted with the
Department of Planning and Environment (DPE).

To assist with our assessment of transport infrastructure in the plan, we engaged
an independent transport engineering consultant, ARRB Group Ltd (ARRB).
Appendix C is ARRB'’s report on specific matters relating to whether:

v the proposed transport facilities are on the essential works list
v the proposed transport facilities are reasonable in terms of nexus, and
v the estimated costs of the proposed transport facilities are reasonable.”

Following our assessment, the Minister for Planning will consider our
recommendations and may request WCC to amend the contributions plan.

5 Nexus ensures that there is a connection between the land and facilities in a contributions plan
and the demand for them arising from the additional population as a result of the new
development.

WCC, Emails to IPART, 1 and 21 September 2016.
See ARRB Group Ltd, Review of Transport Items in the Draft West Dapto Contributions Plan,
September 2016, in Appendix C.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART | 3
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1.4  Overview of Draft West Dapto CP

The West Dapto Urban Release Area (WDURA) comprises around 4,700 hectares
of land located in the south west of the Wollongong LGA. The Draft West Dapto
CP is the most recent in a series of contributions plans for the area (see Section 2.1
for a summary of prior plans).

Development is planned to occur over 60 years from 2010.8 The total net
developable area (NDA) is 1,951 hectares and is mostly for residential
development. When fully developed the area is expected to accommodate a
population of around 56,500, in approximately 19,500 dwellings, with
180 hectares for industrial development, to provide for an estimated 8,500 jobs.

The WDURA is divided into five stages consisting of six sub-precincts:

v Stage 1 (Darkes Town Centre, Sheaffes-Wongawilli) and Stage 2 (West
Horsley) were rezoned in 2010 with development now underway.

v Stage 3 (Cleveland) and Stage 4 (Avondale) are currently non-urban, rural
zones and have not yet been rezoned for urban release.

v Stage 5 (Yallah-Marshall Mount) is also currently non-urban and rural, but is
the subject of a draft planning proposal to rezone for residential development.

WCC has adopted a tiered, or ‘structure planning’, approach for the WDURA, as
recommended by the Growth Centres Commission (GCC) in 20089 This
combines a comprehensive infrastructure plan for the whole release area, with
neighbourhood plans being prepared for specific precincts or stages after they
are rezoned for urban development. At the neighbourhood planning stage,
detailed land wuse and infrastructure requirements are determined (see
section 2.2).

Transport infrastructure accounts for the highest costs in the Draft West
Dapto CP. This is attributable to the extensive upgrade to the road network
required as the area is highly prone to flooding. The Draft West Dapto CP
proposes a road network that includes flood accessible routes for residential
areas and 66 bridges over creek lines, railway corridors and major roads.10

8  Draft West Dapto CP, p 1.

9  Growth Centres Commission, West Dapto Release Area Review - Planning Report prepared for
Wollongong City Council, November 2008, p 17.

10 Draft West Dapto CP, pp 24-27.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



1 Executive Summary

1.4.1 Land and works costs in Draft West Dapto CP

The total proposed cost in the Draft West Dapto CP is $1.23 billion, of which
87.1% represents the construction of facilities, 12.3% land acquisition, and 0.7% is
for plan preparation and administration (see Table 1.1). Transport infrastructure
accounts for $893.6 million or 72.7% of total costs.

Table 1.1 Draft West Dapto CP — Total cost of land and facilities ($2014)

Land Facilities Total
Transport 43,040,217 893,576,395 936,616,612
Stormwater management 56,822,865 99,699,193 156,522,058
Open space 49,695,923 56,064,791 105,760,714
Community facilities 1,540,000 21,344,457 22,884,457
Administration 7,500,000
Total 151,099,005 1,070,684,836 1,229,283,841a

a8 The total cost in the plan to be met from development contributions is actually $1,225,420,065 because
$3,863,776 was transferred into the West Dapto CP fund in 2010 from surplus contributions from the Horsley
S94 plan, which has been completed.

Note: Estimates in the West Dapto S94 Work Schedule are in $2015 for land and Stage 5 roadwork costs only.
Source: WCC, Draft West Dapto CP, West Dapto S94 Work Schedule.

1.4.2 Contribution rates for residential development

Table 1.2 sets out the proposed contribution rates in the Draft West Dapto CP for
different dwelling types. All of the contribution rates are above the contributions
cap of $30,000 per dwelling or lot.

Table 1.2 Draft West Dapto CP — Proposed residential development
contributions ($2014)

Occupancy Rate Contributions

(persons) rate

Subdivision, Dwelling house, Dual occupancies 3.2 68,734
Multi-unit housing 4+ bedrooms 2.9 62,291
Multi-unit housing 3 bedrooms 2.5 53,699
Multi-unit housing 2 bedrooms 2.2 47,255
Multi-unit housing 1 bedroom 1.7 36,515

Source: WCC, Draft West Dapto CP, p 2 and Work Schedule, Density & Contributions Summary Tab.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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1.4.3 Contribution rates for non-residential development
Industrial development accounts for 180.4 hectares or around 9.2% of NDA.

Under the Draft West Dapto CP, contributions would be levied on a per hectare
basis for industrial development ($68,499).11

WCC has proposed contribution rates for industrial development to be 10% of
the average per hectare residential contribution rate to encourage industrial
activity within the area, and therefore, generate employment. It has also
proposed not to levy contributions on retail, office and business premises, and
community and recreational facilities.12

1.5 Summary of our assessment

Our assessment of the Draft West Dapto CP against each of the criteria is
summarised in Table 1.3. Our findings and recommendations are in section 1.7.

While we identified many issues to be addressed and have numerous
recommendations that will significantly impact on the quantum of infrastructure
costs (amounting to around $291.9 million less), we acknowledge that the plan
submitted to us for assessment is a draft, and the council is working to refine the
infrastructure requirements and cost estimates.

Overall, we found that most of the infrastructure proposed in the plan is
reasonable in terms of nexus and cost. However, we recommend that the cost of
certain works be removed from the plan on the basis that they are either not on
the essential works list, or do not satisfy the requirement for nexus. We also
identified a number of areas for which cost estimates require revision by WCC,
particularly roadwork costs. Where costs are outdated, we recommend that
WCC seek to update its base cost estimates. Further, we recommend using more
cost-reflective indexation methods, which could marginally increase costs in the

plan.

In addition, we identified a central issue with the plan regarding the
apportionment of infrastructure costs across expected development. We
recommend that the apportionment of costs in the plan should be revised so that
development contributions better reflect the demand for infrastructure:

v across the relevant development stages in the plan, and

v among residential, industrial and other non-residential development.

11 During our assessment, WCC advised that the contribution rate for industrial development
should be $68,499 per hectare (not $56,129 as in Table 1.4 in the Draft West Dapto CP): WCC,
Email to IPART, 12 July 2016. We note that this adjustment would also alter other contribution
rates in the plan.

12 Draft West Dapto CP, pp 5 and 32.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



1 Executive Summary

The magnitude of the WDURA and likely pace of development in the region
suggests that a period of 60 years is not unreasonable in the circumstances. But
we consider that the council should prioritise where and when infrastructure will
be delivered throughout the life of the plan, even in indicative tranches, and we
recommend that WCC undertake at least biennial reviews of the plan to refine
requirements and costings as necessary.

We also recommend that WCC should review its conservative estimate of the
costs of preparing and administering the plan, as it is likely to incur higher costs,
given the magnitude and duration of planned development in the WDURA.

In addition, we recommend that DPE work with WCC on aspects of the plan,
particularly the need to acquire all of the core riparian land, and update the
Practice Note to clarify whether certain transport items are on the Essential
Works List.

Table 1.3 Summary of IPART’s assessment of Draft West Dapto CP

Criterion Assessment

1. Essential works Most infrastructure items are on the Essential Works List, but WCC
should remove the cost of:
v a multimodal interchange upgrade with carparking facilities ($3.30m)
v 290.2 hectares of riparian land ($14.51m)
v capital works for a community recreation and leisure centre

(apportioned $8.57m), and

v capital works for four multi-purpose community centres ($21.34m).
WCC should pursue alternative funding arrangements for the car parking
requirements at the interchange, review the need to acquire all the core
riparian land in the plan (in consultation with DPE), and reinstate the
cost of the outdoor courts for the recreation and leisure centre, once the
reasonable cost has been estimated.

2. Nexus There is reasonable nexus between the expected development and
infrastructure but WCC should remove the cost of:

Transport v local road works to upgrade Sheaffes Rd and Paynes Rd, and new
road NR100-NR103 ($16.37m)

v an unnecessary upgrade (2 to 4 lanes) of Marshall Mount Rd
($19.37m)

v Rail Bridge A on Marshall Mount Rd ($7.96m).
WCC should review the need for all bus stops if unidirectional services
were to operate.
Stormwater v 4 duplicated enhanced storage areas ($17.56m)
infrastructure v 10 gross pollutant traps which are not required ($0.55m)
v 6 detention basis in Yallah-Marshall Mount ($8.92m), until WCC
establishes nexus and determines reasonable costs
Open space v an overprovision of open space, consisting of:
— a sports park and playground (9.56 ha, $2.41m)
— aneighbourhood park/playground (4 ha, $4.07m)
— alocal park (2 ha, $2.35m).

WCC should review the need to acquire 11.8 ha for cycleways ($0.59m)
because they could be located on land for other infrastructure.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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1 Executive Summary

Criterion

Assessment

3. Reasonable
costs

Transport

Stormwater
management

Open space

Plan
administration

The general approach to estimating land and infrastructure costs is
reasonable, however it is timely for WCC to update some of its capital
works estimates, and it should apply more cost-reflective indices both for
capital costs (ie, a producer price index) and land value estimates (a
derived Wollongong land value index).

Cost estimates for infrastructure and land are mostly reasonable, with
the following exceptions (where identified costs should be deducted):

v anew build cost rate used for the cost to upgrade existing roads,
including Bong Bong Rd ($2.57m), six 2-lane rural roads ($5.50m)
and five 4-lane rural roads ($2.39m)

v an excessive contingency allowance for Fowlers Rd extension works,
and grant funding not accounted for before apportionment ($29.83m)

v bridges costed for 4 not 2 lanes: B9A, B9B and B9C ($22.05m), B1
($3.10m) and 7 bridges on road NR40-NR47A ($8.21m)

v double counted design and project management fees in Stages 1 to 4
($57.02m)

v the recommended lower base costs of roadwork in Stage 5 which will
result in lower design and project management fees ($4.76m)

v the recommended lower base costs of roadwork in Stages 1 to 4
which will result in a lower contingency allowance ($15.79m)

v an excessive contingency allowance on Stage 5 road items ($12.68m)
v unnecessary indexation of Stage 5 roadworks ($9.20m).
(Total deduction of $173.10m for transport infrastructure items)
v estimates of the cost of land for detention basins (that should be
refined once the basins’ locations are determined)
v unnecessary indexation of estimated cost of trunk drainage ($2.54m)
v unnecessary indexation of land acquisition ($2.80m), and

v an overestimate of land for cycleways stated in the plan ($0.18m).

The conservative estimate of $7.5 million (0.7% of infrastructure costs)
should be reviewed.

4. Reasonable
timeframe

The extended timeframe of around 60 years for development in the
WDURA is reasonable, however, in the plan, WCC should prioritise
infrastructure delivery beyond the 10-year capital works program, with
an indicative timetable for each stage in tranches of five or 10 years.

5. Reasonable
apportionment

So that contribution rates better reflect demand, given the significant
variations between the different stages in the WDURA in costs and the
amount of infrastructure to be provided, WCC should either:

v remove Stages 4 and 5 from the Draft West Dapto CP for inclusion in
a new or separate contributions plan, or

v apply different contribution rates in the Draft West Dapto CP to
development in Stages 1 to 3 compared with Stages 4 and 5.

WCC'’s approach to apportioning lower or no costs and contribution rates
to non-residential development results in disproportionate costs being
borne by residential development. Apportionment in the plan should
reflect the relative NDA of each development type (residential, industrial
and commercial/retail) and the demand arising from it.

Unless a Ministerial direction applies to land, all the NDA should be used
to calculate contributions, therefore WCC should reinstate 30ha for State
schools to the NDA in the Draft West Dapto CP, and ask the NSW
Department of Education to pay applicable contributions.

8 | IPART Assessment of Wollongong City Council's Draft West Dapto Section 94 Development Contributions Plan



1 Executive Summary

Criterion Assessment

WCC'’s approach to apportioning the costs of transport, stormwater
management, open space and land for community facilities infrastructure
in the plan is otherwise reasonable, except for:

Transport v apportioning 50% rather than 64% of Road NR1-NR3 (+$17.04m)

v signalised intersections Int23 and Int25 where the benefit to WDURA
should be established before costs are included ($1.41m)

v there being a lack of sufficient information in the plan or supporting
documents to justify apportionment for specific transport works, based
on demand linked to traffic modelling.

Stormwater v using a population-based (per person) approach to apportioning costs
management to residential development, where an area-based (per hectare) would
better reflect the source of demand from residential development.

Open space v a sports park in Darkes Town Centre which should be apportioned at
only 25% (or $1.66m) rather than 50%, and
v the costs of outdoor courts for a community leisure and recreation
centre in Cleveland that WCC is yet to estimate, which should be
apportioned at 50% rather than 67.5%.

6. Community WCC has conducted appropriate community consultation in preparing
liaison the Draft West Dapto CP.

7. Other matters The CP complies with most of the regulatory requirements in the EP&A
legislation but could be improved to ensure it meets all requirements.

Given the staged planning approach and uncertain nature of many of the
infrastructure requirements, we recommend WCC review the plan
biennially, at least for the first 10 years, to refine infrastructure needs
and costings, consistent with planning outcomes.

1.6 Theimpact of our recommendations

Table 1.4 shows the potential net impact of our recommendations on the
reasonable cost of essential works in the Draft West Dapto CP, at least in the
short term.

We have estimated that IPART’s recommendations would reduce the
$1.23 billion cost of the Draft West Dapto CP by $291.9 million. Therefore, our
assessed reasonable cost of the plan is $937.4 million.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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Table 1.4 IPART’s assessment of the total reasonable cost of essential

works for Draft West Dapto CP ($2014)

Infrastructure category and Cost in plan IPART IPART-
recommended adjustments recommended assessed
adjustment reasonable
cost
Transport and traffic land and works 936,616,612
Remove multimodal interchange upgrade -3,304,738
not on EWL
Remove 2 road upgrades and a new road -16,365,231
(nexus)
Remove upgrade of Marshall Mount Rd -19,365,854
Remove Rail Bridge A on Marshall Mount -7,955,472
Rd
Lower rates for upgrade of existing roads -10,452,449
(Bong Bong Rd, six 2-lane rural roads
and five 2 to 4 lane rural roads)
Fowlers Rd extension works — lower -29,834,764
contingency allowance and accounting
for grant funding (apportioned)
Lower costs for 11 bridges requiring only -33,369,000
2 lanes
Remove double counted design & project -57,023,959
management fees (Stages 1 to 4)
Apply design & project management fees -4,760,150
to lower base costs (Stage 5)
Reduce contingency allowance on Stage -12,680,814
5 items
Apply contingency allowance to lower -15,787,485
base costs (Stages 1 to 4)
Remove indexation of Stage 5 roadworks -9,196,155
Increase apportionment rate for Road +17,040,037
NR1-NR3
Remove 2 intersections without nexus -1,407,158
Total Transport adjustment -204,463,192
732,153,420
Stormwater management land and 156,522,058
works
Remove riparian land not on EWL -14,510,000
Remove 4 double-counted ESAs -17,559,419
Remove 10 GPTs not required -550,000
Remove 6 basins in Stage 5 YMM -8,917,630
Remove unnecessary indexation of -2,795,594
Mullet Creek basin land cost estimates
Remove unnecessary indexation of trunk -2,539,484
drainage cost estimate
Total Stormwater adjustment -46,872,127
109,649,931

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



1 Executive Summary

Infrastructure category and Costin plan IPART IPART-
recommended adjustments recommended assessed
adjustment reasonable
cost
Open space land and works 105,760,714
Remove excess open space -8,826,040
embellishment for an overprovision
Remove apportioned capital cost of -8,573,318
recreation & leisure centre not on EWL
Remove overestimation of land required -$177,785
for cycleways
Remove 25% of cost of sports park in -1,660,806
Darkes Town Centre apportioned to
WDURA
Total Open Space adjustment 19,237,949
86,522,765
Community facilities land and works 22,884,457
Remove capital costs of community -21,344,457
centres not on EWL
1,540,000
Total cost of Draft West Dapto CP 1,229,283,841
IPART recommended adjustments -291,917,725
IPART assessed reasonable costs 937,366,116

Notes: YMM = Yallah-Marshall Mount; ESA = Enhanced Storage Area; GPT = Gross Pollutant Trap; EWL =
Essential Works List. Estimates in the West Dapto S94 Work Schedule are in $2015 for land and Stage 5
roadwork costs only.

Source: IPART calculations based on WCC, Draft West Dapto CP, West Dapto S94 Work Schedule.

Not all of our recommendations can be quantified at this stage. Additional net
savings could result from the council determining that it needs less land for
cycleways than currently included in the plan, or fewer bus stops with certain
aspects of the service running in only one direction.

There are also a range of outcomes that are likely to result in costs being added to
the final adjusted cost we have recommended, including:

v any reinstated core riparian land, verified by the council to be for drainage
management more than environmental management, in consultation with
DPE

v the cost of the outdoor netball/tennis courts (minimum 12 court complex) for
the community and recreation facility in Cleveland once WCC determines its
needs and reasonable cost

v nexus being established for the specific stormwater requirements for Stage 5
Yallah-Marshall Mount (eg, detention basins and gross pollutant traps)
through a technical study

v the application of more up to date cost estimates where capital works
estimates are outdated (eg, for some stormwater items)

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART 11
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v the addition of the land acquisition requirements for roadworks in Stage 5
Yallah-Marshall Mount

v any additional administration costs, on review of the plan requirements by the
council, and

v the adoption of more cost-reflective indices to escalate capital works costs.

Further cost changes would result from the council replacing estimates with
actual capital costs for completed works and it identifying the location of
detention basins so that it can more accurately estimate land acquisition needs.

However, it is not possible at this stage to quantify the likely impacts of any of
these recommendations in the longer term.

1.6.1 Impact on contribution rates

Table 1.5 shows the impact of our recommendations on the proposed residential
contribution rates in the Draft West Dapto CP, incorporating:

v all of our recommended cost reductions to infrastructure costs, as in Table 1.4,
and

v the reapportionment of transport, stormwater and administration costs
between residential development and industrial development to equate the
contribution per hectare between the two development types
(Recommendation 30).

Under these assumptions, the indicative contribution rates for the different types
of residential development would each decrease by around 30%.

Table 1.5 Impact of our recommendations on proposed contribution rates in
Draft West Dapto CP ($ per dwelling)

Dwelling type Proposed IPART assessed
contributions rate in adjustments
Draft West Dapto CP

Subdivision, Dwelling house, Dual 68,734 -20,359

occupancies

Multi-unit housing 4+ bedrooms 62,291 -18,450

Multi-unit housing 3 bedrooms 53,699 -15,905

Multi-unit housing 2 bedrooms 47,255 -13,997

Multi-unit housing 1 bedroom 36,515 -10,816

Note: Our adjustments are based on 24% lower total infrastructure costs. The final rates are likely to change
when WCC makes more adjustments in response to other, unquantified, recommendations and potentially,
reallocates costs between development types.

Source: WCC, Draft West Dapto CP, p 2 and Work Schedule, Density & Contributions Summary Tab.

For industrial development, the amended apportionment approach would result
in significant increases in the proposed contribution rates of some 533%, as
shown in Table 1.6. This is because the plan proposed such low contribution
rates for industrial development (10% of the per hectare residential rate) in the
plan.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



1 Executive Summary |

Table 1.6 Impact on industrial development contributions ($ per hectare)
Proposed contributions rate IPART assessed
in Draft West Dapto CP adjustments
Heavy Industry/Light industry 68,499 +364,760

Note: During our assessment, WCC advised that the contribution rate for industrial development should be
$68,499 per hectare (not $56,129 as in Table 1.4 in the Draft West Dapto CP): WCC, Email to IPART, 12 July
2016. The final rates are likely to change when WCC makes more adjustments following some of our
unquantified recommendations and reallocates costs between development types.

Source: WCC, Draft West Dapto CP, p 2 and Work Schedule, Density & Contributions Summary tab.

It is important to note that these scenarios do not include:

v The net developable area (NDA) for state schools (30 hectares) which the
council has excluded from the NDA in the plan. Including this land in the
NDA for the purposes of calculating contributions (in accordance with
Recommendation 38) would reduce overall contribution rates by
approximately 1.5%.13

v Any contributions being levied on other non-residential development
(ie, retail, commercial and office development) because the NDA the council
has assumed for these purposes was not included in the plan. WCC officers
have advised that if contributions were to be levied on such non-residential
developments, the attributed contributions revenue would be around
$4 million.14 This would result in marginally lower contribution rates for
residential and industrial development.

v Any splitting of costs and contributions between the five different stages in
the Release Area (Recommendation 29), but the impact of our
recommendation in this regard is analysed further below.

Additional impact on contribution rates from separating Stages 1 to 3 from
Stages4to 5

To demonstrate the possible implication of our recommendation for WCC to split
Stages 1 to 3 from Stages 4 to 5 in determining contributions, we have compared
different indicative contribution rates for residential development under these
scenarios (Table 1.7).

We first compared the proposed contribution rates in the Draft West Dapto CP
covering Stages 1 to 5 with our assessed contribution rates for Stages 1 to 5 if our
recommended cost reductions are incorporated. This indicates around 30%
lower rates, as noted above.

Next, we compared indicative contributes rates for Stages 1 to 3 and Stages 4 to 5
grouped separately, with our recommended cost reductions incorporated. In
estimating these rates, we have made a range of assumptions about the impact of
our recommendations on the infrastructure costs in the various stages.

13 See discussion in section 3.5.8.
14 WCC, Email to IPART, 1 September 2016. See discussion in section 3.5.3.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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This analysis shows that the rates for Stages 1 to 3 would be around 21% higher
than our assessed rates for Stages 1 to 5 as a whole, while the rates for
Stages 4 to 5 together would be around 51% lower than our assessed rates for
Stages 1 to 5.

Table 1.7 Comparison of WCC proposed contribution rates and IPART's
indicative rates based on cost-reduction recommendations and
the grouping of different stages ($ per dwelling)

Dwelling type Proposed IPART’s IPART's IPART's

rates in indicative indicative indicative

plan rates rates rates

(Stages 1-5) (Stages 1-5) (Stages 1-3) (Stages 4-5)

Subdivision, Dwelling house, 68,734 48,375 58,387 23,470
Dual occupancies

Multi-unit housing 4+ 62,291 43,840 52,913 21,270

bedrooms

Multi-unit housing 3 bedrooms 53,699 37,793 45,615 18,336

Multi-unit housing 2 bedrooms 47,255 33,258 40,141 16,136

Multi-unit housing 1 bedroom 36,515 25,699 31,018 12,469

Note: In calculating the indicative contribution rates for Stages 1 to 3 and Stages 4 to 5 separately, we have
made a number of broad assumptions about which stage would be affected by our recommendations for
amendments to infrastructure items and costs in the plan, eg, we considered that core riparian land costs could
be shared equally among Stages 1 to 4, and that administration costs could be shared equally among

Stages 1 to 5. Further, we did not reapportion any costs, including roadworks, to account for any shared
demand between stages.

Source: WCC, Draft West Dapto CP, p 2 and Work Schedule, Density & Contributions Summary Tab and
IPART calculations.

It is important to note that these contribution rates are indicative only. This
analysis shows how contribution rates might be affected by the different
approach to apportionment of costs by stage in the WDURA. As the plan is
updated, other changes will affect contribution rates.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan
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1.7 Findings and recommendations

Criterion 1: Essential works
IPART Findings

1 Allinfrastructure items in the Draft West Dapto CP are on the Essential
Works List except for:

— the upgrade to the transport multimodal interchange with car parking
facilities

— 290.2 hectares of core riparian land

— capital works for an indoor community recreation and leisure centre
(67.5% apportioned to WDURA) and

— capital works for three new multi-purpose community centres and the
enhancement of an existing community centre. 39

2  The Practice Note does not identify whether public transport infrastructure is
on the Essential Works list, nor whether car parking, as an excluded item,
relates to on-street and/or off-street car parking. 39

3 WCC has included the cycleway network under open space and recreation
facilities in the Draft West Dapto CP, rather than as a transport item. 40

Recommendations

1 WCC remove the apportioned cost of works for the upgrade to the multimodal
interchange including car parking ($3,304,738) from the cost of essential
works in the Draft West Dapto CP. 40

2  WCC remove the cost of the riparian land ($14,510,000) from the cost of
essential works in the Draft West Dapto CP and review the need to acquire all
of such land, in consultation with the Department of Planning and
Environment (DPE). 40

3 WCC remove the apportioned cost of the community recreation and leisure
centre ($8,573,318) from the cost of essential works in the Draft West Dapto
CP, but include the apportioned cost of an outdoor tennis/netball court
complex (minimum 12 courts) once it has estimated the reasonable cost for
this such facility. 40

4  WCC remove the cost of capital works for three new multi-purpose

community centres and for the enhancement of an existing community centre
($21,344,457) from the cost of essential works in the Draft West Dapto CP. 40

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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DPE update the Practice Note to clarify which transport infrastructure items
are on the Essential Works List, including:

— public transport infrastructure, and
— on-street and off-street car parking.
WCC identify the cycleway network as transport infrastructure in the Draft

West Dapto CP, rather than open space and recreation, to ensure that the
planning for the cycleways forms an integrated part of the transport network.

Criterion 2: Nexus

IPART Findings

4

There is reasonable nexus between the transport infrastructure and the
expected development in the WDURA, except for:

— The upgrades of the western section of Sheaffes Road (‘S4’), a section of
Paynes Road (‘P2’) (including bridge ‘B52") and new road NR100-NR103
because these are local roads only,

— The 4-lane upgrade of the northern and southern sections of Marshall
Mount Road because a 2-lane upgrade is sufficient, and

— Rail Bridge A over the South Coast rail line on Marshall Mount Road
because there is an existing rail bridge on Huntley Road (‘B41’) to be
upgraded.

Bus stop infrastructure, including an estimated 214 shelters, may be reduced
as some of the feeder routes could operate unidirectional services in a loop
as they currently do for services in the Dapto district.

There is reasonable nexus between stormwater infrastructure and the
expected development in the WDURA, except for:

— duplication of four enhanced storage areas (in the count of 58 detention
basins) such that only 54 basins are required in Stages 1 to 4

— the six detention basins in Yallah-Marshall Mount (Stage 5) for which
nexus has not been adequately established,

— ten gross pollutant traps (GPTs) which, based on the revised number of
detention basins, are not needed as WCC's water quality treatment
approach recommends one GPT per detention basin.

There is reasonable nexus between the open space land and embellishment
in the Draft West Dapto CP and the expected development in the WDURA,
except for overprovision of open space above the minimum recommended
level comprising:

— one sports park plus playground (9.56 hectares in Stage 3 Cleveland)

40

40

51

51

57
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— one neighbourhood park plus playground (four hectares in Stage 1-2
Sheaffes-Wongawilli), and

— one local park (two hectares in Stages 1-3). 62

There is reasonable nexus between the land for community facilities in the
plan and the expected development in the WDURA. 68

Recommendations

7

10

11

12

13

14

WCC remove from the cost of essential works in the Draft West Dapto CP the
local road works for:

— the upgrade of the western section of Sheaffes Road ($2,585,000)

— the upgrade of Paynes Road ($2,303,000) and bridge B52 ($393,211),
and

— new road NR100-NR103 ($11,084,020). 51

WCC reduce (by $19,365,854) the cost of the upgrade of Marshall Mount
Road in the Draft West Dapto CP to reflect a 2-lane, rather than a 4-lane
upgrade. 51

WCC remove Rail Bridge A ($7,955,472) on Marshall Mount Road from the
cost of essential works in the Draft West Dapto CP. 51

WCC review the number of bus stops needed for unidirectional services with
a view to reducing the number and costs in the Draft West Dapto CP. 51

WCC remove the cost of the four duplicated enhanced storage areas
($17,559,419) from the cost of essential works in the Draft West Dapto CP. 58

WCC remove the cost of six detention basins in Yallah-Marshall Mount
($8,917,630) from the cost of essential works in the Draft West Dapto CP,

until it can establish nexus for the stormwater management needs of this sub-
precinct by means of a technical study. Once done, WCC can include the
reasonable costs of the necessary infrastructure (including GPTSs) in the plan. 58

WCC remove the cost of ten gross pollutant traps ($550,000) from the cost of
essential works in the Draft West Dapto CP. 58

WCC remove $8,826,040 from the cost of essential works in the Draft West
Dapto CP, being the cost for 15.56 hectares of excess open space land and
its embellishment, comprising amounts of:

— $2,409,112 for one sports park plus playground with an area of
9.56 hectares (50% of cost apportioned to the plan)

— $4,066,816 for one neighbourhood park plus playground with an area of
four hectares, and

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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15 WHCC review the need to acquire 11.81 hectares of land for cycleways (a cost
of $590,638) and consider opportunities to locate them on land that would be

— $2,350,112 for one local park with an area of two hectares.

used for other infrastructure purposes (eg, open space or drainage land),
thereby reducing costs in the plan.

Criterion 3: Reasonable costs

IPART Findings

9

10

11

12

13

14

15

Some of WCC'’s cost estimates for capital works are now relatively outdated.

WCC'’s general approach to estimating land acquisition costs, relying on
recent (2015) advice from an independent valuer, is reasonable.

WCC'’s cost estimates for transport infrastructure are mostly reasonable,
except the cost estimates contained in Table 3.9.

The costs of roadwork which has been completed by WCC are based on
2010 cost estimates rather than the actual capital expenditure, indexed by
CPI. The roads include:

— Shone Ave upgrade, including intersection Int14
— Bong Bong Rd upgrade, including intersection Int16
— Cleveland Rd, including intersections Int23 and Int25

— Fairwater Dr upgrade, including intersections Int26 and Int42 and bridge
‘B33, and

— new roads NR14A and NR14B.

A number of discrepancies exist between the Draft West Dapto CP and the
West Dapto S94 Work Schedule regarding the cost and description of
transport items.

WCC has not included land acquisition costs for transport infrastructure in
Stage 5 in the Draft West Dapto CP.

WCC'’s cost estimates for stormwater infrastructure and land are mostly
reasonable, except for:

— when estimating the land requirements for detention basins, assuming that

50% of land will be on developable land and 50% of basins will be on
riparian land,

— indexing estimates for land acquisition for detention basins in Mullet
Creek, as they are costed using 2015 valuations, and

63

63

69

70

71

71

71

71
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— indexing the cost estimate for trunk drainage as it is based on 2015
industry costings.

16 WCC's cost estimates for open space facilities are reasonable, except for the
overestimate of land for cycleways in Stage 3, Cleveland precinct.

17 The cost of land for on which WCC will provide community facilities is
reasonable.

18 Administration costs of $7.5 million is a conservative estimate of the total cost
of administration required over the life of the plan.

19 WCC's use of the CPI to escalate capital works cost estimates to current
dollars does not represent the most cost-reflective indexation factor, and the
CPl is applied only to June 2014.

20 WCC's use of the Established House Price Index for Sydney to index land
acquisition cost estimates is not reasonable given the difference between the
performance of the Sydney and Wollongong property markets.

Recommendations

16 WCC update the estimated costs of capital works in the plan, where outdated,
with the assistance of a quantity surveyor if necessary.

17 WCC remove $173,104,776 in costs from the transport essential works in the
Draft West Dapto CP in line with the recommended adjustments in Table 3.9.

18 Where possible, WCC replace the cost estimates for completed roadworks
with the actual capital expenditure, indexed annually by CPI.

19 WHCC rectify the discrepancies identified in Table 3.10 in relation to transport
items so that relevant costs and descriptions in the Draft West Dapto CP and
the West Dapto S94 Work Schedule are aligned.

20 WCC include in the West Dapto CP estimates for the cost of land acquisition
for transport infrastructure in Stage 5, relying on up-to-date advice from a
registered valuer.

21 WCC refine the estimates for land values and cost of facilities for stormwater
infrastructure, once the locations of the basins are known.

22 WCC remove $2,795,594 from the cost of essential works in the Draft West
Dapto CP for the unnecessary indexation of land acquisition estimates for the
Mullet Creek basins.

23 WCC remove $2,539,484 for the unnecessary indexation of the cost of trunk
drainage.

80

83

85

85

86

87

69

72

72

72

72

80

80

78
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24 WCC remove the cost of 1.99 hectares of land for cycleways in the Cleveland
precinct ($177,785) from costs in the Draft West Dapto CP. 83

25 WCC review the estimate for plan administration costs in the Draft West
Dapto CP. 85

26 To index capital works estimates (but not actual costs) to current dollars,
WCC apply more cost-reflective PPIs to the most recent period, as follows:

— ABS PPI (Road and Bridge Construction) for transport and stormwater
costs, and

— ABS PPI (Non Building Construction) for open space costs. 86

27 Toindex land acquisition cost estimates between valuation years, WCC apply
the NSW Valuer Generals’ land valuation data for the Wollongong to derive
an index for land acquisition cost estimates in the plan, and state this method
in the plan. 87

Criterion 4: Timing
IPART Findings

21 The extended timeframe of around 60 years for development in the WDURA
is reasonable. WCC's approach to refining the timeframe for delivery of
infrastructure in the Draft West Dapto CP as the timing of development is
more certain is, in the circumstances, also reasonable. 89

22 WCC has allocated infrastructure expenditure across forward years by stage,
but there is benefit in WCC prioritising which infrastructure it will deliver for
each stage across the proposed development life, and including this
information in the plan. 89

Recommendation

28 WCC prioritise infrastructure delivery for each of the development stages
beyond the 10-year capital works program, setting out in the Draft West
Dapto CP and work schedules an indicative timetable for infrastructure
provision in tranches of five or ten years. 89

Criterion 5: Apportionment
IPART Findings

23 There is significant variation in infrastructure costs and service provision
between the five stages in the plan, particularly between Stages 1 to 3
compared with Stages 4 and 5. 97

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



24

25

26

27

28

29
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The approach to apportioning infrastructure costs to development evenly
across all stages could be more equitable if costs were apportioned
separately to Stages 1 to 3 and Stages 4 and 5. 97

WCC'’s approach of apportioning open space and community facility costs
only to residential development only is reasonable. 103

WCC'’s approach of apportioning transport, stormwater and administration
costs to residential and non-residential development is not reasonable in
these ways:

— Industrial development is not apportioned its share of demand for
infrastructure and administration (1% rather than 9%), placing a
disproportionate amount of the total costs on residential development
(99% rather than 91%).

— Other non-residential development is exempt from contributions and does
not contribute to its share of the cost of meeting demand for infrastructure
and administration, placing a disproportionate amount of the total costs on
other development, residential in particular. 103

WCC'’s approach to apportioning the cost of transport in the plan appears
reasonable, in principle, except that:

— Road NR1-NR3 should be apportioned 64% rather than 50% in the Draft
West Dapto CP, based on traffic modelling information available to WCC,
and

— the signalised intersections on Cleveland Road (Int23 and Int25) should
not be apportioned 100% to the Draft West Dapto CP because they are
both outside the WDURA and provide benefit to residents in other
precincts. 107

There is limited information available in the plan and supporting documents to
assess the specific apportioned costs for various transport works proposed. 107

WCC'’s approach to apportioning the cost of stormwater infrastructure only to
new development in the Draft West Dapto CP is reasonable. 111

The allocation of costs to residential development on a per person, rather
than a per hectare, basis is not best practice as stormwater demand is
generally driven more by land area than population. 111

WCC'’s approach to apportioning the cost of open space facilities in the Draft
West Dapto CP is reasonable, except for two facilities which both serve the
broader council area and for which a higher rate of apportionment to the
WDURA was adopted than the rate recommended by the Elton Study. The
facilities are:

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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32

33

— asports park in Darkes Town Centre (apportioned 50% to WDURA rather
than 25%), and

— the Community Leisure and Recreation Centre in Cleveland (apportioned
67.5% to WDURA rather than 50%). 112

Apportioning 100% of the cost of land for community facilities in the Draft
West Dapto CP the WDURA is reasonable. 113

WCC has excluded 30 hectares of land zoned for State schools from the NDA

in the Draft West Dapto CP for the purpose of calculating development
contributions. This has the effect of exempting school development from

paying contributions, and making contribution rates for other development in

the WDURA higher. 113

Recommendations

29

30

31

32

33

To improve the links between demand for infrastructure and contributions in
different stages in the plan, WCC consider either:

— removing Stages 4 and 5 from the plan for inclusion in a new or another
section 94 contributions plan, or

— introducing separate contributions in the Draft West Dapto CP for
developments in Stages 1 to 3 and developments in Stages 4 and 5, that
are more reflective of the cost of facilities to meet demand from the new
development in each of the stages. 98

WCC apportion costs for transport, stormwater and plan administration

between residential and industrial development based on the relative NDA of

the development type (currently a 91:9 split) such that 9% of contributions
revenue for this infrastructure comes from industrial development and 91%
comes from residential development. 103

WCC apportion costs to retail, office and business premises development (ie,

in land zoned B1, B2 or B4) to represent its fair share of demand for
infrastructure in the calculation of contribution rates for non-residential
development. 103

WCC include an additional $17,040,037 in the Draft West Dapto CP for the
cost of road NR1-NR3 which should be apportioned 64% rather than 50% to
the WDURA. 107

WCC remove $1,407,158 from the Draft West Dapto CP for the combined

costs of the signalised intersections on Cleveland Road (In23 and Int25), until

it has assessed the benefits accruing to WDURA residents compared with
outside precincts, so that it can then apportion a more reasonable share of

their costs to development in West Dapto. 107
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34 WCC include more information in the Draft West Dapto CP and work
schedules to justify the specific apportionment of costs for various transport
works to the WDURA, based on the estimated demand for the infrastructure
(linked to its traffic modelling). 107

35 WCC apportion stormwater infrastructure costs to residential development on
a per hectare basis rather than a per person basis, to better reflect the source
of demand for the facilities. 111

36 WCC apportion only 25% (or $1,660,806) of the cost of a sports park in
Darkes Town Centre to the Draft West Dapto CP. 112

37 WCC apportion only 50% of the cost of outdoor recreation facilities at the
Community Leisure and Recreation Centre in Cleveland (being only that
component of the centre which is on the Essential Works List), based on the
estimated share of demand for the district-wide facilities from within the
WDURA. 112

38 WCC exclude land from the precincts’ NDA for development contribution
purposes only where there is a Ministerial direction to that effect, reinstate
30 hectares of land for State schools into the precincts’ NDA for the purpose
of calculating development contributions and request the Department of
Education to pay the relevant contribution when school development is
approved. 114

Criterion 6: Consultation
IPART Finding
34 WCC conducted appropriate community liaison and publicity when preparing
the Draft West Dapto CP. 115
Criterion 7: Other matters

IPART Findings

35 The Draft West Dapto CP complies with most of the information requirements
in the Environmental Planning and Assessment Act 1979 and the
Development Contributions Practice Notes (2005), however the provision of
information in the plan could be improved to fully comply with the
Environmental Planning and Assessment Regulation 2000. 116

36 Many aspects of infrastructure provision outlined in the Draft West Dapto CP
are assumption-based, reflecting the staged and flexible planning approach
adopted for the West Dapto Urban Release Area. This planning approach
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gives rise to a need for more regular reviews of the contributions plan,
particularly in the first 10 years of the plan. 118

Recommendations

39 WCC amend the Draft West Dapto CP to provide information in a way that
more fully complies with the requirements of the Environmental Planning and
Assessment Regulation 2000. 116

40 WCC review the West Dapto CP, at least every two years during the next
10 years of the plan, to take account of:

— changes to the expected provision of infrastructure resulting from the
neighbourhood planning process and resulting revisions to the capital
works program

— outcomes from the rezoning process for Stages 3 to 5 (if relevant),
including any flow-on effects to the facility requirements in relevant areas,
and

— reconciliation of actual costs to forward cost estimates, such that any cost
efficiencies can result in lower contribution rates. 118

1.8  Structure of this report

The remainder of this report explains our assessment in more detail. Chapter 2
summarises the Draft West Dapto CP and Chapter 3 explains our assessment
against the criteria in the Practice Note in detail.

Appendices and supporting information for our assessment are attached:

v Appendix A, the Terms of Reference for our review of contributions plans

v Appendix B, the assessment of the Draft West Dapto CP against the
information requirements in clause 27 of the Environmental Planning and
Assessment Regulation 2000

v Appendix C, the report of the consultants ARRB Group Ltd.

v Glossary.
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Summary of Draft West Dapto Contributions Plan

Wollongong City Council (WCC) has recently prepared the Draft West Dapto
Section 94 Development Contributions Plan 2016 (Draft West Dapto CP) for the West
Dapto Urban Release Area (WDURA), which comprises around 4,700 hectares of
land located in the south west of the Wollongong local government area (LGA).

Development is planned to occur over 60 years from 2010. The Draft West Dapto
CP is based on a net developable area (NDA) of 1,951 hectares. Most of the
development will be residential. When fully developed, the area is expected to
have approximately 19,543 dwellings, accommodating a forecast population of
56,579. Around 180 hectares will be for industrial development, providing for an
estimated 8,500 jobs.

WCC estimates infrastructure costs of $1.23 billion in the Draft West Dapto CP.
Under the Government’s current policy of capping residential contributions (at
$30,000 per lot or dwelling), WCC forecast contribution revenue to be
$596 million. This leaves a shortfall of $633 million. WCC’s preferred option to
fund that gap is to seek government funding under the Local Infrastructure
Growth Scheme (LIGS).

The following sections summarise the status of the plan and further details
related to planning and staging, the development mix, infrastructure costs and
contribution rates.

2.1  Status of the Draft West Dapto CP

WCC submitted the Draft West Dapto CP to IPART for assessment following its
exhibition between December 2015 and February 2016. The council did not
amend the plan following the exhibition period and has not yet adopted it.15

15 The plans in force for land in the WDURA are the West Dapto Release Area Section 94
Contributions Plan (2015) for Stages 1 and 2, and the Wollongong Section 94A Development
Contributions Plan (2015) for Stages 3 and 4 and Yallah-Marshall Mount (Stage 5). See below
Section 2.1 which explains the current plans in more detail.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART
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2 Summary of Draft West Dapto Contributions Plan

2.1.1 Earlier versions of the plan

WCC adopted the first plan to cover the WDURA in December 2010, replacing
the Horsley Section 94 Contributions Plan.

The December 2010 plan specified a maximum residential contribution rate of
$29,255. In March 2011, at WCC’s request, the NSW Government declared the
WDURA a Greenfield area, therefore making it subject to the NSW Government's
cap of $30,000 on residential development contributions.16

WCC adopted a new plan in December 2011 which contained minor revisions
and the indexed contributions reached the cap of $30,000.

2.1.2 October 2015 revised West Dapto CP (currently in force)

WCC undertook a review of the contributions plan for the WDURA and adopted
a revised plan in October 2015. This plan reflected new council priorities for
transport and open space, and the cost of infrastructure increased from
$565 million to $817 million. WCC calculated capped revenue from contributions
to be $581 million, leaving a shortfall of $299 million (in $2014).17

Significant amendments in the October 2015 plan included:

v addition of the Huntley development area, and consequently the land and
infrastructure associated with this area

v addition of the Princes Highway/Fowlers Road - Fairwater Drive link
($93.5 million)

v revision of drainage and land acquisition requirements in Wongawilli Road
for additional open space ($28 million)

v expansion of the range of developments that could be exempt from
contributions (residential care and industrial training facilities)

v restructuring of contribution rates to encourage more variety in housing types
and affordable housing (eg, for dual occupancy, seniors living and shop-top
housing), and

v indexation of the 2010 cost estimates ($62 million).18

16 Minister for Planning, Direction Section 94E under the Environmental Planning and Assessment Act
1979, 15 September 2010.

17 See WCC, West Dapto Release Area Section 94 Contributions Plan (2015), October 2015 p 5 and
WCC Business Paper, Meeting of 22 June 2015.

18 'WCC Business Papers, Meeting of 22 June 2015, pp 45-51 and 30 November 2015, pp 4-5.
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2 Summary of Draft West Dapto Contributions Plan

2.1.3 Draft West Dapto CP (2016) (submitted to IPART)

In November 2015, WCC endorsed the Draft West Dapto CP (dated 2016) for
exhibition.1 The council intended to submit this version to IPART for
assessment with a view to seeking funding from the LIGS.20 This version of the
plan has a different format from the version currently in force, and contains
significant further amendments, including:

v more land coverage (in addition to the zoned land in Stages 1 and 2 in the
2015 plan, it now includes Stage 3, Stage 4 and Yallah-Marshall Mount
(Stage 5)

v additional infrastructure and updated population and dwelling numbers to
reflect the expanded coverage

v updated land costs, and

v areduced list of development that can be exempted from contributions.2!

The council has adopted a streamlined format, removing much of the detailed
information about the rationale for infrastructure to be provided, how it has been
costed, and maps showing the proposed location of new works for each
infrastructure category that appear in the 2015 version. The plan itself contains a
map of the WDURA and the land to which it applies, and lists of works and
Part 4 Work Schedules, contains tables with high level costing information for
each infrastructure category. Although the plan document does not specifically
reference them, it is supported by:

v a Map book with integrated maps showing locations of existing and new
facilities, and

v the West Dapto S94 Work Schedule, a spreadsheet with various tabs setting
out in detail how costs and contribution rates are calculated.22

The plan includes infrastructure costs and contribution rates based on anticipated
development and provision of infrastructure across the entire WDURA,
Stages 1 to 5.

v Stage 1 (Darkes Town Centre, Sheaffes-Wongawilli) and Stage 2 (West
Horsley) were rezoned in 2010 with development now underway. The council
has approved development applications for 995 residential lots. Work to
deliver the upgrade of infrastructure and new roads has begun in these areas.

19 The revision so soon after the plan currently in force was adopted reflected WCC’s intention to
submit the draft to IPART for assessment with a view to seeking funding from the Local
Infrastructure Growth Scheme (LIGS) or a special variation to meet the shortfall in development
contributions as a result of the cap.

20 WCC could also seek a special variation to meet the revenue shortfall as a result of the cap.

21 WCC Business Paper, Meeting of 30 November 2015, pp 8-12.

22 References to West Dapto S94 Work Schedule throughout our report will indicate, where
appropriate, the relevant Tab where the data is found.
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2 Summary of Draft West Dapto Contributions Plan

v Stage 3 (Cleveland) and Stage 4 (Avondale) are currently zoned non-urban
and rural, and have not yet been rezoned as residential to be part of the
WDURA.

v Stage 5 (Yallah-Marshall Mount) is also currently non-urban, however a plan
for rezoning has been prepared, which the council has stated will be
submitted to DPE once IPART has assessed the Draft West Dapto CP (see
section 2.3.1).

The West Dapto Section 94 Contributions Plan 2015 (currently in force) allows WCC
to collect contributions from new development in Stages 1 and 2 only.23 Until the
Draft West Dapto CP is adopted, any development approval in the remainder of
the WDURA (ie land yet to be rezoned in Stages 3, 4 and 5, Yallah-Marshall
Mount) will be subject to contributions levied under the Wollongong Section 94A
Development Contributions Plan.2¢ As the land in Stages 3 to 5 is progressively
rezoned, WCC intends to bring the areas under the West Dapto contributions
plan for the purposes of levying contributions.25

Revenue and expenditure associated with the plan to date are outlined in Box 2.1.

23 See West Dapto Release Area Section 94 Contributions Plan (2015), Section 1.4, p 13.

24 A section 94A contributions plan allows a council to collect contributions to help meet the cost
of new or enhanced local infrastructure by applying a percentage levy on the cost of the new
development.

25 When rezoning occurs in Stages 3, 4 or 5, WCC will need to amend the Wollongong Section 94A
Contributions Plan by deleting the relevant area and transferring it to the West Dapto S 94
Contributions Plan then in force: see WCC Business Papers, 30 November 2015, pp 8-9.
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2 Summary of Draft West Dapto Contributions Plan

Box 2.1 Revenue and expenditure associated with the Draft West Dapto CP

In November 2015, WCC reported $21 million revenue from contributions under the plan,
and $40.8 million expenditure on infrastructure.
Contribution-related revenue comprises:
v $3.8 million transferred from the repealed Horsley Section 94 Plana
v $17.59 million in section 94 contributions from West Dapto, consisting of:
- $15.9 million from residential development (530 lots)
- $90,932 from employment lands, and
- $1.6 million in interest.
Other revenue sources for infrastructure provision are:

v $26.05 million loan from the NSW Government towards the cost of the initial access
strategy ($11.6 million repaid, 5-year term remaining)

v $15 million reduced-interest loan towards the cost of the Fowlers Road — Fairwater
Drive link (a further draw down of $5.5 million occurred in May, 2016)

v $600,000 NSW Government grant towards the cost of the Fowlers Road — Fairwater
Drive link

v $22.5 million allocation from Restart NSW — lllawarra Infrastructure Fund towards the
cost of the Fowlers Road — Fairwater Drive link ($3.2 million received to date)

v $4.7 million (net) grant from the Commonwealth Government’'s Building Better
Regional Cities Program towards the initial access strategy.

Expenditure of $40.8 million, sourced from loans, grants, section 94 contributions and
general revenue has been confined to road network infrastructure implementing the West
Dapto Access Strategy (see section 2.2.1), including:

v $2.1 million for Fairwater Drive west (to Bong Bong Road)

v $10.5 million for Fairwater Drive east connection with Cleveland Road

v $6.7 million for Cleveland Road upgrade and Mullet Creek bridge

v $1.4 million for Fowlers Road extension from Princes Highway to Marshall Street

v $3.4 million for Princes Highway/West Dapto Road intersection, Kembla Grange

v $6.7 million for Shone Avenue Stage 1, and

v $6.5 million for Shone Avenue Stage 2.

a The Horsley Release Area is now fully developed and a surplus of $3.8 million collected under the applicable

section 94 contributions plan, but not expended on infrastructure, was transferred into the West Dapto CP
section 94 fund.

Source: WCC, Business Papers, Meeting of 30 November 2015, p 6 and Meeting of 9 May 2016, p 47, and
Email to IPART, 6 September 2016.
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2 Summary of Draft West Dapto Contributions Plan

2.2  Planning approach adopted by Wollongong City Council

The major aspect of planning that WCC has undertaken for the WDURA as a
whole is for transport infrastructure which, with environmental and flooding
constraints, is a central challenge in planning for the WDURA. This work is
guided by the West Dapto Access Strategy.

In addition, the planning approach adopted by WCC for the WDURA combines
an overall structure planning approach, with neighbourhood planning for
specific precincts (stages) as they are zoned for development. Precise land use
and infrastructure requirements are determined once the neighbourhood
planning process is complete.

2.2.1 West Dapto Access Strategy

In 2009, WCC endorsed a strategy to address access challenges. The initial access
strategy included significant improvements to a number of existing roads and the
construction of new roads to provide greater connection between Horsley and
Dapto and to the wider road network. It was intended to support the planned
development in Stages 1 and 2 of the WDURA, and be the starting point for the
expansion of the road network for longer term development. It was incorporated
into the original West Dapto Section 94 Contributions Plan.26

Planning for the West Dapto Access Strategy has involved NSW government
agencies Roads and Maritime Services (RMS) and DPE.

WCC has progressed a number of projects under the strategy, including
extending Fowlers Road and connecting it to the Princes Highway, and the West
Dapto Road/Princes Highway intersection, as well as upgrades to Shone Avenue
and Fairwater Drive. Current projects are a link road from Fowlers Road to
Fairwater Drive, and a planned upgrade to Wongawilli and West Dapto roads.2”

2.2.2 Structural planning in the WDURA

In 2008 the Growth Centres Commission (GCC) recommended that WCC employ
a ‘structure planning’ approach in the WDURA. This was to ensure a
comprehensive infrastructure plan was prepared for the whole release area
aligned to planning outcomes that retain a degree of flexibility.28 Even though
Stages 3 to 5 have not been rezoned, nor detailed planning undertaken for them,
the costs of proposed infrastructure and land to meet the demand from
development in those areas are included in the Draft West Dapto CP.

26 See WCC, Business Paper, Meeting of 27 October 2009.

27 See  http://www.wollongong.nsw.gov.au/services/majorprojects/ westdaptoaccess/Pages/
West-Dapto-Access-Strategy.aspx.

28 Growth Centres Commission, West Dapto Release Area Review - Planning Report prepared for
Wollongong City Council, November 2008, p 17.
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2 Summary of Draft West Dapto Contributions Plan

To ensure adequate land supply and development progress in West Dapto, the
GCC also recommended the option for WCC to commence with Stages 1 and 2,
followed by a second front in the south (with Yallah/Marshall Mount and the
adjoining precinct of Calderwood in the Shellharbour LGA).29

WCC has prepared a structure plan with proposed rezoning for the Yallah-
Marshall Mount Precinct.30 The revised infrastructure and cost estimates are
included in the Draft West Dapto CP. However, WCC deferred finalising the
structure plan and submitting it to DPE until IPART had considered the Draft
West Dapto CP and the NSW Government determined “how the shortfall in
funding for required local infrastructure across the West Dapto land release will
be met” .31

2.2.3 Neighbourhood planning

In accordance with the Wollongong Development Control Plan (DCP) 2009,
when an area is rezoned for urban development ‘neighbourhood plans’ are
prepared prior to land being subdivided to allow residential and other
development. Neighbourhood plans are essentially mini-master plans for a
neighbourhood, precinct or catchment.32 Since 2010, WCC has adopted
neighbourhood plans for 10 locations in the WDURA, which together open up
about 3,400 residential lots and 75 hectares of industrial land for development.

2.3 Development in the West Dapto Urban Release Area

Figure 2.1 shows the boundaries of the WDURA, and the land which has been
zoned to date. Figure 2.2 shows the proposed staging.

29 Growth Centres Commission, West Dapto Release Area Review - Planning Report prepared for
Wollongong City Council, November 2008, p 19.

30 The council considers this precinct to be a “floating stage”, which could proceed if
infrastructure and servicing is available, as it was not linked to the servicing of Stages 1-4. In
this respect, the timing of the precinct depends on the nature of development proposed, the
potential industry response, and the provision of infrastructure, considering other
infrastructure demands within the wider area.

31 'WCC, Minutes of the meeting of 19 October 2015, p 10.

32 Neighbourhood Plans typically illustrate the structure of a future neighbourhood, with
indicative residential lots, road layouts, parklands and public open space, retail, commercial
and industrial uses and proposed community facilities. Environmentally sensitive land and
potential methods for protecting it are also shown.
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2 Summary of Draft West Dapto Contributions Plan

Figure 2.1 Location of West Dapto Urban Release Area
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Source: Wollongong City Council, Draft West Dapto Section 94 Development Contributions Plan 2016, p 4.

32 | IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



Figure 2.2

2 Summary of Draft West Dapto Contributions Plan

West Dapto Urban Release Area proposed staging
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Source: http://www.wollongong.nsw.gov.au/services/majorprojects/westdaptourbanrelease/Documents/
West%20Dapto%20Stages%201%20t0%205.pdf, accessed 22 March 2016.
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2 Summary of Draft West Dapto Contributions Plan

2.3.1 Net developable area of the WDURA

Of the 4,700 hectares of land within the WDURA, the NDA is 1,951 hectares, or
just over 40% of the total area.33 Development in the residential precincts will be
separated by an extensive system of riparian/open space corridors.

Table 2.1 indicates how the NDA is distributed across the range of land use
zonings and the five stages of development.

Table 2.1 Net developable area in the Draft West Dapto CP (ha)

Land use zone Stages Stages Stage 5 Total

land?2 3and 4 (Yallah

Marshall Mount)
R3 Medium Density 38.6 42.8 46.4 127.8
R2 Low Density 375.4 512.0 188.9 1,076.3
R5 Large Lot Residential 24.0 291.6 315.6
E4 Environmental Living 42.4 86.0 100.2 228.6
B2 Local Centre 8.5 3.1 0.7 12.3
B1 Neighbourhood Centre 0.8 7.2 7.9
B4 Mixed Use 25 25
Subtotal 489.6 651.1 630.3 1,770.9
IN3 Heavy Industry 44.4 44.4
IN2 Light Industry 129.9 6.1 136.0
Subtotal 174.6 6.1 180.4
TOTAL 663.9 651.1 636.3 1,951.4

Note: Numbers may not add due to rounding.
Source: WCC, West Dapto S94 Work Schedule, Density & Contributions Tab.

2.4  Cost of land and facilities in the Draft West Dapto CP

The total cost of land and facilities in the Draft West Dapto CP is $1.23 billion (see
Table 2.2).3¢ This comprises $151.1 million (12% of total costs) for land,
$1.07 billion (87% of total costs) for construction of facilities and $7.5 million
(0.6% of total costs) for plan administration. The construction of transport
facilities alone accounts for $894 million (73% of total costs).

33 See WCC, West Dapto S94 Work Schedule, Density & Contributions Tab. The NDA of
1,703.84 ha shown in Table 3.1 of the Draft West Dapto CP is incorrect: WCC, Email to IPART,
4 August 2016.

34 For the purposes of calculating contribution rates required to fund infrastructure under the
plan, the net cost is $1,225,420,065. An amount of $3,863,776 has been deducted to reflect
contributions received from development in the Horsley area which was brought into the land
covered by the West Dapto section 94 contributions plan, and which was transferred into the
West Dapto contributions plan fund in 2010.
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2 Summary of Draft West Dapto Contributions Plan

Table 2.2 Total costs in the Draft West Dapto CP ($2014)

Infrastructure category Land Facilities Total
Transport 43,040,217 893,576,395 936,616,612
Stormwater management 56,822,865 99,699,193 156,522,058
Open space 49,695,923 56,064,791 105,760,714
Community facilities 1,540,000 21,344,457 22,884,457
Administration costs 7,500,000
Total 151,099,005 1,070,684,836 1,229,283,8412

a The total costs in the plan to be met from development contributions is actually $1,225,420,065 because of
the inclusion of pooled contributions of $3,863,776 from the previous Horsley section 94 plan.

Note: Estimates in the West Dapto S94 Work Schedule are in $2015 for land and Stage 5 roadwork costs only.
Source: WCC, West Dapto S94 Work Schedule, Summary Tables, Open Space and Community Tabs.

2.5 Contribution rates in the Draft West Dapto CP

Under the Draft West Dapto CP, contributions will be levied on a per dwelling
basis for residential development, and a per hectare basis for industrial
development.

WCC has applied a cost of $21,480 per person to derive rates per dwelling for
residential development based on densities and occupancy rates.3>

Table 2.3 sets out the indicative maximum contribution rates for the range of
residential and industrial land zonings, and Table 2.4 sets out the indicative rates
for residential dwellings of different sizes. The maximum contribution for
residential development proposed in the Draft West Dapto CP submitted for
assessment is $68,499.36

35 See WCC, West Dapto S94 Work Schedule, Density & Contributions Tab.
36 The council has advised that the rate of $56,129 in Table 1.5 of the Draft West Dapto CP is
incorrect: WCC, Email to IPART, 12 July 2016.
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2 Summary of Draft West Dapto Contributions Plan

Table 2.3 Development contributions — Draft West Dapto CP ($2014)

Development type Density Occupancy Maximum

(dwellings rate per contribution

per ha) dwelling

Residential development Per dwelling
R3 medium density 314 25 53,699
R2 low density 13.2 3.1 64,947
R5 large lot residential 0.5 3.2 68,518
E4 Environmental living 2.8 3.2 68,734
B2 Local centre 19.1 2.0 47,255
B1 neighbourhood centre 15.0 1.7 36,515
B4 mixed use 60.0 1.7 36,515
Industrial development Per hectarea
IN3 heavy industry 68,499
IN2 Light Industry 68,499

a WCC advised that that the contribution rate for industrial development should be $68,499 per ha (not
$56,129 as in Table 1.4 in the Draft West Dapto CP): WCC, Email to IPART, 12 July 2016.

Source: WCC, West Dapto S94 Work Schedule — Density & Contributions Tab.

Table 2.4 Residential contributions by dwelling type ($2014)

Dwelling type Average Contribution

occupancy rate

rate

Subdivision, Dwelling House, Dual Occupancies 3.2 68,734
Multi-Unit Housing 4+ Bedrooms 2.9 62,291
Multi-Unit Housing 3 Bedrooms 2.5 53,699
Multi-Unit Housing 2 Bedrooms 2.2 47,255
Multi-Unit Housing 1 Bedroom 1.7 36,515

Note: The council has calculated the cost per person at $21,480.
Source: WCC, Draft West Dapto CP, p 2.

Contributions from industrial development are to be levied on a per hectare basis
for the cost of transport and stormwater infrastructure, and plan administration,
ie, excluding the costs of community facilities and open space. WCC has set the
contributions rate for industrial land so that they represent approximately 10% of
the residential rate (excluding contributions for open space and community
facilities) to encourage industrial activity within the area.3” The council advised
that the contribution rate for industrial development should be $68,499 per
hectare (not $56,129 as in Table 1.4 in the Draft West Dapto CP).38

37 See CP October 2015 p 6. Although the draft CP submitted for IPART’s assessment does not
match these proportions (ie, that industrial rates equal 10% of residential rates), WCC advised
that this remains its intended approach: WCC, Email to IPART, 12 July 2016.

38 WCC, Email to IPART, 12 July 2016.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



2 Summary of Draft West Dapto Contributions Plan

The plan states that WCC will not collect contributions from non-residential
development for retail, office or business premises, or community facilities and
recreational facilities. Contributions will, however, be levied on any residential
components of such premises.3?

2.5.1 Exemptions from contribution rates

Certain developments are, or can be, exempted from payment of development
contributions. The plan specifies exemptions apply to:

v development subject to a direction from the Minister for Planning under
Section 94E of the EP&A Act40

v community infrastructure provided by the council

v public infrastructure provided by the NSW Government (if supported by a
comprehensive submission), and

v other development if the council, by formal ratification, considers it is
warranted.41

2.5.2 Indexing contribution rates

The Draft West Dapto CP proposes to index the base contribution rates as
follows:

v Contributions for land yet to be acquired will be adjusted at least annually by
the annual percentage change in the ABS Established House Price Index for
Sydney.

v Contributions for land already acquired, capital works and administration
costs will be adjusted quarterly by the change in the ABS Consumer Price
Index - All Groups for Sydney (CPI). In the event that the current CPI is less
than the base CPI, the current CPI shall be taken as not less than the previous
CPL42

39 Draft West Dapto CP, p 5.

40 Relevant development exempted from s 94 contributions by the Minister includes development
or disabled access or for the sole purpose of affordable housing and seniors living under SEPP
Seniors Housing 2004 by a Social Housing provider.

41 Draft West Dapto CP, pp 10-11.

42 Draft West Dapto CP, pp 12-13. The qualification for capital works means that contribution
rates would never be reduced in real terms from one year to the next because of deflation.
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Assessment of Draft West Dapto CP

We assessed WCC’s application for a review of the Draft West Dapto CP against
the criteria in the Practice Note. Our assessment is based on the contents of the
plan, WCC’s application and supporting documentation, and responses to our
requests for information.

To assist with our assessment of transport infrastructure, we engaged consultants
ARRB Group Ltd (ARRB).42 ARRB examined the proposed land and facilities for
roads, intersections, bridges and public transport works in the Draft West Dapto
CP and advised on their:

v consistency with the essential works list
v reasonableness in terms of nexus, and
v reasonableness in terms of cost.

This chapter summarises our assessment of the Draft West Dapto CP against the
criteria.

3.1 Criterion 1: Essential Works List

We are required to assess whether the infrastructure included in the Draft West
Dapto CP is on the Essential Works List (EWL) outlined in the Practice Note
(see Box 3.1). Only ‘essential works’ are to be included in a plan when the
council is seeking external funding for the infrastructure costs above the revenue
provided for by the capped contributions.44

The Draft West Dapto CP submitted by WCC contains expenditure for transport,
stormwater, open space and community facility infrastructure, including capital
and land.

43 See ARRB Group Ltd, Review of Transport Items in the Draft West Dapto Contributions Plan,
September 2016 (ARRB Report).

44 Department of Planning & Infrastructure, Revised Local Development Contributions Practice Note:
For the assessment of Local Contributions Plans by IPART, February 2014. The EWL does not apply
where councils levy contributions below the cap, so other capital works not on the EWL, such as
community facilities, can be included in s 94 contributions plans where the maximum rate is
below the cap.
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3 Assessment of Draft West Dapto CP

Box 3.1 Infrastructure items on the Essential Works List

4 ﬁa ) E3 4 )

Administration

Transport ) . Open space
(land and facilities) v e, plan preparation and plan (land and base level
v eg, roadworks, traffic administration embellishmentd)
management, cycle & 4

v eg, parks and sporting
pedestrian facilities,

facilities
\ but not carparking ) . \ j

Essential Works to
support development

L INE TR

= tormwater management

Community services (land and facilities)
(land only) v eg, stormwater flow and
v eg, halls, childcare quality management

centres and libraries
- Y, J

The Essentials Works List does not include buildings for community services. It also
does not include land and works for environmental purposes eg, bushland regeneration
or riparian corridors, unless it serves a dual purpose with one of the categories on the
Essential Work List.

a Base level embellishment are defined as works required to bring open space up to a level where it is secure
and suitable for passive or active recreation (eg, site regrading, utilities servicing, basic landscaping, drainage
and irrigation, basic park structures, lighting and outdoor courts).

Source: Department of Planning & Environment, Revised Local Development Contributions Practice Note- For
the Assessment of Local Contributions Plans by IPART, February 2014, pp 8-9.

3.1.1 Summary of our assessment

IPART findings

1 Allinfrastructure items in the Draft West Dapto CP are on the Essential Works
List except for:

— the upgrade to the transport multimodal interchange with car parking facilities
— 290.2 hectares of core riparian land

— capital works for an indoor community recreation and leisure centre (67.5%
apportioned to WDURA) and

— capital works for three new multi-purpose community centres and the
enhancement of an existing community centre.

2  The Practice Note does not identify whether public transport infrastructure is on the
Essential Works list, or whether car parking, as an excluded item, relates to on-
street and/or off-street car parking.
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3 Assessment of Draft West Dapto CP

3 WCC has included the cycleway network under open space and recreation facilities

40

in the Draft West Dapto CP, rather than as a transport item.

Recommendations

1

WCC remove the apportioned cost of works for the upgrade to the multimodal
interchange including car parking ($3,304,738) from the cost of essential works
in the Draft West Dapto CP.

WCC remove the cost of the riparian land ($14,510,000) from the cost of
essential works in the Draft West Dapto CP and review the need to acquire all of
such land, in consultation with the Department of Planning and Environment
(DPE).

WCC remove the apportioned cost of the community recreation and leisure
centre ($8,573,318) from the cost of essential works in the Draft West Dapto CP,
but include the apportioned cost of an outdoor tennis/netball court complex
(minimum 12 courts) once it has estimated the reasonable cost for this such
facility.

WCC remove the cost of capital works for three new multi-purpose community
centres and for the enhancement of an existing community centre ($21,344,457)
from the cost of essential works in the Draft West Dapto CP.

DPE update the Practice Note to clarify which transport infrastructure items are
on the Essential Works List, including:

— public transport infrastructure, and
— on-street and off-street car parking.

WCC identify the cycleway network as transport infrastructure in the Draft West
Dapto CP, rather than open space and recreation, to ensure that the planning for
the cycleways forms an integrated part of the transport network.

Table 3.1 summarises our assessment of infrastructure in the plan against the
EWL. We found that most of the infrastructure items in the plan are on the EWL,
except the multimodal transport interchange car parking, core riparian land, the
capital works for an indoor recreation centre and the capital works for four
community centres.

We considered whether the core riparian land in the plan should still be retained
since this is not on the EWL unless it serves a dual purpose with another
‘essential works’ category (eg, stormwater management). WCC advised that all
of this land serves a drainage management function;4> however, our view is that
the purpose in acquiring the land appears to be predominantly environmental.

The sections below explain our findings and recommendations on these items.

45 WCC, Telephone advice to IPART, 4 August 2016.
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3 Assessment of Draft West Dapto CP

Table 3.1

Summary of IPART's assessment of infrastructure in the Draft

West Dapto CP against the Essential Works List (EWL)

Infrastructure type Included on the EWL

Not included on the EWL

Transport
Signalised intersections
Roundabouts
Bridges
Bus stops
Cycleways

Land for essential transport
infrastructure

Road upgrades and new roads

Multimodal interchange
upgrade, including carpark

Stormwater

Detention basins (including
wetlands)

Gross pollutant traps (GPTS)
Trunk drainage

Land for essential stormwater
infrastructure

Enhanced storage areas (ESAS)

Open space Sports parks
Cycleways
Playgrounds

Local parks
Neighbourhood parks
Town Centre Park

Land for essential open space
infrastructure

Indoor facilities within a
community and leisure
recreation centre

Community Land for essential community

services

Capital works for:

v anew multi-purpose
community centre and
children’s centre in Darkes
Town Centre

v a new multi-purpose
community centre including
library (technology centre)
in Cleveland Precinct

v a new multi-purpose
children’s centre including
community hall in Yallah-
Marshall Mount, and

v an enhancement to
Wongawilli Community
Hall.

Administration Plan preparation and

administration costs

3.1.2 Transport — multimodal interchange upgrade with new car parking

WCC apportioned $3.3 million (or 60%) of the total cost of $5.5 million for an
upgrade to a multimodal interchange, to new development in the WDURA. The

interchange is in the Dapto Town Centre.
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3 Assessment of Draft West Dapto CP

According to the integrated transport plan recommended by AECOM in 2010,46
WDURA residents benefit from this existing multimodal facility as a result of the
better provision of bus interchange services with other transport modes4’. The
interchange is outside the WDURA so it also provides a significant benefit to
current Dapto residents.48

The Draft West Dapto CP does not detail the nature of the works to be provided
as part of the proposed upgrade to the interchange. WCC advised ARRB that the
proposed works incorporate a new parking facility at the station with a capacity
as high as 200 parking spaces, provided through an at-grade or multi-deck car
park.49

WCC also advised us directly that:

Car parking is a critical component of the multimodal transport options for the
interchange, and the exclusion of this as an essential infrastructure element could be
detrimental to the successful transition of a 15% modal shift ... failure to achieve this
target has greater implications in terms of increased traffic/4 lane roads and
congestion issues on the RMS M1 road network.50

The EWL for transport includes road works, traffic management and pedestrian
and cyclist facilities, but not car parking (see Box 3.1). Although, the list does not
specifically exclude public transport infrastructure, it contains examples of traffic
management facilities only. This is why bus shelters, which form part of the
traffic management network, are generally included as ‘essential works.” ARRB
noted:

v such multimodal interchanges are not typical transport infrastructure
provided by local government, and may qualify for funding support from
state or federal government, and

v works for the off-street car parking element of the interchange are not on the
Essential Works List.5!

In this particular case, we consider that the car parking proposed at the
multimodal station, although likely to benefit the community, is not an ‘essential
work’ as defined by the Practice Note. Therefore, we recommend that WCC
removes the $3.3 million for the apportioned cost for these works from the Draft
West Dapto CP.

46 AECOM, Draft West Dapto urban release area: integrated transport plan, 2010 (AECOM 2010), p 18.

47 The modes include rail, coach, taxi, walking and cycling.

48 ARRB Group Ltd, Contract Report - Review of Transport Items in the Draft West Dapto Contributions
Plan, September 2016 (ARRB Report), p 12. (ARRB also recommended a 40% to 45%
apportionment for the station to WDURA, rather than the 60% presented in the plan, based on
the distance from the interchange to the centre of Dapto and a high degree of public transport
accessibility in West Dapto (p 35). As we are recommending removal of the item altogether as it
is not on the EWL, we have not considered the issue of apportionment for this item.

49 ARRB Report, p 5.

50 WCC, Email to IPART, 21 July 2016.

51 ARRB Report, pp 12 and 5 respectively.
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3 Assessment of Draft West Dapto CP

WCC officers have raised with IPART the issue of the most appropriate funding
mechanism for the interchange upgrade, including the Draft Special
Infrastructure Contribution (SIC) for West Lake Illawarra.52 Our understanding
is that the NSW Government’s SIC does not usually fund infrastructure of this
type because it is considered to provide a benefit to the broader community.53
Instead, the State Government funds the facilities via other grants and subsidies.

We note that State Government funding has been made available for a recent
upgrade to the station, covering other requirements in response to additional
population needs of the region (see Box 3.2). It is not clear whether funding for
additional commuter parking was also considered.

Box 3.2 State Government assistance to upgrade the Dapto Station

In 2010 AECOM reported that RailCorp was anticipating increased demand along the
lllawarra line as a result of the WDURA and had subsequently planned improvements to
the Dapto rail station, bus interchange and commuter parking.

As part of a package of transport improvements for the lllawarra line, in 2013 the State
Government funded a number of improvements to Dapto station, including an upgraded
ramp, new signage, new shelters and seating, a new low-speed bus/vehicle turnaround
access road, improved lighting and upgraded footpaths.

Sources: AECOM, Draft West Dapto Urban Release Area - Integrated Transport Plan, 2010, p 16, and
Transport for NSW, Transport Access Program completed works, www.transport.nsw.gov.au/projects-
tap/completed-works.

Where external funding is not available (and works are non-essential for the
purpose of levying section 94 contributions), councils have the option to fund
facilities through their broader rating base if they consider there is a broader
benefit to the community from doing so.

It would also be useful for the DPE to update the Practice Note to clarify the
types of public transport facilities, such as bus shelters, that are on the EWL.
ARRB sought clarification regarding whether on-street car parking, as opposed
to off-street car parking, was on the EWL,54 and we consider that this could be
clarified in the Practice Note.

52 WCC, Email to IPART, 1 September 2016.

53 NSW Department of Planning, Planning Circular PS 08-017 - Review of infrastructure contributions,
23 December 2008, p 2.

54 ARRB Report, p 36.
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3.1.3 Transport — cycleway paths

The off-road cycle paths form an integrated part of the cycle network in West
Dapto, and are included on the EWL. ARRB noted that WCC had included
cycleway paths in open space and recreation facilities. The Elton Study
recommendations for open space and recreation included a cycleway network
linking key destinations and activity centres. It also noted how parks should be
linked to cycleway access, and acknowledged the role of cycleways in providing
‘active transport’ links between neighbourhoods, and maximising access, for
example to town centres and community facilities.55

ARRB suggests cycleways could be included as part of the transport facilities to
ensure design consistency and the implementation of a well-connected network
for both recreation and commuter purposes.56 We support this proposal in the
interests of best practice and note that this would not have any impact on the cost
of the cycleway paths in the Draft West Dapto CP. It would, however, reduce
land specified as open space, noting we have also recommended that the council
review the land acquisition requirements for the cycleways
(Recommendation 15) because they are likely to be at least partly located on land
already earmarked for infrastructure (eg, parks).

3.1.4 Coreriparian land

As outlined in Box 3.1, land and works that serve environmental purposes only,
such as bushland regeneration or riparian corridors, are not on the EWL. The
policy objective of excluding such land and works is to reduce the costs of
infrastructure in contributions plans.

For the 290.2 hectares of watercourse lands to be acquired by WCC, we assessed
whether this land serves a dual purpose in fulfilling a stormwater management
as well as an environmental management function. Only if the dual purpose test
is satisfied would we consider that this riparian land is on the EWL.

Previously, when we reviewed the Hills Shire Council’s CP15, we explained how
water treatment strategies fall along a spectrum of dual purpose between
stormwater management and environmental objectives.5” We consider that
where works serve predominantly an environment function, then some or all of
the cost should be excluded from the plan.

55 Elton Study, p 36.

56 ARRB Report p 5.

57 IPART, Final Report - Assessment of the Hills Shire Council’s Section 94 Contributions Plan No. 15
Box Hill Precinct (CP15), March 2016, p 7.
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WCC'’s proposed acquisition of the watercourse land

West Dapto is dissected by a series of watercourses that form part of the Mullet
Creek and Duck Creek catchments. During heavy rain they can experience
intense floods of short duration (rapid rise and fall of the creek levels).58 The
map in Figure 3.1 shows the watercourse land to be acquired (shaded light blue).

The zoning for this land is E3 - Environmental Management.5® The land is
concentrated in Stages 1 to 3 and accounts for 13% of the total area and 15% of
the NDA in the Draft West Dapto CP.60 WCC has assumed an average
acquisition rate of $50,000 per hectare for the land, for a total cost of $14.5 million.

WCC advised that it considers the core riparian land in question to be high-
hazard and flood-affected, and that the acquisition of the land is essential for
drainage management.6!  Box 3.3 outlines WCC’s objectives for water
management in the WDURA, which includes acquiring the watercourses, as
stated in the Development Control Plan (DCP).62

Box 3.3 WCC'’s objectives for water management in the WDURA

The objectives for water management in the WDURA are:

v to create a network of interconnected multi-functional creek corridors within the West
Dapto release area which act as creeks, flood ways, flora and fauna habitat, water
quality treatment areas, cyclist and pedestrian access, and drainage corridors

v to conserve and restore remnant native vegetation along creek lines, escarpment
vegetation to provide linkages and “stepping stones” for wildlife movement

v to introduce wildlife corridors and establish riparian vegetation within natural creek
lines, providing a functioning habitat for birds and diverse native flora
to protect and restore a range of aquatic habitats within the creeks
to enhance long-term environmental protection of the receiving waters and Lake
lllawarra

v to facilitate the provision of an integrated approach to Water Management
development within West Dapto

v to ensure the integration of various functions into the multiple use drainage systems of
West Dapto to achieve aesthetic, recreational, environmental and economic benefits

v to provide appropriate landscape treatments that enhance the required functions of the
riparian corridors and reduce the impact of utilitarian drainage structures on the
amenity of the open space

v to ensure that development is designed to minimise the risk posed by flooding, and

v to protect the environment of Lake lllawarra.

58 WCC, Wollongong Development Control Plan 2009, Chapter D16 West Dapto Release Area, p 21.

59 The objective of the E3 - Environmental Management zoning is to protect, manage and restore
areas with special ecological, scientific, cultural or aesthetic values, and to provide for a limited
range of development that does not have an adverse effect on those values (Wollongong Local
Environment Plan (LEP) 2009, Land Use Table Comparison).

60 Draft West Dapto CP, WCC, Email to IPART, 12 July 2016, and IPART calculations.

61 WCC, West Dapto S94 Work Schedule, Drainage Tab.

62 WCC, Wollongong Development Control Plan 2009, Chapter D16 West Dapto Release Area, p 40.
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Figure 3.1 Proposed watercourse management area
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Source: West Dapto Release Area Section 94 Development Contributions Plan (2015), p 83.
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WCC plans to acquire the first 10 metres from the top of the bank of the
waterway to undertake the water management function, but is allowing other
non-developable land in the riparian corridor (further from the bank) to be:

v retained in private ownership, or

v dedicated to the council at no cost to the council for use as bushland, or for
agricultural or recreational purposes.63

Therefore, this (other) riparian land is not included in the plan.

Our assessment of dual purposes for the core riparian land

The stormwater infrastructure proposed by WCC for the WDURA consists of a
configuration of multiple detention basins (64), enhanced storage areas (ESAs)
(5), gross pollutant traps (GPTs) (64), and trunk drainage works6é4 (including bio
retention systems and raingardens).

The ESAs are online along the main creek systems of Mullet Creek and Duck
Creek such that the ‘footprints’ are largely confined to the zoned riparian
corridor.65 The ESAs will perform an important drainage management function
around the creek systems. We understand that land for stormwater
infrastructure in the plan is otherwise zoned SP2 - Special Infrastructure,
whereas the core riparian land is zoned E3 - Environmental Management.66

The GCC identified in 2008 that some of the core riparian lands would need to be
managed by WCC to mitigate flood risk. It recommended that “high flood
hazard” land should be acquired using section 94 contributions or retained in
private ownership.6? It also suggested the council introduce an Environmental
Levy to fund the acquisition. WCC advised us that it did not consider the
introduction of a levy but does consider private ownership to be an option
provided it does not compromise the council’s ability to maintain the creek.68

63 WCC, Wollongong Development Control Plan 2009, Chapter D16 West Dapto Release Area, p 24.

64 This is stormwater drainage (natural or artificial open channels or pipes) linking property, inter-
allotment and street drainage with the receiving waters and is greater than 600 mm in diameter.
http:/ /stormwater.net.au/ definitions.html & http://www.lgam.info/trunk-drain

65 Bewsher Consulting Pty Ltd, GCC West Dapto Review - Flooding & Stormwater Strategy - Final
Report, November 2008, p 7.

66 See for example, WCC, LEP 2010 (West Dapto) Zoning Map.

67 GCC, West Dapto Release Area Review - Planning Report prepared for Wollongong City Council,
November 2008, p 3. Note that this report by the GCC preceded the introduction of the caps on
local development contributions by the NSW Government, and the associated Essential Works
List which applies to infrastructure in the s 94 plan when councils seek to fund the gap for the
cost of the infrastructure (above the revenue provided for by the capped contributions) from the
State Government.

68 'WCC, Email to IPART, 12 July 2016.
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On balance, we recommend that WCC review the strategy to acquire all of the
core riparian land. There is clearly a significant environmental dimension
associated with the decision to acquire and manage the land, as evidenced by the
zoning of E3 and the objectives for acquiring the land stated in the DCP.
Watercourses will inevitably perform a drainage function, to some degree. It is
also not clear that all of the land is needed to be acquired by the council for
stormwater management purposes as a result of the new development.

In the interim, we recommend that the costs of acquiring this land ($14.5 million)
be removed from the plan, pending the outcome of a review by the council, in
consultation with DPE. A review should consider whether any of the land can be
retained in private ownership and whether WCC can isolate any specific tracts of
core riparian land that it needs for stormwater management purposes.

WCC officers reiterated that the assumption underlying the plan was that the
land serves dual purposes, but indicated support for working with DPE to
“provide a clear strategy for acquisition of drainage land” (in accordance with
Recommendation 40).69

3.1.5 Open Space — Community and leisure recreation centre

WCC has apportioned 67.5% of the total cost of $12.7 million (amounting to
$8.6 million) for a community and leisure recreation centre to the WDURA which
would provide district level and outdoor recreation facilities. The proposed
facility in Cleveland (Stage 3) includes a mix of indoor recreation facilities?0,
outdoor tennis/netball courts (minimum of 12 tennis courts) and community
meeting space. We consider that most of this centre is not on the EWL because
the works exceed what is defined as base level embellishment for open space
land. We recommend removing this apportioned cost from the Draft West Dapto
CP.

However, the outdoor tennis and netball courts can be considered as essential
works because they are recognised as base level embellishment by the EWL.
WCC advised that it does not have a costing estimate for the outdoor facility at
this stage.”? We recommend that WCC add the costs of the outdoor tennis and
netball courts back into the plan once it has a reasonable estimate of them.

3.1.6 Community facilities

The Draft West Dapto CP contains costs for three multi-purpose community
centres in Darkes Town Centre, Cleveland and Yallah-Marshall Mount, and an
extension to an existing community hall located in Wongawilli.

69 WCC, Email to IPART, 1 September 2016.
70 The proposed facility includes an indoor pool and sports hall.
71 ' WCC, Email to IPART, 12 July 2016.
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Land for community facilities is on the EWL so the council can include its cost
($1.54 million) in the plan.

Although in the plan the council states that this infrastructure is required to
support the new community, there is no provision on the EWL for capital works
for community facilities. Therefore, we recommend that the capital costs of these
four facilities be removed from the plan. The total amount to be removed is
$21,344,457.72 WCC would need to fund these facilities through alternative
revenue sources.

We note that the capital cost of the community facilities in Stage 5,
Yallah-Marshall Mount includes an amount of $42,664 for indexing the cost of
land for the facilities. As it only occurs for one community centre, this appears to
be an anomaly by WCC in applying the indexing formula. Such indexing is not
warranted given the land is costed in $2015. However, as the capital cost of
facilities is to be removed from the plan, we do not need to also recommend that
the amount for the unnecessary indexation be removed.

3.2 Criterion 2: Nexus

IPART must advise whether there is nexus between the demand arising from
new development and the public amenities and services to be provided. Nexus
ensures that the infrastructure included in the contributions plan is sufficient to
meet, but not exceed, the need generated by the increase in demand from the
new development.

The Draft West Dapto CP covers five stages across six sub-precincts, and the
infrastructure needs for the expected development over the WDURA. In this
section, we have assessed the nexus between the proposed infrastructure and the
new population in the Release Area as a whole, but have also considered the
variations in rates of provision in each sub-precinct as necessary.

We have further considered how infrastructure costs are allocated to
development throughout the WDURA in the apportionment section (see
section 3.5).

A key part of our assessment was to consider the evidence that WCC has
provided to establish the nexus for the items of infrastructure included in the
plan. WCC used the technical studies listed in Table 3.2 to assist in determining
the types and quantity of public amenities and services that are required in West
Dapto. It also provided us with additional information to explain the differences
between infrastructure in the plan and the technical studies. Our assessment
findings are outlined below.

72 WCC, West Dapto $94 Work Schedule, Summary Tables Tab.
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Table 3.2

Studies used by WCC to establish nexus in the Draft
West Dapto CP

Infrastructure
type

Timing

Technical studies

All

Transport

Stormwater
management

Open space

Community
facilities

Prepared for the
original West
Dapto Vision and
Master Plan

Prepared as part of
the NSW Growth
Centres
Commission
Review

Completed after
the adoption of the
NSW Growth
Centres
Commission’s
recommendations

Infrastructure & Financial / Economic Assessment Report,
GHD, April 2006 (GHD 2006 Study)

Transport Management and Access Plan, Stage 2 Study, —
Final Report, Kellogg Brown & Root, March 2007 (KBR
Study)

West Dapto T-Map Extension Study, Connell Wagner,
October 2008 (Connell Wagner Study)

West Dapto Masterplan Traffic & Transport Review, Final
Report, Urbanhorizon, November 2008 (Urbanhorizon Study)
West Dapto Release Area Access Review, Investigation of
Alternative Transport Access Options, Cardno, November
2008 (Cardno 2008 Study A)

West Dapto Transport Link Review, Review and Cost
Estimates for Alternative, Low Cost Options, Cardno,
November 2008 (Cardno 2008 Study B)

Peer Review — Urbanhorizon Traffic & Transport Report,
Northrop, November 2008 (Northrop Study)

Road Infrastructure (Section 94) Estimates Review, GHD,
February 2010 (GHD 2010 Study)

West Dapto Urban Release Area — Integrated Transport
Plan, AECOM, October 2010 (AECOM 2010)

West Dapto Urban Release Area Stages 1 & 2 — Road
Network Infrastructure Needs Study — Traffic Modelling &
Analysis, WCC, October 2010

Marshall Mount and Yallah Road Upgrade — Strategic
Concept Design, SMEC, August 2015 (SMEC Study)

TRACKS Land Use/Transport models

Water Cycle Management Study, URS, December 2004
(URS Study)

Flood Event Access Strategy for West Dapto, Molino Stewart,
December 2008

West Dapto Review — Flooding & Stormwater Strategy —
Final Report, Bewsher Consulting, November 2008 (Bewsher
2008 Study)

West Dapto Development Area Mullet Creek Flood
Modelling, Bewsher Consulting, December 2009 (Bewsher
2009 Study)

Mullet & Brooks Creeks Flood Study — Final Report, Bewsher
Consulting and BMT WBM, February 2010 (Bewsher BMT
WBM Study)

Mullet Creek, West Dapto Extension of Flood Model,
Bewsher Consulting, December 2011 (Bewsher 2011 Study)

Social Cultural and Recreational Needs Study for the West
Dapto New Release Area, Elton Consulting, July 2007 (Elton
Study)

Social Cultural and Recreational Needs Study for the West
Dapto New Release Area, Elton Consulting, July 2007 (Elton
Study)

Source: WCC, Draft West Dapto CP, p 39.
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3.2.1 Nexus of transport facilities

IPART findings

4 There is reasonable nexus between the transport infrastructure and the
expected development in the WDURA, except for:

— the upgrades of the western section of Sheaffes Road (‘S4’), a section of
Paynes Road (‘P2’) (including bridge ‘B52’) and new road NR100-NR103
because these are local roads only

— the 4-lane upgrade of the northern and southern sections of Marshall Mount
Road because a 2-lane upgrade is sufficient, and

— Rail Bridge A over the South Coast rail line on Marshall Mount Road because
there is an existing rail bridge on Huntley Road (‘B41’) to be upgraded.

5 Bus stop infrastructure, including an estimated 214 shelters, may be reduced as
some of the feeder routes could operate unidirectional services in a loop as they
currently do for services in the Dapto district.

Recommendations

7 WCC remove from the cost of essential works in the Draft West Dapto CP the
local road works for:

— the upgrade of the western section of Sheaffes Road ($2,585,000)

— the upgrade of Paynes Road ($2,303,000) and bridge B52 ($393,211), and

— new road NR100-NR103 ($11,084,020).

8 WCC reduce (by $19,365,854) the cost of the upgrade of Marshall Mount Road
in the Draft West Dapto CP to reflect a 2-lane, rather than a 4-lane upgrade.

9 WCC remove Rail Bridge A ($7,955,472) on Marshall Mount Road from the cost
of essential works in the Draft West Dapto CP.

10 WCC review the number of bus stops needed for unidirectional services with a

view to reducing the number and costs in the Draft West Dapto CP.

The Draft West Dapto CP proposes $937 million in transport infrastructure
expenditure”s, including $894 million on capital works and $43 million on land
acquisition.74

The CP states that WCC developed a LGA wide traffic model to establish the
required road hierarchy to service the future population of West Dapto and
adjoining Release Areas. The proposed infrastructure for the WDURA includes:

v

v

new roads

capacity improvements to existing road and intersection infrastructure

73

74

This relates only to expenditure apportioned to the Draft West Dapto CP and in some cases,
total project costs exceed the amount of the cost apportioned to WDURA in the plan.
WCC, West Dapto S94 Work Schedule, Summary Tables Tab.
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v intersection treatment upgrades (priority controls, roundabouts, or traffic
signals)

v road widening and condition improvements
v bridging structures

v bus accessible routes through West Dapto and connections to Dapto, and bus
stop facilities, and

v optimisation of public transport routes and infrastructure.’s

The proposed road network has taken into consideration the heavily constrained
nature of the release area, including flooding, and road and rail corridor
infrastructure. It has provided a flood accessible route for the residential areas
with bridging structures over creek lines, railway corridors and major roads.”6

We engaged ARRB Group Ltd (ARRB), transport consultants to help us assess
the nexus of transport infrastructure in the Draft West Dapto CP. The assessment
found that the transport demand and needs for transport facilities were
established by WCC based on the various transport studies listed in Table 3.2, as
well as Part 5 of the Draft West Dapto CP and the West Dapto Master Plan.7”

Overall, our consultant’s assessment of nexus for the transport network found:

v The proposed road network is generally consistent with the WDURA
Masterplan.

v The road hierarchy (eg, two and four lane roads) was established using
TRACKS traffic modelling of the distribution of the demand across the road
network.

v The transport network analysis also incorporated the use of household travel
survey data of origin-destination trips and journey purposes.

v The population and demand data that informed the need for the facilities is
reliable and up-to-date.

v The existing rural road network, for the most part, caters only for low volume
traffic. The urbanisation of the area necessitates an extensive upgrade of the
primary movement network in the area.

v Without the development, the transport facilities to the proposed standards
would not be required, except for road upgrade maintenance in the flood
prone areas.

v Where new or upgraded road sections are necessary for network planning and
operations, the associated intersection improvements and bridges are also
warranted.”8

75 Draft West Dapto CP, p 24.
76 Ibid.

77 ARRB Report, p 7.

78 ARRB Report, pp 7-9.
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The consultant also undertook a more detailed assessment of the nexus for each
item of transport infrastructure to determine whether:

v there is any scope deviation in infrastructure provision from the
recommendations in the supporting technical documents, and

v where there is scope deviation, whether the proposed items are reasonable in
terms of its benefit to a wider network (rather than only to adjoining land
uses) and whether such activity should be funded via the proposed
development contributions.”?

Table 3.3 outlines the proposed transport infrastructure in the Draft West Dapto
CP, together with the evidence provided by WCC to establish nexus for each of
the items and where items deviate from the recommendations in the technical
studies.

The basis for our findings and recommendations is discussed in more detail
below.

79 ARRB Report, p 7. ARRB did not review the TRACKS model but did examine the model
outputs to determine whether nexus could be established for certain items.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART

53



3 Assessment of Draft West Dapto CP

Table 3.3 Assessment of nexus for transport infrastructure in the Draft West
Dapto CP
Type Description Assessment of supporting evidence to establish

nexus

Existing road
works

New road
works

Bridges and
intersections

Public
transport
facilities

14 existing roads with
proposed upgrade
works

11 new local roads

66 bridge crossings
54 intersections

214 bus shelters,

7 bus kiosks and
upgrade to multimodal
interchange

Most items are supported in various technical studies
and the TRACKS model, except for:

v

Sheaffes Road western section (S4) upgrade,
which is not required as it is a local road
upgrade of Paynes Road (S2), including bridge
B52 along it, which is not required as it is a local
road, and

the Marshall Mount Road 4-lane upgrade as it is
inconsistent with the integrated transport plan
(AECOM 2010) and the Draft West Dapto CP
(2015) which both recommend only two lanes.

Most items are supported in various technical studies
and the TRACKS model, except for:

v

road NR100-NR103 which is not required as it is a
local roada

nexus not being shown for Local Road (Stage 5)
and upgrade to Yallah Rd, for which WCC has
since demonstrated nexus, including on the basis
of TRACKS modelling outputs.

Most items are supported in various technical studies
and TRACKS model, except for:

v

Rail Bridge A over the South Coast rail line on
Marshall Mount Road (as in the 2015 SMEC
design), which is not needed given the upgrade of
existing bridge B41 on Huntley Road

various deviations from the bridge lengths
recommended by GHD (2010) for BO9A, B9B, BOC,
B11 and B12, which were verified by WCC as
being required for flood protection purposes, and
B44 and B45 (part of Fowlers Rd extension), for
which WCC subsequently provided a concept
design establishing nexus.

Items supported in various technical studies.b

a Confirmed by WCC: WCC, Email to IPART, 4 August 2016.

b We found that the multimodal interchange upgrade (including car parking) is not on the EWL and should be
removed from the plan (Recommendation 1).
Source: Draft West Dapto CP, pp 25-29 and West Dapto S94 Work Schedule Transport Tabs, and ARRB

Report.
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Existing road works

We consider that there is insufficient nexus to include upgrades of the western
sections of Sheaffes Road (S4), Paynes Road (S2), and the watercourse bridge
along it (B52), because the roads are not part of the broader road network.
Instead, these roads service local development needs only. We recommend that
their costs be removed from the plan, thereby reducing the cost of transport
infrastructure by a total of $5.28 million ($2.59 million for Sheaffes Rd,
$2.30 million for Paynes Road and $0.39 million for bridge B52).80

ARRB found that these roadworks were not included in the technical studies and
that nexus could not be established by the TRACKS traffic model information.s!

Public local roads, which service individual developments, are typically funded
and constructed by the developer as part of each subdivision. ARRB noted that
in some cases, it might be reasonable for the formation of a new local road that
traverses a number of properties with multiple land ownership to be funded via
section 94 contributions. However, the responsibility of upgrading an existing
rural road to an urban standard that will continue to perform a local road
function only primarily rests with individual developers.82 For Sheaffes and
Paynes Roads, the council can include the upgrade work as part of the conditions
of consent for the relevant developments, rather than sharing the cost across
other developments in the precinct.

We also recommend that the upgrade of the existing Marshall Mount Road in
Stage 5 be restricted to a 2-lane, rather than a 4-lane formation. ARRB found that
WCC had not established the need for the 4-lane upgrade. They reported that
the TRACKS traffic modelling showed a 2-lane road formation for the entire
length of the road (including northern and southern sections) with adequate
operational performance. There is evidence that WCC also determined that two
lanes would be adequate to meet the additional demand.83 Our recommendation
would reduce the cost of transport infrastructure in the Draft West Dapto CP by
$19.37 million.84

WCC officers have advised that while two travel lanes would satisfy demand,
some parking lanes would be required closer to the town centre, reflecting a
“type 3” configuration accepted elsewhere in the WDURA.85 ARRB confirmed
the reasonable cost, as recommended, already includes the additional
two parking lanes in the southern section of the road, near the town centre.

80 'WCC, West Dapto S94 Work Schedule, Sheaffe Rd, P1-P2 and Bridges Tabs.

81 ARRB Report, pp 14, 22 and 35.

82 ARRB Report, pp 5-6.

83 ARRB Report, pp 11 and 20-21, and WCC, Business paper, Meeting of 19 October 2015.
84 'WCC, West Dapto S94 Work Schedule, Marshall Mt Rd Tab.

85 WCC, Email to IPART, 21 September 2016.
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New road works

Similar to the recommendation for existing local roads, we have recommended
that new proposed road NR100-NR103 is not required because it is expected to
function as a local road only. WCC confirmed during the assessment process
that this road would not service the broader road network.8¢ Accordingly, we
recommend that WCC remove these roads from the items of transport
infrastructure in the Draft West Dapto CP, which would reduce the cost by
$11.08 million.8”

Bridges and intersections

For a number of bridges, WCC has extended the lengths recommended in the
technical study88 to ensure the routes are accessible in floods. The bridges are
B9A, BI9B and B9C on West Dapto Road, and B11l and B12 on Shone Avenue.
These extensions were considered reasonable by ARRB and we have not
recommended any adjustment to the lengths.89

However, the three bridges on West Dapto Road (B9A, B9B and B9C) are based
on a 4-lane design when the road will have two lanes. We have recommended,
in our assessment of the Reasonable Costs criterion, that the cost estimates for the
bridges should be based on widths to reflect a 2-lane cross section.

ARRB also found that Rail Bridge A over the South Coast rail line on Marshall
Mount Road is not needed given the proposed upgrade of the existing nearby
bridge B41 on Huntley Road. WCC confirmed that Rail Bridge A is not
required.? We recommend removing this bridge from the Draft West Dapto CP,
which would reduce plan costs by $7.96 million.9

Public transport (bus) facilities

The 2010 integrated transport plan recommended by AECOM 201092 provides an
indicative planned network of four bus feeder routes that overlap and intersect
one another to enable a high level of accessibility to the new Darkes Road and
Bong Bong district centres.

86 ARRB Report, p 26.

87 'WCC, West Dapto $94 Work Schedule, NR100-NR103 Tab.

88 GHD, 2010.

89 ARRB Report, pp 10 and 13.

90  ARRB Report, p 35.

91 WCC, West Dapto S94 Work Schedule, Marshall Mt Rd Tab.

92 AECOM, Draft West Dapto Urban Release Area - Integrated Transport Plan, 2010.
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WCC has proposed a total of 214 bus stops to service new development in the
WDURA, with each stop equipped with a shelter, timetable and route
information display.3 WCC has based its method of calculating the number of
bus shelters to ensure that there is one stop on both sides every 400 metres. We
consider that the estimated 214 shelters to cover the total distance of 42.79 km is
reasonable. The cost of bus shelters in the Draft West Dapto CP is $3.75 million,
as each shelter is costed at $17,515.9%4

However, we understand that the total number of bus stops could be reduced if
some routes (or in part) run unidirectional in a loop as they currently do for part
of Routes 31, 33 and 43 services in the Dapto district.> We recommend that
WCC review the number of shelters that will be needed with a view to reducing
their number, and the overall cost of bus stops in the Draft West Dapto CP.

WCC officers have advised that Transport for NSW has not yet provided the Bus
Servicing Plan for West Dapto, which will have implications for the number of
bus stops in the plan.%

Across the network there are also seven kiosk sites, representing larger bus
shelters.9” Based on ARRB'’s advice, we found that nexus is supported for the
seven kiosk sites located in the villages and town centres, including one site on
Bong Bong Rd near the existing Horsley settlement.%

3.2.2 Nexus of stormwater management facilities

IPART finding

6 There is reasonable nexus between stormwater infrastructure and the expected
development in the WDURA, except for:

— duplication of four enhanced storage areas (in the count of 58 detention
basins) such that only 54 basins are required in Stages 1 to 4

— the six detention basins in Yallah-Marshall Mount (Stage 5) for which nexus
has not been adequately established, and

— 10 gross pollutant traps (GPTs) which, based on the revised number of
detention basins, are not needed as WCC's water quality treatment approach
recommends one GPT per detention basin.

93 ARRB Report, p 27.

94 WCC, Draft West Dapto CP, p 37. There are 75 further bus shelters proposed in the WDURA to
service existing development, and these costs have not been apportioned to new development
in the plan.

9 Ibid.

96 WCC, Email to IPART, 1 September 2016.

97 WCC, Draft West Dapto CP, p 29.

98 ARRB Report, p 27.
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3 Assessment of Draft West Dapto CP

Recommendations

11 WCC remove the cost of the four duplicated enhanced storage areas
($17,559,419) from the cost of essential works in the Draft West Dapto CP.

12 WCC remove the cost of six detention basins in Yallah-Marshall Mount
($8,917,630) from the cost of essential works in the Draft West Dapto CP, until it
can establish nexus for the stormwater management needs of this sub-precinct
by means of a technical study. Once done, WCC can include the reasonable
costs of the necessary infrastructure (including GPTs) in the plan.

13 WCC remove the cost of ten gross pollutant traps ($550,000) from the cost of
essential works in the Draft West Dapto CP.

Stormwater infrastructure included in the plan

WCC has adopted a ‘treatment train” approach, using a combination of different
stormwater measures to achieve stormwater objectives.

The Draft West Dapto CP includes costs for:

v 64 detention basins (including wetlands)

v five enhanced storage areas (ESAs), which are also known as ‘mega basins’

v trunk drainage works, and

v 64 gross pollutant traps (GPTs), at a rate of one per detention basin.

Generally, detention basins and trunk drainage manage stormwater flows while
wetlands and GPTs manage stormwater quality.

Table 3.4 outlines the proposed stormwater infrastructure in the plan, together
with the evidence provided by WCC to establish nexus for each of the items, and
where proposed items deviate from technical study recommendations.
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Table 3.4 Stormwater infrastructure in the Draft West Dapto CP
Infrastructure  Description  Supporting evidence to establish nexus
type
Detention basins 64 basins Bewsher 2009 Study recommended 54 basins (covering
(56.4 ha) 57.9 hectares).
WCC proposed six more basins for West Dapto including
an additional six in Yallah-Marshall Mount), based on the
URS Study and WCC internal review.
Four ESAs have been double-counted as detention
basins.2a
Enhanced 5 storage Bewsher 2009 Study (Forest, Robins, Reed and Mullet
storage areas sites creeks) recommended four sites for mega basins.
(‘mega basins’)  (64.5 ha) Need for a fifth storage site (Duck Creek in Yallah-
Marshall Mount) was identified in the Bewsher 2008
Study.
Trunk drainage  Estimated This infrastructure was not recommended in the technical
length 10km studies.
Based on its experience WCC estimated the need for
10km of trunk drainage x 1,000m x $2,500 cost per linear
metre.b
Gross pollutant  Traps and URS Study recommended GPTs and wetlands to meet
traps and wetlands pre-development water quality standards for run-off.
wetland areas (varying Although the URS Study does not specify the number of
(located in sizes) GPTs, WCC assumed one trap per basin will be
basins) required.c

& WCC confirms this double counting: WCC, Email to IPART, 12 July 2016.
b WCC, Emails to IPART, 12 July 2016 and 2 August 2016.

€ WCC, Email to IPART, 2 August 2016.

Source: WCC, Draft West Dapto CP and IPART analysis.

Figure 3.2 shows where the enhanced storage areas (marked Basin 1-5) are to be
located within the WDURA. WCC has not yet determined the location of the
detention basins (including GPTs) but has advised that their precise location will
be determined by the proposed development footprint and the volume of
stormwater detention required to return the catchment post development to pre-
development conditions.?

99 WCC, Email to IPART, 12 July 2016.
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3 Assessment of Draft West Dapto CP

Figure 3.2 Locations of Enhanced Storage Areas in the Draft West Dapto CP

Source: WCC, Draft West Dapto CP, Integrated map.
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Our assessment of nexus for detention basins

For the 64 detention basins proposed in the Draft West Dapto CP, we identified
deviations between the recommended infrastructure and the stormwater
infrastructure in the plan.

The Bewsher 2008 Study identified 39 local detention basins (for the Mullet
Creek, Duck Creek and Marshall Mount Creek catchments). The subsequent
Bewsher 2009 Study recommended 58 ‘hydrology basins’, comprising four
‘enhanced storage areas’ (ESAs) and 54 detention basins. This study considered
the prior URS 2004 Study and Bewsher 2008 Study, but was based on a revised
West Dapto development area which included the Mullet Creek catchment only,
representative of Stages 1 to 4 in the current plan.

Our assessment identified that of the 64 detention basins, four are actually ESAs
which WCC has double counted. The cost of the four ESAs is included in the
detention basin works schedules, as well as in a separate ESA cost schedule.100
Therefore, we recommend that the cost of these duplicated ESAs (valued at
$17.5 million) be removed from the essential works in the Draft West Dapto CP.

Of the remaining 60 detention basins in the plan, the Bewsher 2009 Study
supported inclusion of 54 detention basins in Stages 1 to 4.

WCC has not provided supporting evidence to establish nexus for the six
remaining detention basins proposed for the Yallah-Marshall Mount precinct
(Stage 5). We note that the earlier studies identified a need for detention basins
in this area, however there has been no specific needs analysis or technical study
of the stormwater management requirements for the Duck Creek basin on which
Yallah-Marshall Mount is located. WCC advised that it had relied on the URS
Study and its own internal review to estimate the need for the six detention
basins.101

Without any supporting analysis of the stormwater treatment needs of the
Yallah-Marshall Mount precinct, we cannot determine that nexus has been
reasonably established. @~ We therefore recommend that the cost of the
six detention basins in Yallah-Marshall Mount ($8.9 million) be removed from the
plan until WCC undertakes work to establish the need for such detention basins.
Then, the reasonable costs of the necessary infrastructure can be included in the
plan. WCC officers indicated that guidance for stormwater infrastructure in
Stage 5 could be considered as part of the first biennial review of the plan, which
would be consistent with our recommendation (Recommendation 40).102

100 WCC confirms this double counting: WCC, Email to IPART, 12 July 2016.
101 WCC, Email to IPART, 12 July 2016.
102 WCC, Email to IPART, 1 September 2016.
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Our assessment of nexus for enhanced storage areas (ESAS)

The Bewsher 2008 Study recommended ESAs for the whole WDURA, including
the Duck Creek catchment in Yallah-Marshall Mount (Stage 5). Therefore, we
consider inclusion of the five sites in the plan is reasonable.

Our assessment of nexus for the trunk drainage

While trunk drainage, valued at $27.5 million, was not recommended by a
supporting technical study, we note such works are usually required for the
overall functioning of a drainage network. WCC advised that:

These figures are assumptions derived in consultation with the consultant and using
internal experience as to the gaps the Council will likely be responsible for delivering
between the end of a development area and linking into the drainage system.103

We consider that this approach is reasonable.

Our assessment of nexus for gross pollutant traps and wetlands

For GPTs and wetland areas (located in detention basins), we consider that the
approach adopted by WCC of one trap and wetland area for each basin is
reasonable. WCC has applied the URS Study recommendation for stormwater
strategies to include a combination of GPTs, wetlands and detention ponds to
ensure water quality targets are met.

However, we recommend that WCC remove the cost of four GPTs from the plan,
consistent with our recommendation to remove four double-counted detention
basins, and six GPTs associated with the six detention basin in Yallah-Marshall
Mount for which nexus has not been established. Consistent with our
recommendation for the detention basins, once nexus is established the
reasonable costs of these GPTs can be added back in to the costs of the plan.

3.2.3 Nexus of open space facilities

IPART finding

7 There is reasonable nexus between the open space land and embellishment in
the Draft West Dapto CP and the expected development in the WDURA, except
for overprovision of open space above the minimum recommended level
comprising:

— one sports park plus playground (9.56 hectares in Stage 3 Cleveland)
— one neighbourhood park plus playground (four hectares in Stage 1-2
Sheaffes-Wongawilli), and

— one local park (two hectares in Stages 1-3).

103 WCC, Emails to IPART, 12 July 2016 and 2 August 2016.
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3 Assessment of Draft West Dapto CP

Recommendations

14 WCC remove $8,826,040 from the cost of essential works in the Draft West
Dapto CP, being the cost for 15.56 hectares of excess open space land and its
embellishment, comprising amounts of:

— $2,409,112 for one sports park plus playground with an area of 9.56 hectares
(50% of cost apportioned to the plan)

— $4,066,816 for one neighbourhood park plus playground with an area of
four hectares, and

— $2,350,112 for one local park with an area of two hectares.

15 WCC review the need to acquire 11.81 hectares of land for cycleways (a cost of
$590,638) and consider opportunities to locate them on land that would be used
for other infrastructure purposes (eg, open space or drainage land), thereby
reducing costs in the plan.

Open space included in the plan

The Draft West Dapto CP includes approximately 100 hectares of open space
spread across parks and cycleways. Based on 56,579 residents, this is equivalent
to a rate of provision of around 1.74 hectares per 1,000 residents or 1.54 hectares
per 1,000 residents excluding the cycleways (comparable with the Elton Study).

The Social, Cultural and Recreational Needs Study for the West Dapto New Release
Area, July 2007 prepared by Elton Consulting (Elton Study) informed the
requirements for open space and recreation facilities in West Dapto. The Elton
Study recommended an overall provision of 68 hectares or 1.25 hectares per
1,000 residents, in addition to existing open space areas. The Elton Study was
based on a lower population for Stage 5, and did not nominate the length of
cycleways nor the amount of land required for them.

The rate of provision in the plan is relatively low compared with the commonly
accepted benchmark rate for open space of 2.83 hectares per 1,000 people.
However, when the 68 hectares recommended in the Elton Study is added to the
existing 176.2 hectares of open space,104 the total amount of open space available
to residents of the WDURA is 244.2 hectares. This equates to a higher rate of
open space provision of 3.9 hectares per 1,000.

104 The existing open space includes 106 hectares of natural areas and other open space in
surrounding precincts such as Horsley, and specific active recreation facilities such as cricket
fields, basketball courts and a running track, and passive open space in Horsley: Draft West
Dapto CP, pp 20-21.
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3 Assessment of Draft West Dapto CP

WCC also stated that the amount of land proposed for local open space and
recreation facilities in the Draft West Dapto CP has taken into account the
following:

v the extent of existing open space in the area

v increasing difficulties faced by WCC in maintaining parks to a standard that
meets community expectations

v the need to plan for fewer but larger neighbourhood and local parks, and

v the need for accessible open space within 400 to 600 metre walking distance
from most residents.105

We assessed the rate of provision for specific facilities against the Elton Study
which informed the open space needs of the plan. This analysis suggests that
there is a reasonable nexus for most of the open space in the Draft West Dapto
CP. However, there is a higher rate of open space provision in the plan than
recommended by the Elton Study. Table 3.5 presents the open space provision in
the plan and how this compares with the Elton Study recommendations.

105 Draft West Dapto CP, p 21.
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Table 3.5 Comparison of open space in Draft West Dapto CP and
recommended rate of provision in Elton Study

Type Description Comparison with Elton Study recommendation

Total open space  98.68 ha for Overall rate of open space is high compared with

(including cycle
ways)

Total open space
(excluding cycle
ways)

(56,579 residents)
(1.74 ha per 1,000)

86.87 ha for
56,579 residents

(1.54 ha per 1,000)

Elton Study’s recommendation of 68 hectares for
54,533 residents (1.25 hectares per 1,000
residents).

Sports parks (2x)  Total 19.0 ha Amount of sports parks land and embellishment is
and 2 playgrounds, high. Elton Study recommended only one sports
50% (9.48) park (8.0 ha) with a playground.
apportioned to
WDURA
Local parks (13x)  Total 33.2 ha One additional local park compared with Elton
Study’s recommendations.
Overall land for local parks is 9.2 ha more than
the 24 ha recommended by the Elton Study.
Neighbourhood Total 31.7 ha Number of parks consistent with the Elton Study.
parks (7x) and 7 playgrounds  However, the overall amount of land for

neighbourhood parks is slightly more than the
28.0 ha recommended by the Elton Study.

Town centre park

Total 3.0 ha
and 1 playground

Consistent with recommendation in the Elton
Study.

Cycleways
(47.25km)

Total 11.81 ha

Elton Study supports cycleways for Stages 1 to 4,
(but not Stage 5, in light of low population
projections), but did not nominate length or land
required. WCC advised that the cycleway length
(including for Stage 5's revised population) was
derived through GIS spatial mapping, most would
be located along the riparian corridor, and it
assumed all land for cycleways would need to be
acquired.

Community leisure
and recreation
centre

Indoor and outdoor
recreation facilities
(indoor courts, pool
sports hall) &
outdoor courts

(5.0 ha)

Outdoor complex (at least 12 playing courts) is
consistent with the Elton Study.a

Land for the facility is consistent with the Elton
Study, but its cost is not included in the CP as
WCC already owns it.

a The indoor recreation facility in the community leisure and recreation centre is also consistent with the Elton

Study.

Source: WCC, West Dapto S94 Work Schedule, Open Space Tab and IPART calculations.
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3 Assessment of Draft West Dapto CP

Our assessment of parks/playgrounds

We found that there is an overprovision of some parks and playgrounds in the
plan.  The Elton Study recommended 68 hectares of open space for
54,533 residents, or 1.25 hectares per 1,000 residents. In making this
recommendation, the Elton Study noted the large amounts of natural areas and
conservation areas that were already available for passive recreational purpose,
and the existing facilities in the Horsley precinct.106

Based, on the Elton Study’s recommended overall provision rate, applied on a
pro rata basis to the latest population estimate (56,579), the amount of open space
that should be provided in WDURA is around 71 hectares. This is around
16 hectares less than proposed in the plan.

WCC advised of its intention to maintain the overall recommended number of
parks and playgrounds and attributes the redistribution partly to the
neighbourhood planning process. 107

WCC has adopted the approach of using the neighbourhood planning process to
determine the exact location of infrastructure. In Stage 1 and 2 the application of

this approach has resulted in deviations from the recommended provisions, as
described in Table 3.6.

Table 3.6 Additional land for open space arising from neighbourhood
planning in Darkes Town Centre, Stage 1-2

Facility  Elton West Additional WCC explanation of need for

Study Dapto land additional land
(ha) CP (ha) (ha)
Sports 8.0 9.4 1.4 The final size of the sports park (beyond Elton Study
park recommendation) was determined by the size and

shape of the land and its relation to the floodplain as
well as the need to accommodate 2 cricket and AFL
ovals outside flood prone land.

Ridge 4.0 9.75 5.75 An endangered ecological community (EEC) was

Park identified on the site, the extent and significance of
which was not known until the neighbourhood
planning process was undertaken. The land could
not be cleared and had to be incorporated into the
park which was increased in size.

Sources: Draft West Dapto CP, p 22, and S94 Work Schedule, Open Space Tab, and Emails to IPART, 5 and
12 July 2016, and Elton Study, p 34.

106 Horsley is not included in the WDURA for the purposes of the Draft West Dapto CP.
107 WCC, Email to IPART, 5 July 2016.
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We acknowledge that the need to accommodate the floodplain may warrant the
need for more open space in planning the sports park, and that the need to
protect the EEC may result in additional passive open space in these locations.
However, both examples suggest that there is the risk of possible “scope creep’ in
the plan. To avoid possible ‘scope creep’, WCC should monitor the overall level
of open space provision against the minimum recommended level of
1.24 hectares per 1,000 residents to offset the additional open space with lower
open space areas elsewhere.

WCC’s 2010 internal review of open space requirements also recommended
additional facilities in the WDURA, amounting to 15.56 hectares at a cost of
$8,826,040, as follows:

v neighbourhood park plus playground in Stage 1-2 Sheaffes - Wongawilli
v sports park with playground in Stage 3 Cleveland, and

v an additional local park in Stages 1 to 3 (location to be determined).108

We found that there is insufficient nexus for these facilities to remain in the plan
given the Elton Study considered the total area of the WDURA and the principles
of creating a range of opportunities for sport and active recreation opportunities
for the new population. We recommend that these open space facilities be
removed from the Draft West Dapto CP.

An additional 3.71 hectares has also been included in the plan compared with the
recommendations in the Elton Study in relation to the neighbourhood park in
Stage 5, Yallah-Marshall Mount. WCC has advised this is based on revised
population estimates in the draft planning proposal from 1,040 dwellings upon
which the Elton Study is based, to 4,000.109 We consider that there is reasonable
nexus for this change.

Our assessment of cycleways

We also found that there is reasonable nexus for the cycleways and incoming
development in the WDURA. Cycleways are supported by the Elton Study for
Stages 1 to 4 and WCC has established a reasonable case to extend the cycleway
network to Stage 5 Yallah-Marshall Mount.110

The Elton Study considered that pathways identified for cycleways are intended
to provide ‘active transport’ as well as passive recreation opportunities in the
WDURA.111 Our transport consultant supports this approach and advised that
the cycleways will contribute to effective transport links.112

108 WCC, Email to IPART, 12 July 2016.
109 WCC, Email to IPART, 12 July 2016.
110 WCC, Email to IPART, 12 July 2016.
111 Elton Study, p 37.

112 See section 3.1.3.
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The Elton Study did not recommend that the cycleway extend to Stage 5 because
at the time of the study, the population forecast for this precinct was much lower.
WCC extended the cycleway network to Stage 5 to accommodate the revised
population estimates in the draft planning proposal for this precinct with 4,000,
rather than 1,040 dwellings, now expected.113

WCC advised that the distance of 47.25km for the cycleways in the Draft West
Dapto CP has been derived through GIS spatial mapping.114

Land for cycleways (totalling 13.8 hectares) will need to be acquired and in most
cases it will be riparian land (outside the ‘core riparian land” discussed in
section 3.1.2). We note from our previous assessment of contributions plans, that
councils generally co-locate cycleways on other public lands such as conservation
areas and parks to reduce the cost of acquiring land. We therefore recommend
that WCC should consider options to reduce the land acquisition cost for the
cycleways. WCC officers advised that their preferred approach is to retain the
cost for the land in the plan for now and consider the need to acquire all the land
as part of WCC's first biennial review of the plan.115> We support this approach.

Our assessment of the Community Leisure and Recreation Centre (open space)

For the community leisure and recreation centre, we found that there is
reasonable nexus for an outdoor complex of at least 12 courts. This is consistent
with the Elton Study, which recommended five hectares for the facility.
However, WCC has not included any land for these facilities. We understand
that this is because the council already owns the land.

WCC has advised that a needs analysis for the outdoor facility is required but has
not yet been completed.116 We recommend that the council include the cost for
the outdoor courts in the Draft West Dapto CP, once it is known (see
section 3.1.3).

3.2.4 Nexus of community facilities (land only)

IPART finding

8 There is reasonable nexus between the land for community facilities in the plan
and the expected development in the WDURA.

Our analysis indicates there is a reasonable amount of land for community
facilities. The plan proposes acquisition of 2.2 hectares of land for three new
multi-purpose community centres. The amount and the location of this land is
consistent with the Elton Study.

113 WCC, Email to IPART, 5 July 2016.

114 WCC, Telephone advice to IPART, 4 August 2016.
115 WCC, Email to IPART, 1 September 2016.

116 WCC, Email to IPART, 12 July 2016.
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3.3 Criterion 3;: Reasonable Costs

IPART is required to advise whether the proposed development contributions
are based on a reasonable estimate of the cost of the proposed public amenities
and public services.

Reasonable costs may be based on estimates that have been provided by
consultants or the council’s experience. They should be comparable to the costs
required to deliver similar land and facilities in other areas.

In this section, we have considered the approach by WCC to cost its capital
works and land requirements for infrastructure in the context of whether the
estimates in the plan are up to date. We have then considered the reasonableness
of the cost estimates for each category of infrastructure and administration costs.
Lastly, we have assessed the choice of indices to escalate cost estimates to current
dollars.

3.3.1 General costing approach for capital works

IPART finding

9 Some of WCC's cost estimates for capital works are now relatively outdated.

Recommendation

16 WCC update the estimated costs of capital works in the plan, where outdated,
with the assistance of a quantity surveyor if necessary.

WCC has used cost estimates in the plan for some of its capital works from 2010
and earlier, which largely originate from the 2011 West Dapto Release Area Section
94 Contributions Plan (2011 plan). For roadwork items in Stages 1 to 4 for
example, the council has relied on estimates by GHD from 2010. For other items
(eg, some stormwater items), we understand that the cost estimates were carried
over in 2011 from previous years. In general, the estimates have been indexed
using a CPI factor from 2010 to 2014, regardless of the base year of the estimate.

The 2011 plan stated that “costs for facilities included in this plan were derived
from the services of a qualified quantity surveyor as well as from Council’s
experience of facility costs in other areas’.1l” The planning of facilities was
carried out at a strategic level with a lack of concept plans on which to base the
estimates. Contingency allowances were added to the estimates to compensate
for the level of uncertainty.

117 WCC, West Dapto Release Area Section 94 Contributions Plan, 2011, p 26.
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WCC has used more up to date estimates for some of its other costs. In
particular, it has adopted the recommended costs in the 2015 SMEC design
estimates for roadworks in Stage 5. Therefore, we recommend that WCC only
consider updating the base cost estimates for its capital works where they are
relatively outdated, with the assistance of a quantity surveyor if necessary. WCC
officers acknowledge that estimating costs in the plan will be an ongoing process.
Costs can be estimated more accurately as further concept designs for
infrastructure become available. Such updated costings should be incorporated
into the plan when it is regularly reviewed.

We have separately addressed the matter of indexing capital works costs further
below (section 3.3.6).

3.3.2 General costing approach for land

IPART finding

10 WCC's general approach to estimating land acquisition costs, relying on recent
(2015) advice from an independent valuer, is reasonable.

The total cost of land in West Dapto is $151.1 million or 12.3% of the total value
of the contributions plan. Table 3.7 provides a breakdown of the total cost of
land and the amount of land for each infrastructure category.

Table 3.7 Breakdown of cost of land in the Draft West Dapto CP ($2015)

Infrastructure Amount of land Cost Average cost
category (hectares) per hectare
Transport 48.99 43,040,217 878,551
Stormwater 411.1 56,822,865 138,222
Open space 100.67 49,695,923 493,652
Community 2.20 1,540,000 700,000
Total 562.96 151,099,005 268,401

Note: The cost of land for open space and transport infrastructure is the apportioned cost attributed to West
Dapto. The unapportioned cost of land is $51 million for open space and $56 million for transport.

Source: WCC, Draft West Dapto CP, Summary Tables, Open Space, Community, Drainage and Roads
Summary Tabs.

WCC estimated the cost of land by:

v estimating the types and amount of land to be acquired, based on its current
underlying land use (eg, urban, riparian), and

v multiplying the land to be acquired by the indicative englobo land value rates
for each underlying land use, which were provided by an external registered
valuer (Table 3.8).118

118 This assessment was undertaken by a Registered Valuer from MMJ Wollongong (a residential
and commercial real estate firm) in October 2015 (MM] 2015 estimates).
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Table 3.8 Indicative englobo land values in the Draft West Dapto CP

Land use Indicative value

($ per hectare)
Residential/urban 700,000
Riparian 50,000
Industrial 400,000
Open space 700,000
Rural 50,000
Commercial/town centre 1,000,000

Note: The land values are based on an external valuer's assessment.
Source: WCC, West Dapto S94 Work Schedule, Variable Inputs Tab.

We found that the methodology used by WCC is reasonable, noting this
approach is the same as the approaches we endorsed by Blacktown City Council
and The Hills Shire Council for development precincts in Sydney’s North West
Growth Centre.

However, we have identified some specific concerns in relation to WCC's
requirements for the cost of land for transport infrastructure in Stage 5 which is
dealt with in section 3.3.3, and the assumptions about the nature of the land
needed for stormwater purposes, which are dealt with in section 3.3.4.

3.3.3 Transport facilities and land costs

IPART findings

11 WCC'’s cost estimates for transport infrastructure are mostly reasonable, except
the cost estimates contained in Table 3.9.

12 The costs of roadwork which has been completed by WCC are based on 2010
cost estimates rather than the actual capital expenditure, indexed by CPIl. The
roads include:

— Shone Ave upgrade, including intersection Int14
— Bong Bong Rd upgrade, including intersection Int16
— Cleveland Rd, including intersections Int23 and Int25

— Fairwater Dr upgrade, including intersections Int26 and Int42 and bridge
B33, and

— new roads NR14A and NR14B.

13 A number of discrepancies exist between the Draft West Dapto CP and the West
Dapto S94 Work Schedule regarding the cost and description of transport items.

14 WCC has not included land acquisition costs for transport infrastructure in
Stage 5 in the Draft West Dapto CP.
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3 Assessment of Draft West Dapto CP

Recommendations

17

18

19

20

WCC remove $173,104,776 in costs from the transport essential works in the
Draft West Dapto CP in line with the recommended adjustments in Table 3.9.

Where possible, WCC replace the cost estimates for completed roadworks with
the actual capital expenditure, indexed annually by CPI.

WCC rectify the discrepancies identified in Table 3.10 in relation to transport
items so that relevant costs and descriptions in the Draft West Dapto CP and the
West Dapto S94 Work Schedule are aligned.

WCC include in the West Dapto CP estimates for the cost of land acquisition for
transport infrastructure in Stage 5, relying on up-to-date advice from a registered
valuer.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan
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3 Assessment of Draft West Dapto CP |

IPART’s recommended adjustments to transport costs ($2014)

Reasonable Cost issue

Cost in Draft
West Dapto
CP

Recommended

adjustment

Existing road upgrade cost estimates

Upgrade of Bong Bong Rd is based on a 2-lane new
build rate of $4,700/m instead of a more reasonable rate
of $3,000/m which reflects that the road has already
been formed to an urban standard

Upgrades of 2-lane rural roads (to 2 lanes) for West
Dapto Rd, Sheaffes Rd,a2 Wongawilli Rd, Darkes Rd,
Avondale Rd and Cleveland Rd are based on a new
build rate of $4,700/m instead of a more reasonable
upgrade rate of $4,300/m

Upgrades of 2-lane rural roads to 4 lanes for West Dapto
Rd, Avondale Rd, Cleveland Rd, Huntley Rd and
Reddalls Rd are based on a new build rate of $5,300/m
instead of a more reasonable upgrade rate of $4,900/m

Fowlers Rd extension work should use a lower
contingency allowance (20% not 37%) given the concept
design available, and grant funding of $22,500,000
should be proportionally deducted from the cost in the
CP based on the apportionment rate of 76%

Bridge cost estimates

Costs for bridges B9A, B9B and B9C on West Dapto Rd
are based on four lanes when the road will have
two lanes

As above for the cost for bridge B1 on Bong Bong Rd

As above for the costs for bridges B26A, B26B, B27,
B28, B29A, B29B, and B29C on road NR40-NR47A

Overall cost estimates

Roadwork cost estimates in Stages 1 to 4 (based on
GHD 2010 estimates) include double-counted design
and project management fees of 10%

Additional adjustment to roadwork estimates in Stage 5
for design and project management fees of 10% applied
to recommended lower base cost estimates

Lower contingency allowance (15%, not 20%) applicable
for Stage 5 road items (Yallah Rd, Marshall Mount Rd,
NR1-NR3, Local Rd and NR100-NR103) as costs
already include identified risk items

Additional adjustment to roadwork estimates in Stages
1 to 4 for contingency of 20% applied to our lower
recommended base cost estimates

Stage 5 road items already costed in $2015 have been
indexed from 2010 unnecessarily

Total

$19,920,082

$70,829,743

$31,638,134

$77,663,918

$54,390,000

$9,324,000
$24,633,000

$57,023,959

$11,081,178

$22,162,357

$114,047,918

$9,196,155

-$2,565,579

-$5,499,086

-$2,387,783

-$29,834,764

-$22,050,000

-$3,108,000
-$8,211,000

-$57,023,959

-$4,760,150

-$12,680,814

-$15,787,485

-$9,196,155

-173,104,776

a Recommendation applies to the eastern sections of Sheaffes Road not the western section (S4).
Note: Estimates in the West Dapto S94 Work Schedule are in $2015 for land and Stage 5 roadwork costs only.
Source: WCC, West Dapto S94 Work Schedule, Roads Summary and various roadwork tabs, ARRB Report,

pp 30-35 and IPART calculations.
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3 Assessment of Draft West Dapto CP

Once transport costs are adjusted to account for our recommendations under the
essential works and nexus criteria, we estimate that the remaining costs in the
Draft West Dapto CP would be $889.6 million.119

In assessing the reasonableness of the costs for this remaining infrastructure, we
found that the majority of the estimates are reasonable. However, based on our
assessment of the costings at this stage by WCC, there are also several
opportunities for further savings in the plan, estimated to be around
$173.1 million. This would result in a total of $732.2 million transport costs in the
Draft West Dapto CP, that is before other cost adjustments are made by WCC (for
example to include actual capital works costs or to apply our recommended
indexation factors).

Our assessment of the reasonableness of the current transport cost estimates by
WCC and our recommendations for further savings, as informed by our
transport consultant’s advice, are outlined below.

WCC'’s approach to costing transport facilities

WCC employed the following approaches to estimate the transport costs in the
Draft West Dapto CP:

v The cost estimates of road, intersection and bridge upgrade works for Stages
1 to 4 are primarily based on advice from 2010 GHD report.

- The only exception is an additional concept design cost estimate for the
Fowlers Rd extension which was prepared by R O’Sullivan in
September 2015.

v The cost estimates of road, intersection and bridge upgrade works for Stage 5
are based on 2015 SMEC design and report.

v The cost estimates for bus shelters are based on IPART’s 2014 Local
Infrastructure Benchmark Costs report (IPART benchmark report) and the cost
estimates of bus kiosks are those recommended by GHD (2010).

v Land acquisition estimates are based on the 2015 MM]J valuation report, with
the exception of estimates for transport infrastructure in Stage 5, for which
cost estimates are not included in the total costs.

v At WCC'’s discretion, an additional 10% design and project management fees
has been applied to roadwork costs in Stages 1 to 5 (in addition to the costs
recommended by GHD and SMEC).

v The 20% construction contingency applied to the costs recommended in the
relevant technical studies is based on IPART benchmark report. It has been
applied to most roadwork costs in Stages 1 to 5 at WCC’s discretion (except
the Fowlers Rd extension for which WCC has applied a 37% contingency
rate).120

119 The Draft West Dapto CP proposes transport facility costs (including land and capital) of
$936.6 million.
120 ARRB Report, pp 33-34.
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3 Assessment of Draft West Dapto CP

v The 2010 cost estimates have been indexed by the CPI from $2010 to $2014.

Cost estimates for roadwork upgrades

WCC applied GHD'’s 2010 estimates to the costs of road, intersection and bridge
upgrade works for Stages 1 to 4. It based the costs of the Stage 5 roadwork on the
2015 SMEC design and report. Our consultant found that most cost estimates are
reasonable and within the acceptable ranges for such estimates.121

However, for roadworks in Stages 1 to 4 that are based on the GHD estimates,
ARRB found that there was no differentiation between the cost rates applied to
existing and new road pavement costs. As a result, the cost rate for a new road
was applied to upgrade works, even when the roadwork required was less than
the cost of new construction.122

We question the validity of this approach because for the most part, less input
(including material, time and cost) is required for upgrading the existing roads.
This has formed the basis for a number of our recommended revisions to the
estimates for road upgrades,123 including;:

v Upgrade of Bong Bong Road, where large sections of the road has already
been formed to an urban standard. The cost estimates are based on a 2-lane
new build rate of $4,700/m. We recommend a more reasonable rate of
$3,000/ m for the work required to upgrade the road from an urban standard.
At this stage, we estimate the savings to costs in the Draft West Dapto CP is
around $2.6 million.

v Various upgrades of 2-lane rural roads (ie, to be maintained as two lane
roads), which are based on a new build rate of $4,700/m. We recommend a
more reasonable upgrade rate of $4,300/m. The total estimated saving to
costs in the plan is around $5.5-million.

v Various upgrades of 2-lane rural roads to four lanes, which are based on a
new build rate of $5,300/m. We recommend a more reasonable upgrade rate
of $4,900/m. The total estimated saving is around $2.4 million.

Cost estimate for Fowlers Rd extension

One of the most extensive roadworks in the plan is the Fowlers Rd extension.
This is the major east-west entry road into West Dapto, providing a direct
connection to Dapto Town Centre and the M1 Motorway and Princes
Highway.12¢  The plan proposes that the cost of the extension would be
$102.4 million (including bridge work), with $77.7 million apportioned to the
Draft West Dapto CP based on a 76% rate of apportionment to the WDURA.125

121 ARRB Report, pp 29-35, including Table 4.2.

122 ARRB Report, p 33.

123 For costing of recommended adjustments, see ARRB Report, Table 4.2, p 33 and WCC, Email to
IPART, 21 September 2016.

124 WCC, Email to IPART, 21 July 2016.

125 WCC, Draft West Dapto CP, p 36.
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3 Assessment of Draft West Dapto CP

During the assessment, WCC provided more detailed costing for this work
prepared by R O’Sullivan. This costing showed that a 37% contingency amount
had been applied to the cost estimate, even though the project has reached the
design concept stage. We recommend that, at this stage in the planning phase, a
lower contingency rate of 20% is more reasonable.126

In the near future WCC will receive grant funding totalling $22.5 million from
the State Government towards the Fowlers Rd extension, but the cost of the
works apportioned to West Dapto has not been reduced to take account of the
expected grant. We recommend that this grant funding be deducted
(proportionally) from the cost of these roadworks in the CP, using WCC’s
apportionment rate of 76 %.127

WCC advised that the expected usage of the road for WDURA residents
compared with residents in the adjoining Horsley precinct was 70-76%, which
supports an apportionment rate of 76%.128

With the combined effect of these adjustments, we recommend that the cost of
the Fowlers Rd extension in the Draft West Dapto CP be reduced from
$77.7 million to $47.8 million.

Roadwork costs — project management/design fees and contingency allowances

Our assessment also considered the reasonableness of the add-ons in the
roadwork cost estimates, including the allowance for project management and
design fees and a contingency amount for unforeseen risks.

ARRB advised us that the overall 10% design and project management fees
applied by WCC to the roadwork costs (including bridges and intersections) in
Stages 1 to 4 are not warranted because the adopted rates, based on GHD’s 2010
estimates, already include detailed design investigation and management plus
other project costs and overheads.!? Therefore, we recommend that these
additional costs be removed from the plan, amounting to a reduction of
$57.0 million.

ARRB confirmed that the 10% design and project management fees applied by
WCC to the roadwork costs in Stage 5 are reasonable because the adopted base
costs did not include these fees.

Table 3.9 includes an adjustment for reduced fees of $4.8 million after applying
the 10% allowance to the lower recommended base costs for roadwork.

126 The cost schedule prepared by R O’Sullivan in September 2015 supersedes the costing
information in the Plan for this transport item (ARRB Report, p 34).

127 WCC, Draft West Dapto CP, p 25.

128 WCC, Email to IPART, 21 September 2016.

129 ARRB Report, p 32.
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However, for Stage 5 roadwork costs, ARRB recommended use of the lower
contingency rate of 15% compared with the 20% WCC has applied to the base
cost estimates. This is because the concept design estimates by
Muller Partnership (SMEC 2015) upon which the Stage 5 estimates are based,
already incorporates both a construction contingency (9.1%) and identified risk
items (ranging from 3.0% to 5.6%). The lower contingency would reduce the cost
of transport works in the Draft West Dapto CP by $12.7 million.130

Further, an adjustment has been made to reflect that the contingency allowance is
to be applied to the lower recommended base costs for road work in Stages 1 to 4,
reducing costs by $15.8 million.

Roadwork costs — indexation of Stage 5 costs

The roadwork cost estimates for Stage 5 Yallah-Marshall Mount are based on the
SMEC design report, and are in $2015. However, we found that the Draft West
Dapto CP included indexation of these costs as if they were in $2010. We
recommend that this unnecessary indexation be removed, which would reduce
the costs in the plan by a further $9.2 million.

Cost of bridge works

Bridges account for $502.4 million or 56% of proposed transport capital costs in
the plan.131 ARRB examined the basis for WCC'’s bridge cost estimates and found
that the higher cost rates applied by WCC for upgrading (widening) existing
bridges reflect the added complexity of modifying existing structures. However,
the review identified a central issue with the costing of the bridges in that many
have been costed based on a four lane design when they only need two lanes
(primarily because the connecting road is only two lanes).

We recommend that the costs be reduced accordingly, for:
v bridges B9A, B9B and BIC on West Dapto Road by a total of $22.1 million
v bridge B1 on Bong Bong Road by $3.1 million, and

v bridges B26A, B26B, B27, B28, B29A, B29B, and B29C on proposed new road
NR40-NR47A by a total of $8.2 million.132

WCC noted that it has followed Australian Standards (AS5100) in that the width
of bridge matches the width of the road. The council further clarified with us
that in some cases, roads would have additional parking lanes near bridges such
that the bridges would need to reflect four lanes accordingly, but that this
specification would not be known until the concept designs are available for the
infrastructure.133 We acknowledge the need for further work to determine the
actual specification of bridges in some cases. However, where possible, we

130 ARRB Report, p 33.

131 WCC, Draft West Dapto CP Work Schedule, Summary Tables Tab and IPART calculations.
132 ARRB Report, Table 4.2, pp 34-35.

133 WCC, Telephone advice to IPART, 22 September 2016.
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3 Assessment of Draft West Dapto CP

consider that for cost efficiency, road lanes approaching bridges should be
maintained at two lanes to contain the bridge widths.

Completed roadworks

ARRB also found that there are various roadworks which have been completed
(fully or in part) but that at present, the original cost estimates for the work,
rather than the actual costs, are reflected in the plan. The relevant roadworks are:

v Shone Ave upgrade, including intersection Int14
v Bong Bong Rd upgrade, including intersection Int16
v Cleveland Rd, including intersections Int23 and Int25

v Fairwater Dr upgrade, including intersections Int26 and Int42 and bridge B33,
and

v new roads NR14A and NR14B as 2-lane roads.134

We recommend that WCC replace the cost estimates for all the completed work
with the actual costs, indexed annually by CPI.

We note that new roads NR14A and NR14B have already been constructed as a
2-lane road, but will require further work to reach the four lanes proposed in the
Draft West Dapto CP. Therefore, once the cost estimates have been updated to
reflect the actual capital work completed, the cost estimate for the remaining
work in the plan should not be based on a new build rate of $5,300/m. We
recommend a lower upgrade rate of $4,900/m, removing redundant activities
from each sub item!35. We have not provided a cost estimate for this lower cost
rate because it depends on the scope of work remaining, and the total road costs
will also be based on the cost of the actual work completed.

Description discrepancies

ARRB noted various description and costing discrepancies between information
in the Draft West Dapto CP136 and the West Dapto S94 Work Schedule.137 Table
3.10 sets out the discrepancies identified.

We recommend that WCC review these discrepancies and amend the Draft West
Dapto CP or the West Dapto S94 Work Schedule spreadsheets as required. Based
on the information available to us, we did not consider there was a need to make
any associated cost adjustments in the plan.

134 ARRB Report, p 26

135 ARRB Report, Table 4.2, p 34.

136 Section 3.5.2 Proposed Transport Facilities and Table 4.3 Transport Facilities.
137 Including Public Transport and other transport-related tabs.
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Table 3.10 Discrepancies identified between the Draft West Dapto CP and
the West Dapto S94 Work Schedule

Iltem As in Draft West Dapto CP As in West Dapto S94
Work Schedule

Wongawilli Road lane Description — 2 lanes/4 lanes 2-lane road (length 590m)

arrangement (length 590m)

Intersection Int13 Identified as a junction of West Dapto  Upgrade work is on

Rd and ‘Road No. 2’ Wongawilli Rd (as part of

road item NR40-NR47A)

Yallah Road Bridges B20A and B20B A bridge and a culvert (as
in SMEC concept design)

Roadwork on Avondale  2-lane upgrade (length 3,436m) 2-lane upgrade (length

Rd 1,945m) and 4-lane
upgrade (length 1,465m)

Bong Bong Road Bridge B21 2-lane (length 16m) Interim crossing work and

Rail Crossing a 3-lane widening

Source: ARRB report, pp 14, 16, 18, 19, and 21, and WCC, Email to IPART, 21 September 2016.

Bus infrastructure cost estimates

WCC has based the cost of bus shelters in the plan on IPART’s local
infrastructure costs benchmark report.138 We consider that this approach is
reasonable.

Each shelter is costed at $17,515, reflecting the recommended benchmark. The
total cost of the 214 bus shelters in the Draft West Dapto CP is $3.75 million. As
discussed in our assessment of nexus for the bus shelters, there may be scope for
WCC to reduce the number of shelters if it provided for a unidirectional service
to operate in some sections of the network.

WCC estimated the cost of bus kiosks (larger bus stops) to be $150,000 each, at a
total cost for seven kiosks of $1.05 million in the plan. The kiosk estimates were
reported by GHD in its review of costs in 2010 and we consider that, on this
basis, they are reasonable.

Cost of land for transport items in Stage 5

In aggregating the cost of transport infrastructure in Stage 5, WCC has omitted
land acquisition requirements.13® We consider that this is an oversight and
recommend that these costs be included, first updated with the advice of a
registered valuer if necessary.

138 IPART, Local Infrastructure Benchmark Costs - Costing infrastructure in Local Infrastructure Plans
Final Report, April 2014, p 240.

139 WCC, Draft West Dapto CP, S94 Work Schedule, Stage 5 road tabs and WCC, Email to IPART,
6 September 2016.
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3 Assessment of Draft West Dapto CP

3.3.4 Stormwater land and facilities costs

IPART finding

15 WCC's cost estimates for stormwater infrastructure and land are mostly
reasonable, except for:

— when estimating the land requirements for detention basins, assuming that
50% of land will be on developable land and 50% of basins will be on riparian
land

— indexing estimates for land acquisition for detention basins in Mullet Creek, as
they are costed using 2015 valuations, and

— indexing the cost estimate for trunk drainage as it is based on 2015 industry
costings.

Recommendations

21 WCC refine the estimates for land values and cost of facilities for stormwater
infrastructure, once the locations of the basins are known.

22 WCC remove $2,795,594 from the cost of essential works in the Draft West
Dapto CP for the unnecessary indexation of land acquisition estimates for the
Mullet Creek basins.

23 WCC remove $2,539,484 for the unnecessary indexation of the cost of trunk
drainage.

Cost of stormwater land

We identified two specific issues regarding stormwater land costings which we
recommend that the council address.

First, we found that the assumptions for the 56.4 hectares of land to be acquired
for detention basins may not be reasonable. For each basin, the plan assumes
half of the land to be acquired will be residential/urban zoned Iland
($700,000/ ha) and half the land will be riparian land ($50,000/ ha).140

WCC has noted the 50/50 split for land requirements (riparian and
residential/urban) relates to the current strategy for detention basins to be
offline, ie, located on non-flood-affected land, and therefore, potentially, on
urban land. However, the specific land for the basins has not yet been identified
and the location of detention basins will be determined through the
neighbourhood planning process.14l Therefore, the assumptions used in the plan
may not adequately reflect the cost of land to be acquired for detention basins.
We recommend WCC refine its land value estimates once the locations of the
basins are known. WCC officers advised that the future location of basins in the
plan could be updated and clarified as part of WCC’s first biennial review.142

140 WCC, Draft West Dapto CP, p 38 and West Dapto S94 Work Schedule, Basin Calcs Tab.
141 WCC, Email to IPART, 12 July 2016.
142 WCC, Email to IPART, 1 September 2016.
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We also found that WCC had indexed land acquisition cost estimates for
detention basins when the costs have been estimated using land values in $2015.
We recommend removing $2.8 million from the Mullet Creek basin costs for this
unnecessary indexation. @ The Duck Creek basin costs have also been
unnecessarily indexed but we have recommended the entire costs be removed
from the plan (Recommendation 12).

Cost of stormwater facilities

The cost of stormwater facilities is $99.7 million, or 8.1% of the total cost the Draft
West Dapto CP. These costs include works for detention basins (including
wetlands), enhanced storage areas, trunk drainage and gross pollutant traps, as
summarised in Table 3.11.

During our assessment, we reviewed these cost estimates based on the
information presented in the Water Management Work Schedule Table 4.4 (and
supporting spreadsheet) and the additional information provided by WCC.

Based on our assessment, we found that the majority of the stormwater costings
appear reasonable.

The cost of detention basins are based on standard cost rates, multiplied by key
design parameters ie, the average cost per cubic metre of detention
volume/wetland43 ($45), multiplied by the estimated detention and wetland
volume for each basin. For trunk drainage, the formula assumes 10km of trunk
drainage multiplied by 1,000m, costed at $2,500 per linear metre, and then
indexed. For gross pollutant traps, the cost is based on a unit rate of $55,000 per
trap. In addition, WCC has included an allowance for construction
contingencies.144

Table 3.11 Costs of stormwater facilities in the Draft West Dapto CP ($2014)

Infrastructure type Cost
Detention basins (including wetlands) 44,976,898
Enhanced storage areas 23,662,808
Trunk drainage 27,539,487
Gross pollutant traps 3,520,000
Total 99,699,193

Source: WCC, West Dapto S94 Work Schedule, Drainage Tab.

Table 3.12 compares the costs of detention basins (and contingencies) and gross
pollutant traps with those in two other contributions plans which we have
recently reviewed. We used this information in assessing the reasonableness of
some of the stormwater infrastructure costs in the Draft West Dapto CP.

143 Also known as raingardens or bio-retention areas.
144 WCC, West Dapto CP $94 Work Schedule, Drainage Tabs.
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Our analysis indicated that:

v

The costs for the detention basins (including the wetland component) appear
low, based on a comparison with those in plans we have previously assessed.

The gross pollutant trap costs appear reasonable as they are comparable with
rates adopted in CP15 and CP24. WCC has not indicated the size of the GPTs
it is proposing to provide.

For enhanced storage areas, it is unclear how WCC derived the cost of these
works. The supporting spreadsheet only provides the total cost of works,
without further details on the unit or cost rates. No other contributions plans
we have assessed have included ESAs, so we do not have readily comparable
costings.

For the contingency allowance, the rate of 25% of construction costs for
detention basins (including wetlands) appears high compared with the two
other plans, but still reasonable. The lower rates used for such facilities in the
Schofields and Box Hill precincts reflect more advanced designs and that
costings had been undertaken since the plans’ inception.

Table 3.12 Comparative costs of detention basins and gross pollutant

traps across three contributions plans

Infrastructure Wollongong City The Hills Shire Blacktown City Council
item Council Council
West Dapto Box Hill CP15 Schofields CP24
($2014) ($ June 2013) ($ March 2013)
Detention basins  Detention basin: Combined basin, Detention basin
and wetlands $45 per m* raingarden and $100 to $700 per m®
Wetlands: drainage: (approx)
3
$45 per m* $96 to $182 perm®  plys integrated bio-

retention/raingarden area
$320 to $630 per m®

(approx)

Gross pollutant $55,000 per trap $35,000 to $80,0002 Standalone trap

traps $37,000 to $249,000 per
trap

(2.5m* to 40m°)
Median is $70,000 (5.7m%)

Contingency 25% for detention 5% for all stormwater 15% for detention basins
allowance basins (including infrastructure and raingardens.
wetlands)

a Where separately costed in CP15.

Source: IPART analysis based on WCC, Draft West Dapto CP Work Schedule, Variable Inputs, Drainage and
Basin Calcs Tabs; IPART, Assessment of The Hills Shire Council's Section 94 Contributions Plan No 15, Box
Hill Precinct, March 2016; and IPART, Assessment of Blacktown City Council’s Section 94 Contributions Plan
No 24, Schofields Precinct, August 2014.

For trunk drainage, the per linear metre cost for trunk drainage is based on a
2015 industry cost determined in conjunction with WCC’s flooding and
stormwater engineers, which appears a reasonable approach. However, as it
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uses a 2015 cost estimate, indexing is unnecessary and the additional amount of
$2,539,487 should be removed from the cost of trunk drainage in the plan.

The estimate of 10km length dates back to 2007 and requires revision. We
consider that WCC should revise outdated estimates for capital works in the plan
(see Recommendation 16).

3.3.5 Open space facility costs

IPART finding

16 WCC's cost estimates for open space facilities are reasonable, except for the
overestimate of land for cycleways in Stage 3, Cleveland precinct.

Recommendation

24 WCC remove the cost of 1.99 hectares of land for cycleways in the Cleveland

precinct ($177,785) from costs in the Draft West Dapto CP.

The cost of open space facilities is $56.1 million or 4.6% of the total cost of the
plan. The open space facilities and their costs are summarised in Table 3.13 Our
assessment of the costs, as reasonable, is explained below.

Table 3.13 Cost of open space facilities in the Draft West Dapto CP ($2014m)

Facilities Description Amount Cost
Local park 2.0 ha park with a playing field 12 parks 11.4
Neighbourhood park 4.0 ha park with 7 parks 8.9
v 2 ha of active open space
with playing field
v 2 ha of passive open space
Sport park 9.40 and 9.56 ha parks with 2 parks 4.3
4 playing fields
Ridge Park (Darkes town centre 9.75 ha park for passive recreation 1 park 1.1
purposes
Town Centre Park 3.0 ha park with a playing field 1 park 35
Playgrounds Located in parks 9 parks 3.4
Cycleways 2.5 metres wide 47.25 14.9
kmb

Community leisure and recreation
centre

Total

Indoor recreation facilities and
outdoor courts

1 centre 8.6

56.1

a Recommendation 2 is to remove the cost of the community leisure and recreation centre from the plan as it is
not on the EWL, but to allow WCC to add back in the reasonable cost of associated outdoor courts back in

once it has been established.

b wcCC advised that the amount of land required in Cleveland should be reduced by 1.99ha: WCC, Email to

IPART, 5 July 2016.

Source: WCC, Draft West Dapto CP and West Dapto S94 Work Schedule, Open Space Tab.
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WCC based cost rates on internal reviews conducted in 2009 and 2010, and used
costings based on standard embellishment for comparable open space facilities
being delivered at the time.145 An allowance of 15% for contingencies has been
added to the base rates. For sports parks and the community leisure and
recreation centre, an additional $30,000 is included for ‘additional studies’.146

During our assessment we identified an inconsistency in the costs of land for
cycleways in the Cleveland precinct. The Draft West Dapto CP provided for
2.5 hectares, but the S94 Work Schedule identifies 4.49 hectares. WCC advised
that the correct figure is 2.5 hectares.147 Accordingly, we recommend that an
amount of $177,785 (being the cost of 1.99 hectares) be removed from the cost of
land for cycleways in the plan.

Table 3.14 compares the costs of a range of open space facilities in the Draft West
Dapto CP with those in two other contributions plans which we have recently
reviewed. We used this information in assessing the reasonableness of some of
the stormwater infrastructure costs.

Table 3.14 Comparison of base cost rates for open space facilities across
three contributions plans

Facility Wollongong City The Hills Shire Blacktown City
Council Council Council
West Dapto Box Hill CP15 Schofields CP24
($June 2014) ($ June 2013) ($ March 2013)
Local park $37.5 per m?
Neighbourhood ~ $25 per m?
park ) ,
Sports parks $36 per m? $60 to $200 per m $30 to $350 per m
_ ) (approx) for open (approx) for open
Ridge Park $8 perm space embellishment  space embellishment
(Darkes town)
Town Centre $91 per m?
Park
Playgrounds $0.20m $0.12m (local)
(neighbourhood) $0.25m
$0.35m (district) (neighbourhood)

Cycleways

$250 per metre

$216 per metre

$563 per metre

Contingencies

15% of base cost

15% of base cost

15% of base cost

Other costs

$30,000 in additional
studies for community

centre and sports parks

15% of base cost for
project management
and design

10% of base cost for
design fees

Note: We have not considered the cost of the community leisure and recreation centre as this facility is not on
the EWL (see Recommendation 3).
Sources: IPART analysis based on WCC, Draft West Dapto CP and West Dapto S94 Work Schedule, Open
Space Tab and IPART, Assessment of The Hills Shire Council’'s Section 94 Contributions Plan No 15, Box Hill
Precinct, March 2016, and IPART, Assessment of Blacktown City Council’s Section 94 Contributions Plan No
24, Schofields Precinct, August 2014.

145 WCC, Email to IPART, 12 July 2016.
146 WCC, West Dapto S94 Work Schedule, Open Space Tab.
147 WCC, Email to IPART, 5 July 2016.
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3 Assessment of Draft West Dapto CP

Our analysis in Table 3.14 indicates that the cost rates for open space facilities are
less than, or broadly comparable with, the cost rates for similar types of
embellishments that we assessed as reasonable in other CP reviews.

The contingency allowance and additional study costs appear reasonable. An
allowance of 15% was also added by Blacktown City Council and the Hills Shire
Council to the costs of open space embellishment works in their contributions
plans, an approach which we assessed as reasonable.

Our recommendation that WCC to update the base costs of capital construction
would apply to the costs for open space facilities, which are derived from
estimates made in 2009 and 2010. (Recommendation 16: see section 3.3.1.)

3.3.6 Cost of land for community facilities

IPART finding

17 The cost of land for on which WCC will provide community facilities is
reasonable.

The Draft West Dapto CP includes a total of $1.54 million for costs to acquire
three parcels of land for community facilities. It has assumed a rate of
$700,000 per hectare for acquiring land zoned urban, using a valuation from
2015.148 We find that these costs are reasonable.

3.3.7 Administration costs

IPART finding

18 Administration costs of $7.5 million is a conservative estimate of the total cost of
administration required over the life of the plan.

Recommendation

25 WCC review the estimate for plan administration costs in the Draft West Dapto
CP.

WCC has included $150,000 per annum for the life of the plan for administration
costs, which totals $7.5 million. This represents 0.7% of the current estimate of
infrastructure costs (ie, excluding land costs) in the plan.149

We found the cost of plan administration to be conservative. This rate is well
below the benchmark of 1.5% recommended in our report on local infrastructure
benchmark costs.150

148 WCC, West Dapto S94 Work Schedule, Variable Inputs Tab and Community Tab.
149 WCC, Draft West Dapto CP, p 32.
150 IPART, Local Infrastructure Benchmark Costs, April 2014.
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3 Assessment of Draft West Dapto CP

Compared with other contributions plans we have assessed, the area and
projected population is the largest, the infrastructure costs the highest, and the
development life the longest. At $150,000 per annum, plan administration costs
have been set at a quite modest level. The Practice Note provides that plan
administration costs may include:

v background studies, concept plans and cost estimates that are required to
prepare the plan, and/or

v project management costs for preparing and implementing the plan (eg, the
employment of someone to co-ordinate the plan).151

We consider that WCC could review the cost estimate for plan administration it
proposes, in light of the project management and administrative costs already
incurred and the annual costs that are likely to be required to administer the

plan.

3.3.8 Indexation factors

Capital works cost estimates

IPART finding

19 WCC's use of the CPI to escalate capital works cost estimates to current dollars
does not represent the most cost-reflective indexation factor, and the CPI is
applied only to June 2014.

Recommendation

26 To index capital works estimates (but not actual costs) to current dollars, WCC
apply more cost-reflective PPIs to the most recent period, as follows:

— ABS PPI (Road and Bridge Construction) for transport and stormwater costs,
and

— ABS PPI (Non Building Construction) for open space costs.

WCC escalates the cost of capital works estimates in the plan using the CPI (All
groups) Sydney. This is not unreasonable but we recommend instead that it use
a relevant Producer Price Index (PPI) published by the Australian Bureau of
Statistics (ABS) which would be more cost-reflective for the relevant
infrastructure categories. The recommended PPIs are:

v the ABS PPI (Road and Construction Index) for transport and stormwater
costs, and

v the ABS PPI (Non-residential Building Construction Index) for open space
costs.152

151 Practice Note, p 9.

152 ABS, 6427.0 Producer Price Indexes, Australia, Table 17, Index No. 3101 Road and bridge
construction New South Wales, and ABS, 6427.0 Producer Price Indexes, Australia, Table 17, Index
No. 3020 Non-residential construction New South Wales, respectively.
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3 Assessment of Draft West Dapto CP

We also found that WCC has escalated most of the capital works cost estimates to
$2014 (June), whereas it has used $2015 estimates for other cost inputs in the
plan, for example for most of the land acquisition cost estimates. To avoid
underestimating infrastructure costs in current dollars, we recommend that WCC
apply the relevant index for the most recent period to cost estimates in the plan.
The implication of the use of the most recent period PPI is that capital works
estimates would increase (Box 3.4).

For clarity, we also consider that WCC should indicate which year dollar costs
are expressed in by way of a note in the Work Schedule of the plan.

Box 3.4 Escalation of cost estimates — comparison of impact of CPIl and
PPls

In the Draft West Dapto CP, the council has used an escalation factor of 1.1016 for the
CPI to index capital works estimates from 2010 to 2014. If the relevant PPIs were used
to escalate to $2015 (June), the relevant escalation factors would be:

v 1.1338 for the PPI (Road and Construction Index), which represents an increase of
2.9% on the indexation for the majority of capital works costs (transport and
stormwater), and

v 1.0637 for the PPI (Non-residential Building Construction Index), which represents a
decrease of 3.4% on the indexation for the remaining capital works (open space).

Note: The actual change in cost estimates will depend on the relevant base year used to estimate the cost of
each infrastructure item.

Land acquisition cost estimates

IPART finding

20 WCC’s use of the Established House Price Index for Sydney to index land
acquisition cost estimates is not reasonable given the difference between the
performance of the Sydney and Wollongong property markets.

Recommendation

27 To index land acquisition cost estimates between valuation years, WCC apply
the NSW Valuer Generals’ land valuation data for the Wollongong to derive an
index for land acquisition cost estimates in the plan, and state this method in the
plan.

The Draft West Dapto CP states that contribution rates for land acquisition will
be indexed based on the average of the annual percentage change in the
Established House Price Index for Sydney (EHPI), published by the ABS.153

153 Draft West Dapto CP, p 12.
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3 Assessment of Draft West Dapto CP

The EHPI provides a readily available index. However, we consider that the
EHPI to index land values in West Dapto is not the most reasonable option given
the difference between Sydney and Wollongong property market performance.

The Wollongong market is a distinct property market from the Sydney market,
although there is some correlation between the two. Most recently, the Valuer
General’s valuation report for the Wollongong LGA states that the boom in
residential property is “a ripple effect from the Sydney metropolitan area”.154

To determine the relative performance of the two markets, we compared the
EHPI against available Wollongong property price information from 2008 to
2015. To represent the Wollongong market and the WDURA as closely as
possible, we used the Horsley sample property from the Valuer General’s data.155

Figure 3.3 illustrates the comparison from 2008 to 2015. This shows that the
EHPI has been more volatile than the Wollongong market, and often has a higher
growth rate, which suggests that the use of this index to escalate land acquisition
estimates in the Draft West Dapto CP, currently estimated at $151 million, might
distort the likely costs for WCC.

Figure 3.3 ABS Established House Price Index Sydney and Sample Property
Price in Wollongong LGA (Horsley) (% annual change)

25%

- ABS Established House Price Index - Sydney
Horsley sample property price A

oo A /
/ \ /

/ 0\ /
>~/ 2

; N 7 T \ \
2008 2009 2010 2011 2012 2013 2014 2015
-5%

Note: The annual change in the Established House Price Index is based on the percentage change from the
corresponding June quarter, and the annual change in the Horsley property price is based on the change in the
1 July 2015 estimate each year.

Data source: ABS, 6416.0 —Residential Property Price Indexes, Established House Price Index — Sydney,
percentage change from corresponding quarter (June) of previous year — 2007-2015, December 2015, and
NSW Valuer General, www.valuergeneral.nsw.gov.au, Table 2 — Newcastle, Central Coast, Wollongong - land
value for representative property, Horsley, 2007 -2014 and Median land values — Wollongong, 2015.

154 Crown Valuation Service, Final Report Base Date 1st July 2015 - Municipality of Wollongong,
19 November 2015 (Wollongong Valuation Report), p 4. Residential properties increased by
14.99% from 2014 to 2015, p 24.

155 We note that the annual percentage change in this sample property price in 2013 and 2014 is
similar to the annual changes in the overall Wollongong LGA market reported by the Valuer
General in 2013 and 2014.
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Instead, we recommend that WCC use an alternative land value index, more
representative of the local market, to escalate its land acquisition cost estimates.
The Valuer General publishes land valuation data for the LGA annually, and the
council could apply this data in constructing its own index. Consistent with the
indexation reporting requirements in the EP&A Regulation,156 the council would
need to state in the plan that this the indexation approach which is applied.

Should WCC not wish to construct its own index, an alternative is to regularly
review the land acquisition estimates with advice from an independent valuer.
This could involve the council indexing the valuations by the CPI between
valuation years, noting that the CPI is unlikely to match the property market
change over time.

3.4  Criterion 4: Timing

IPART is required to assess whether the proposed public amenities and services
can be provided within a reasonable timeframe. The timing of the proposed
public amenities and services is important as it helps to:

v determine the timing of the council’s expenditure

v demonstrate that the council has the capacity to provide the infrastructure,
and

v demonstrate that the council can provide the infrastructure to meet the
demand for those services within a reasonable timeframe.

IPART findings

21 The extended timeframe of around 60 years for development in the WDURA is
reasonable. WCC's approach to refining the timeframe for delivery of
infrastructure in the Draft West Dapto CP as the timing of development is more
certain is, in the circumstances, also reasonable.

22 WCC has allocated infrastructure expenditure across forward years by stage, but
there is benefit in WCC prioritising which infrastructure it will deliver for each
stage across the proposed development life, and including this information in the
plan.

Recommendation

28 WCC prioritise infrastructure delivery for each of the development stages beyond
the 10-year capital works program, setting out in the Draft West Dapto CP and
work schedules an indicative timetable for infrastructure provision in tranches of
five or 10 years.

156 Environmental Planning and Assessment Regulation 2000 (EP&A Regulation), clause 32(3)(b).
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3 Assessment of Draft West Dapto CP

3.4.1 Approach to timing of infrastructure delivery in the Draft West Dapto
Contributions Plan

The provision of infrastructure in the Draft West Dapto CP extends over a period
of 60 years from 2010 to 2069. The anticipated timeframe for infrastructure
expenditure contained in the draft plan is structured on a pro-rata basis over the
assumed life of the total development. WCC has proposed timeframes for receipt
of contributions and infrastructure expenditure based on evidence from the
current take up of land for development, and indications from industry of likely
location and timing of development in the future.

Timing of development

The development timetable adopted in the Draft West Dapto CP is shown in
Table 3.15.

Table 3.15 Development Timetable for West Dapto Urban Release Area

Years Percentage

of development
2010-2019 11.2
2020-2029 20.2
2030-2039 27.4
2040-2049 19.9
2050-2059 20.0
2060-2069 1.2

Source: Draft West Dapto CP, p 1.

The WDURA covers a large area, and will be developed over a long period (up to
60 years.) Only Stages 1 and 2 are rezoned and it is expected that development in
Stages 1 and 2 will occur over 15 to 20 years. The first development applications
in Stages 1 and 2 were approved in 2015 and to date, approximately
995 residential lots have been approved.157

Current assumptions project development in Stages 3, 4 and 5 to occur between
2018 and 2066158 (although the rollout of development across and within the
different stages is indicative only).

We consider that the timeframe for development is conservative but reasonable.
Land supply in the Illawarra-Shoalhaven region currently exceeds demand for
the next 15 years.15 This means that in the short to medium term, there will be
limited demand for a faster pace of new residential development.

157 WWC, Application for an assessment of a section 94 development contributions plan, p 2.

158 This timeframe is based on the assumed timing of revenue from contributions: see WCC,
West Dapto S94 Work Schedule, Cashflow Tab.

159 DPE, Illawarra Urban Development Program, Update 2014.
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Timing of infrastructure delivery

WCC’s approach to planning and timing infrastructure delivery in the Draft
West Dapto CP is constrained by the structural planning approach it has adopted
for the WDURA. As Stages 3 to 5 are not rezoned, there remains a level of
uncertainty about the future infrastructure needs of these precincts.

Figure 3.4 illustrates the timing of delivery across the five stages in the WDURA
assumed in the Draft West Dapto CP. Infrastructure provision for Stages 1 to 3
will occur in the first 25 years while expenditure in Stages 4 to 5 is not expected
to occur for another 30 years into the life of the plan.160

Figure 3.4 Proposed annual infrastructure expenditure in Draft West Dapto
Contributions Plan by stage, year 1 to 56 ($ million)

1,400

= Stage 5 m Stage 4 Stage 3 mStage 1/2

1,200

1,000

800
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200

Note: Year 0is 2009-10.
Data source: WCC, West Dapto S94 Work Schedule, Cashflow model Tab.

The amount and location of infrastructure in the structure plans is identified at a
‘high level” only. In planning for facilities to meet the needs of the expected
population, WCC recognises that the needs are likely to vary over time.

160 The council has considered bringing Stage 5 to development sooner that this timeframe. During
2015 WCC adopted a structure plan for Yallah-Marshall Mount (Stage 5) and prepared concept
designs and cost estimates for major road infrastructure in anticipation that it may be included
in the Draft West Dapto CP. The council did not proceed with this option. See WCC, Minutes,
Meeting of 9 November 2015 and Business paper, Meeting of 19 October 2015.
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3 Assessment of Draft West Dapto CP

To some degree, WCC has adopted this approach to allow for multiple
development fronts within the WDURA, with the flexibility to respond to
planning events, as they occur, including;:

v utility and service provision by other agencies, including Sydney Water and
Integral Energy

v demand for development in particular areas, and

v developer requests for Voluntary Planning Agreements for provision of
works-in-kind.

The precise amount and location of infrastructure to meet the proposed
development is done in neighbourhood plans, drawn up only after land is
rezoned for urban development. To date only 10 neighbourhood plans have
been approved, all within Stages 1 and 2.

The Draft West Dapto CP does not contain a schedule showing the timing of
future infrastructure delivery. Rather, it outlines expenditure on the different
infrastructure categories, allocated across each of the stages in each year to 2065,
and over the short term, reflecting the council’s 10-year capital expenditure
program.

For the years 2016 to 2025, the West Dapto S94 Work Schedule indicates a total
expenditure of:

v $227.7 million for roads and traffic

v $5.7 million on community facilities

v $20.8 million on open space and recreation
v $0.6 million on public transport, and

v $13 million on stormwater management.161

Apart from $83 million for roads for Stage 3, all expenditure relates to Stages
1 and 2 over this time period.

The roads scheduling is based on WCC’s 10-year capital works program
undertaken in the context of its long term financial planning. As at November
2015, the capital works program forecasts expenditure of approximately
$205 million, allocated to nominated roads. The council advised that these
allocations will be revised as phasing and development progresses. WCC's
priority is to deliver major road network infrastructure in line with the West
Dapto Access Strategy, and the timing and location of work to date has been
driven to some extent on the grants and interest rate subsidies from the NSW and
federal governments. It would also be expected that the capital works program
will be revised in response to external funding opportunities, including
successful applications for LIGS funding.

161 WCC, West Dapto S94 Work Schedule, Cashflow Model Tab. Planned expenditure exceeds the
contributions that will be collected over that period. Funding will come from a variety of
sources including grants, interest rate subsidies, works-in-kind/VPAs and internal council
reserves.
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For delivery of infrastructure other than roads over the next 10 years, no detailed
planning has been undertaken. Timing of delivery is assumed to occur in line
with the dwelling/lot production forecasts.162

3.4.2 IPART's assessment of the timing of infrastructure delivery

The Draft West Dapto CP is unlike other CPs that IPART has assessed in terms of
the large size of the area to be developed, the extended time frame over which
development is expected to occur, and the uncertain status of land use planning.

In our previous reviews of plans in the Sydney North West Growth Centre, the
land is fully rezoned following the precinct planning process. The extent and
location of the local infrastructure needs to meet projected demand is more
certain, and the development life is shorter and more predictable.

WCC states that it is “extremely difficult to accurately determine the staging and
provision of infrastructure over such a large area with potential multiple
development fronts”.163 The prolonged time period (up to 60 years) over which
development in the WDURA is currently projected to occur also contributes to
this uncertainty.

Stakeholders such as developers and current land owners would benefit from
greater certainty about the timing of future infrastructure provision.164

It might be possible for WCC to prepare more detailed programs for delivering
infrastructure in each of the stages. These could only be based on assumptions
about the likely timing of rezoning, as well as the roll out and expected life of
development. They would also have to rely on the high-level infrastructure
requirements included in the structural plans.

One approach would be to allocate infrastructure delivery for each stage in
tranches across the assumed development life. Tranches of five years could be
appropriate in the short to medium term, or 10 years when development is
nearing completion. Such an approach could inform both the council’s forward
capital works programming, and developers’ decisions about potential
investment.

The council acknowledges that firmer infrastructure delivery programming will
occur when there is greater certainty about actual development. Given these
circumstances, we found that WCC’s approach in the Draft West Dapto CP is
reasonable.

162 WCC, Email to IPART, 12 July 2016.

163 Draft West Dapto CP, p 11.

164 A submission on the exhibited Draft West Dapto CP questioned the timing of infrastructure
delivery (Don Fox Planning on behalf of Stockland Corporation): WCC, Councillors’
Information Note, February 2016.
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However, we also consider that it would be beneficial for the council to prioritise
infrastructure delivery, even at a high-level, beyond the 10-year horizon. It
should indicate to stakeholders where its infrastructure priorities lie in each of
the stages, to align with its expenditure projections over the life of the plan. As
more information comes to hand, the council can refine its priorities, as
necessary.

For these reasons we have recommended that WCC prioritise infrastructure
delivery for each stage across the proposed development life, in tranches of
five or 10 years, and set this out in an indicative timetable in the plan. WCC
officers have advised that work is underway to prioritise infrastructure delivery
in 5-year intervals, which will be reflected in the plan.165

3.5 Criterion 5: Apportionment

Apportionment refers to the division of the costs equitably between all those who
will benefit from the infrastructure, including any existing population. While
nexus is about establishing a relationship between the development and demand
for infrastructure, apportionment is about quantifying the extent of the
relationship by ensuring that costs are shared appropriately between
developments. Full cost recovery from contributions should only occur where
the infrastructure is provided to meet the demand only from new
development.166

In assessing apportionment in the Draft West Dapto CP, we have taken into
account:

v demand for infrastructure in the plan, arising from the expected development
inside and outside the WDURA

v the capacity of existing infrastructure and the needs of the existing population,
and

v the demand generated by different types of development that will occur in the
WDURA.

We have identified several issues with the apportionment of costs in the Draft
West Dapto CP related to:

v apportionment of all costs across five stages in the WDURA
v apportionment of costs between residential and non-residential development
v apportionment of certain transport and open space costs, and

v development that is exempt from contributions.

165 WCC, Email to IPART, 1 September 2016.
166 Practice Note, p 3.
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In the next section, we explain WCC’s apportionment approach in the plan. In
subsequent sections we outline our assessment findings and recommendations in
relation to each of these areas.

3.5.1 How infrastructure costs in the Draft West Dapto CP are apportioned

Figure 3.5 illustrates WCC’s overall approach to apportioning the cost of
infrastructure in the Draft West Dapto CP.
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3 Assessment of Draft West Dapto CP

Figure 3.5 Apportionment approach in Draft West Dapto CP

Stages 1 to 5 in Draft West Dapto Contributions Plan

Stage 1/2 = $509 million
Stage 3 =$379 million
Stage 4= $100 million
Stage 5 = $190 million

Total infrastructure cost = $1.2 billion

J

[ Open Space and Community facilities
L $129 million
100% of costs
Transport facilities
$937 million
99% of 1% of
costs " costs
Stormwater facilities
5157 million
Plan Administration
$7.5 million
Residential
development Industrial development
R3 Medium Density
RZ Low Density IN3 Heavy Industry
R5 Large Lot Residential IN2 Light Industry
E4 Environmental Living
Residential components only of: 180.44 hectares
B1 Neighbourhood Centre A buti
B2 Local Centre verage contributions rate
B4 Mixed Use per hectare = 368,499

1770.91 hectares
56,579 population

Average contributions rate
per hectare = 5686,253
per person = 521,480

Development exempt from contributions®
Including: Retail, office and business premises
Community & recreation facilities
Schools & other public infrastructure

a Other development listed as exempt in the CP is affordable housing and seniors living, for example. See
section 2.5.1.

Note: During our assessment, WCC advised that the contribution rate for industrial development should be

$68,499 per hectare (not $56,129 as in Table 1.4 in the Draft West Dapto CP): WCC, Email to IPART,
12 July 2016.

Data source: Draft West Dapto CP and West Dapto S94 Work Schedule.
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The apportionment approach encompasses the following steps:

1.

WCC aggregated the infrastructure costs by category across all five stages in
the WDURA, including a proportional share of the cost of transport and some
open space items where the demand for this infrastructure is considered to be
shared with populations outside the WDURA.

. WCC separated the proposed NDA into land zoned for residential

development (including land zoned for a mixed uses) and land zoned for
industrial development (light and heavy).

. WCC did not apportion any costs to development for retail, office or business

premises, and community or recreation facilities. For land zoned for such
development, WCC did, however, include the residential component of the
commercial developments in the total NDA for residential development.

. For open space and community infrastructure, WCC apportioned costs to

residential development only (and not to industrial development).

. For the remaining infrastructure categories (transport, stormwater and plan

administration), WCC weighted the infrastructure costs based on the relative
NDA for two main groups of development, residential and industrial.

. To obtain the proportions depicted in Figure 1.1 for residential and industrial

development, the council applied two factors to reflect first, the split of NDA
in the WDURA (91:9) and second, that the industrial contributions rate
remains a fixed proportion (8%) of the residential per hectare contributions
rate.167

3.5.2 Apportionment of costs across all stages in the WDURA

IPART findings

23

24

There is significant variation in infrastructure costs and service provision
between the five stages in the plan, particularly between Stages 1 to 3 compared
with Stages 4 and 5.

The approach to apportioning infrastructure costs to development evenly across
all stages could be more equitable if costs were apportioned separately to
Stages 1 to 3 and Stages 4 and 5.

167

During our assessment, WCC advised it had made an error its weighting calculation - the
industrial contributions rate per hectare is supposed to represent 10% of the average residential
contributions rate per hectare, not 8% (WCC, Email to IPART, 12 July 2016).
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Recommendation

29 To improve the links between demand for infrastructure and contributions in
different stages in the plan, WCC consider either:

— removing Stages 4 and 5 from the plan for inclusion in a new or another
section 94 contributions plan, or

— introducing separate contributions in the Draft West Dapto CP for
developments in Stages 1 to 3 and developments in Stages 4 and 5, that are
more reflective of the cost of facilities to meet demand from the new
development in each of the stages.

The WDURA covers development across five stages and six sub-precincts. The
Draft West Dapto CP submitted to IPART for assessment calculates aggregated
infrastructure costs and contributions for all stages. However, the previous
version of the contributions plan, currently in force, applies to Stages 1 and 2
only.

One of WCC’s aims in amending the plan to cover the five stages in the WDURA
is to spread the significant costs in Stages 1 to 3 - transport costs in particular -
across a broader development area.168 This results in lower contributions for
Stages 1 to 3.

The Draft West Dapto CP apportions all infrastructure costs through Stages 1 to 5
equally on development in the WDURA, 169 irrespective of in which stage or sub-
catchment the facilities are located. This results in some cross-subsidisation of
the costs in Stages 1 to 3 by development in the remaining stages where there are
lower infrastructure costs.

Comparison of costs across the Stages 1to 5

In assessing the reasonableness of this apportionment approach, we first
considered how the costs for different infrastructure categories are allocated
across each stage in the WDURA.

Table 3.16 shows how costs compare based on average rates by stage and
infrastructure category, taking into account the expected population and/or total
NDA in each stage. We have presented Stages 1 and 2 together because this is
how WCC presents much of the data in the work schedules.

The comparison shows how the largest share of transport and open space costs
are concentrated in Stages 1 to 3, and the largest share of stormwater costs in
Stages 1 to 2. Stage 5 has a relatively high total transport cost compared with
Stage 4.

168 WCC response to submission from Don Fox Planning on behalf of Stockland (large developer)
in consultation process: WCC, Information Note to Council, 23 February 2016.

169 Notwithstanding differences in contribution rates between development types - residential and
industrial.
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3 Assessment of Draft West Dapto CP

Table 3.16 Comparison of average infrastructure cost rates in the Draft West
Dapto CP, by stage and infrastructure category ($2014)
Stages 1 & 2 Stage 3 Stage 4 Stage 5
(Kembla (Cleveland) (Avondale) (Yallah-
Grange, Marshall
Sheaffes, Mount)
Wongawilli
and Horsley)

Net developable area 664 ha 308 ha 343 ha 636 ha
(incl 174 ha (incl 6 ha
of industrial) for industrial)

Population 18,246 13,909 13,069 11,354

Transport $ per ha 561,121 1,050,088 152,530 227,636

Stormwater $ per ha 110,852 67,304 84,962 38,589

Open space $ per person 2,938 1,724 1,292 996

Community $ per person 320 622 0 739

Note: Transport and stormwater costs are expressed on a per hectare basis here for comparative purposes
because both residential and industrial development contributions include a proportion of the costs. The relative
costs do not change materially when transport costs are compared on a per person basis.

Note: Estimates in the West Dapto S94 Work Schedule are in $2015 for land and Stage 5 roadwork costs only.

Source: Draft West Dapto CP and West Dapto S94 Work Schedule, Summary Tables, Land Use & Density
Model and Density & Contributions Summary Tabs, and IPART calculations.

The variations in costs among the different stages suggest that it may not be
equitable to apportion all developments the same share of the total costs of
infrastructure in the plan (notwithstanding other differences to contribution rates
within development types). It suggests, in particular, that it may not be equitable
for Stage 4 (Avondale) or Stage 5 (Yallah-Marshall Mount) developments to be
apportioned the same contributions for a share of the entire WDURA's costs
because developments in these areas do not appear to need the same level of
infrastructure as the other stages.

We note that average total infrastructure costs per hectare for Stages 1 to 5 are:
v 17% lower than the combined costs for Stages 1 to 4
v 42% lower than the combined costs for Stages 1 to 3, and

v 54% higher than the combined costs for Stage 4 and 5.170

These differences demonstrate the significant variations in infrastructure costs
between Stages 4 and 5, in particular, compared with all stages combined.

170 WCC, Draft West Dapto CP and West Dapto S94 Work Schedule, Summary Tables, Land Use &
Density Model and Density & Contributions Summary Tabs and IPART calculations.
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3 Assessment of Draft West Dapto CP

Links between demand for facilities in each of the stages

Given that transport costs are such a significant share of total costs in the plan
and are highest in Stages 1 to 3, it is important to consider whether sufficient
demand for these facilities will be generated by developments in Stages 4 to 5.
The 2005 Practice Notes for development contributions provide that demands
should be isolated so that the contributing population only pays for its share of
the total demand.1”! The following reasons suggest that the demand for the road
network for the first three stages is different from that of Stages 4 and 5:

v Much of the initial access strategy included significant improvements to a
number of existing roads and the construction of new roads to provide greater
connection between Horsley and Dapto, as well as to the wider road network,
with benefits mostly accruing to residents in Stages 1 to 3.172

v The road network in Stage 5, and to a lesser extent that in Stage 4, are self-
contained and isolated from the other road network in the WDURA. There is
direct flood-free access to the Princes Highway in the east of the precincts,
without the need for residents to travel north through the WDURA.

v Yallah-Marshall Mount adjoins the Calderwood Release Area, and the road
network is more aligned with this Area than the broader WDURA. WCC's
current Draft Calderwood Section 94 Development Contributions Plan 2016
apportions a share of the costs its road network to the Yallah-Marshall Mount
precinct. This draft contributions plan states that:

- the cost of the provision for roads and bridges in Calderwood are
apportioned to both plans, as they will be utilised by residents of both
release areas

- the need to provide the traffic and transport facilities identified in
Calderwood is predominately generated by the residential development of
West Dapto (Yallah-Marshall Mount), and

- Calderwood has been identified as a significant source of traffic generation
travelling north through the Yallah-Marshall Mount Area.173

In addition to varying demand for the road network, there are further reasons to
apportion infrastructure costs separately between Stages 1 to 3 and Stages 4 and
5, as follows:

v There is a much higher rate of open space provision in Stages 1 to 3, compared
with Stages 4 and 5. The rate of open space provision (excluding cycleways)
in the plan is 2.64 hectares per 1,000 residents in Stage 1 and 2; 1.26 hectares
per 1,000 residents in Stage 3; but just 0.92 and 0.81 hectares for 1,000 residents
in Stages 4 and 5 respectively.174

171 DP&I, Practice Notes 2005, Development contributions, p 2.

172 WCC, Email to IPART, 12 July 2016.

173 WCC, Draft Calderwood Section 94 Development Contributions Plan 2016, pp 7 and 18.
174 WCC, Draft West Dapto CP and Work Schedule, Open Space Tab.
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3 Assessment of Draft West Dapto CP |

v Yallah-Marshall Mount has a separate stormwater catchment (Duck Creek)
whereas Stages 1 to 4 are located in the Mullet Creek catchment. At this stage,
stormwater costs are relatively lower in Yallah-Marshall Mount, although we
have also recommended that more analysis of the needs of the area be
undertaken.175

v Until neighbourhood planning is undertaken, the infrastructure needs of
Stages 3 to 5, and 5 in particular, are indicative only. WCC has advised that it
still needs to undertake further analysis of the stormwater and open space
needs for Yallah-Marshall Mount (including the number and location of
basins).176

v The plan does not schedule infrastructure works in Stages 4 and 5 for another
25 to 30 years and there is considerable uncertainty about development yields
and infrastructure provision over the longer term. With rezoning and
neighbourhood planning still to occur, there could be further changes to
infrastructure needs.

v Residents in Stage 5, in particular, are less likely to access the northern centres
(eg, Darkes Town Centre) in the future when they are in close proximity to the
facilities to be provided in the Calderwood release area, and are therefore
likely to demand less of the proposed infrastructure (eg, roads) in other stages.

Our recommended apportionment approach

We acknowledge that there are also practical considerations to consider,
including whether the apportionment is reasonable in the circumstances.
However, given that WCC has split infrastructure items and costs by stage in the
work schedules, it would be relatively straightforward for WCC to set
contribution rates which are more reflective of the costs and level of service
provision in each stage.

Therefore, we recommend that WCC consider apportioning costs by Stages 1 to 3
and Stages 4 and 5 separately. One option would be to remove Stages 4 to 5 from
this West Dapto plan altogether. Another reasonable option would be for WCC
to set different contribution rates for Stages 4 and 5 within the plan for the whole
WDURA.

The resulting impact on contribution rates would depend on the re-
apportionment of some facilities (eg, district wide parks and sub-arterial roads)
between stages within the WDURA.

To demonstrate the possible implication of our recommendation for WCC to split
Stages 1 to 3 from Stages 4 to 5 for the purposes of determining contribution
rates, we have compared different indicative contribution rates for residential
development under these scenarios (Table 3.17).

175 WCC, Draft West Dapto CP and Work Schedule, Drainage Tab.
176 WCC, Conference call with IPART, 5 August 2016.
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3 Assessment of Draft West Dapto CP

We first compared the proposed contribution rates in the Draft West Dapto CP
covering Stages 1 to 5 with our assessed contribution rates for Stages 1 to 5 if the
recommended cost reductions are incorporated. This indicates rates would be
around 30% lower.

Next, we compared indicative contributes rates for Stages 1 to 3 and Stages 4 to 5
grouped separately, with our recommended cost reductions incorporated. In
estimating these rates, we have made a range of assumptions about the impact of
our recommendations on the infrastructure costs in the various stages.

This analysis shows that the rates for Stages 1 to 3 would be around 21% higher
than our assessed rates for Stages 1 to 5 as a whole, while the rates for Stages
4 to 5 together would be around 51% lower than our assessed rates for Stages
1tob.

Table 3.17 Comparison of WCC proposed contribution rates and IPART's
indicative rates based on cost-reduction recommendations and
the grouping of different stages ($ per dwelling)

Dwelling type Proposed IPART's IPART's IPART's

rates in indicative indicative indicative

plan rates rates rates

(Stages 1-5) (Stages 1-5) (Stages 1-3) (Stages 4-5)

Subdivision, Dwelling house, 68,734 48,375 58,387 23,470
Dual occupancies

Multi-unit housing 4+ 62,291 43,840 52,913 21,270

bedrooms

Multi-unit housing 3 bedrooms 53,699 37,793 45,615 18,336

Multi-unit housing 2 bedrooms 47,255 33,258 40,141 16,136

Multi-unit housing 1 bedroom 36,515 25,699 31,018 12,469

Note: In calculating the indicative contribution rates for Stages 1 to 3 and Stages 4 to 5 separately, we have
made a number of broad assumptions about which stage would be affected by our recommendations for
amendments to infrastructure items and costs in the plan eg, we considered that core riparian land costs could
be shared equally among Stages 1 to 4, and that administration costs could be shared equally among Stages
1to 5. Further, we did not reapportion any costs, including roadworks, to account for any shared demand
between stages.

Source: WCC, Draft West Dapto CP, p 2 and Work Schedule, Density & Contributions Summary Tab and
IPART calculations.

It is important to note that these contribution rates are indicative only. While this
analysis has shown how contribution rates might be affected by the different
approach to apportionment of costs by stage in the WDURA, the final impact of
our recommendations would depend on various outcomes.

WCC officers indicated that further, more detailed, work to understand the
implications of each approach proposed by IPART was necessary. Consultation
with the NSW Government should occur, as part of a comprehensive review of
infrastructure in Stages 4 and 5. A preliminary view is that based on stormwater
catchment areas and likely sewer infrastructure provision, Stage 5 and part of
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Stage 4 could constitute a separate section 94 plan or component of a plan, and
this could be considered in the first biennial review of the plan.177

We acknowledge the need for further work to be undertaken to establish the
most reasonable split of contributions.

3.5.3 Apportionment of costs between residential and non-residential
development

IPART findings

25 WCC's approach of apportioning open space and community facility costs only
to residential development only is reasonable.

26 WCC's approach of apportioning transport, stormwater and administration costs
to residential and non-residential development is not reasonable in these ways:

— Industrial development is not apportioned its share of demand for
infrastructure and administration (1% rather than 9%), placing a
disproportionate amount of the total costs on residential development (99%
rather than 91%).

— Other non-residential development is exempt from contributions and does not
contribute to its share of the cost of meeting demand for infrastructure and
administration, placing a disproportionate amount of the total costs on other
development, residential in particular.

Recommendations

30 WCC apportion costs for transport, stormwater and plan administration between
residential and industrial development based on the relative NDA of the
development type (currently a 91:9 split) such that 9% of contributions revenue
for this infrastructure comes from industrial development and 91% comes from
residential development.

31 WCC apportion costs to retail, office and business premises development (ie, in
land zoned B1, B2 or B4) to represent its fair share of demand for infrastructure
in the calculation of contribution rates for non-residential development.

While we found that WCC’s approach of apportioning open space and
community facility costs to residential development only is reasonable, we
identified two aspects of apportionment between residential and non-residential
development where we recommended WCC amend its approach, namely:

v limiting the contribution rate per hectare for industrial land to 10% of that for
residential land, and

v exempting other non-residential development from contributions.

177 WCC, Email to IPART, 1 September 2016.
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3 Assessment of Draft West Dapto CP

Summary of WCC'’s apportionment approach regarding non-residential
development

In the Draft West Dapto CP, industrial development represents 180 hectares (or
9%) of the total 1,951 hectares of NDA. Residential development represents the
remaining 91% (1,771 hectares) of NDA. Within the 1,771 hectares is land zoned
B1 Neighbourhood Centre, B2 Local Centre and B4 Mixed Use (a total of
22.7 hectares). As well as development for retail and commercial premises, there
will be some residential development in each of these zones. The estimated yield
is a total of 504 dwellings.178

WCC has not apportioned any open space or community facility costs to non-
residential development in the WDURA, instead apportioning all costs to
residential development. We consider that this is reasonable because non-
residential land is usually assumed not to generate demand for these facilities.

On the other hand, we queried the approach to apportioning costs in the plan for
transport, stormwater and administration between residential and non-
residential development, the effect of which is that the costs apportioned to
residential development are disproportionately high compared with those for
non-residential development.

In the plan, WCC suggests that non-residential development is to be exempt
from contributions:

Development contributions will not be sought for retail premises, office premises,
business premises, community facilities and recreational facilities (excluding any
residential components).179

The application stated that:

Retail and Business development provide an important service to the growing
population and reduce car dependency to access these services in existing areas
outside of the release area. Therefore retail and business uses will not contribute to
the demand assessment of these uses as they will primarily be utilised by the new
incoming population.180

WCC also apportioned the infrastructure costs between residential and industrial
development (the remaining type of non-residential development in the plan) “at
a rate of 10%”.181. WCC stated in its application that the need for transport and
stormwater infrastructure and administration is predominantly generated by the
residential development of West Dapto. However, it also indicated that “the
future employment development within the proposed industrial and business
zonings will also generate demand for this critical infrastructure”.182

178 WCC, West Dapto $94 Work Schedule, Density & Contributions Tab.
179 WCC, Draft West Dapto CP, p 5.

180 WCC, Application to IPART, p 6.

181 Draft West Dapto CP, pp 30 and 32.

182 [bid.
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WCC advised that its approach to the relative contribution rates for residential
and employment land is consistent with a recommendation from a GCC review
that the employment land contributions should represent 10% of the residential
development contributions to encourage industrial activity within the area.183

Our assessment of the apportionment of costs between non-residential and
residential development

The contribution rates in the plan and supporting work schedules indicate that
WCC apportions only 1% of the total cost of transport, stormwater and
administration to industrial development. This results in contribution rates per
hectare for industrial development being 8% of the average per hectare rate for
residential development.184

During our assessment, WCC advised that its costing required further revision
and proposed alternative contribution rates should be as follows:

v average residential contribution per hectare of $684,992, and

v industrial contribution per hectare of $68,499.185

The revised figures produce a per hectare contributions rate for industrial
development which is 10% of the rate for residential development, but still it
generates just 1% of the revenue needed for the proposed infrastructure
expenditure (given the much lower NDA of industrial land compared with
residential land).

Therefore, the implication of this approach is that the contributions for
residential development are higher in the plan to cover the lower contribution
rate for industrial development.

Box 3.5 presents several reasons which suggest that, compared with a residential
development of a similar footprint, a single industrial development would create
demand for at least an equal share of transport and stormwater infrastructure.

183 WCC, Email to IPART, 12 July 2016.
184 WCC, West Dapto S94 Work Schedule, Density & Contributions Summary Tab.
185 WCC, Email to IPART, 12 July 2016.
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Box 3.5 Comparing demand for transport and stormwater infrastructure
from industrial and residential development

Transport infrastructure — A one hectare industrial site with gross floor area of 5,000m?
is estimated to generate around 100 to 250 vehicle trips per day. By contrast, a one
hectare site of low density residential development (13 dwellings) is estimated to
generate 96 vehicle trips per day.2 This indicates that on a per hectare basis, an
industrial site could generate disproportionally more traffic than residential development.

Stormwater management infrastructure — Development on Industrial land contributes
to increased stormwater runoff as structures and paved working areas significantly
increase impervious surfaces.b However, compared with residential development,
industrial development generates no less runoff, nor less demand for stormwater
infrastructure, unless there is a requirement for onsite stormwater treatment. There do
not appear to be any onsite stormwater requirements reflected in the Draft West Dapto
CP.

a RMS traffic generation guide (2013) states that the average for daily vehicle trips is around 2.2 to 4.9 trips
per 100m? of GFA for industrial parks, based on surveyed data of two typical industrial parks (including one in
the lllawarra region). For low density residential development, the average daily vehicle trip per dwelling is 7.4
in regional areas. RMS, Guide to Traffic Generating Developments (Technical Direction, TDT 2013/04a),
August 2013, pp 5 and 15.

b wcc, Application to IPART, p 5.

Note: The 5,000m2 site area is for illustrative purposes, based on Wollongong’s maximum allowed floor space
to area ratio (0.5 for the industrial area around Kembla Grange) in its 2009 Local Environmental Plan.

Source: http://www.rms.nsw.gov.au/business-industry/partners-suppliers/guidelines/complementary-traffic-
material/traffic-transport-technical-direction-documents.html

Our recommended approach

Based on our assessment, we recommend that WCC apportion costs (apart from
open space and land for community facilities) based on the relative share of NDA
between residential and industrial development, such that:

v industrial development contributions would altogether total 9% of the
contributions revenue, and

v the contribution rate per hectare would be the same for residential and
industrial development.

We also recommend that WCC apportion some transport, stormwater and
administration costs to other non-residential development (with zonings B1, B2
and B4) so that residential development is not allocated more than its share of the
demand for infrastructure. WCC officers advised that if contributions were to be
levied on these non-residential developments, the attributed contributions
revenue could be around $4 million.186

186 WCC, Email to IPART, 1 September 2016.
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3.5.4 Apportionment of transport costs

IPART findings

27 WCC’s approach to apportioning the cost of transport in the plan appears
reasonable, in principle, except that:

— Road NR1-NR3 should be apportioned 64% rather than 50% in the Draft
West Dapto CP, based on traffic modelling information available to WCC, and

— the signalised intersections on Cleveland Road (Int23 and Int25) should not
be apportioned 100% to the Draft West Dapto CP because they are both
outside the WDURA and provide benefit to residents in other precincts.

28 There is limited information available in the plan and supporting documents to
assess the specific apportioned costs for various transport works proposed.

Recommendations

32 WCC include an additional $17,040,037 in the Draft West Dapto CP for the cost
of road NR1-NR3 which should be apportioned 64% rather than 50% to the
WDURA.

33 WCC remove $1,407,158 from the Draft West Dapto CP for the combined costs
of the signalised intersections on Cleveland Road (Int23 and Int25), until it has
assessed the benefits accruing to WDURA residents compared with outside
precincts, so that it can then apportion a more reasonable share of their costs to
development in West Dapto.

34 WCC include more information in the Draft West Dapto CP and work schedules
to justify the specific apportionment of costs for various transport works to the
WDURA, based on the estimated demand for the infrastructure (linked to its
traffic modelling).

Existing roads

A total of $487.2 million is included in the Draft West Dapto CP for the cost of
upgrades to existing roads, including pavements, intersections, bridges and rail
crossings. A small portion of the total project cost for the upgrades (4.6% or an
additional $22.2 million)187 is apportioned to developments in other areas in the
Wollongong LGA because the roadworks in the WDURA are near existing
development areas or the entrance to adjoining precincts. These include:

v a section of Shone Avenue ($0.5 million), near the existing developed Horsley
area, and

v Yallah Road ($1.5 million) and Marshall Mount Road ($20.2 million), near the
entrance to the Yallah-Marshall Mount sub-precinct.

187 WCC, West Dapto $94 Work Schedule, Roads Summary Tab and IPART calculations.
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Given the likely demand crossover for roads situated near other developments or
adjoining precincts, it is reasonable to apportion some of the costs for the
upgrade works outside the WDURA.

New roads

The plan includes $398.2 million in costs for proposed new roads.188 This
represents 51% of the estimated total $787.3 million project cost of the new roads,
as the remaining costs are apportioned to development in other areas in the
Wollongong LGA.18 Most of the other areas are near the entrance to the precinct
(eg, near the entrance in the Stage 5 Yallah Mount Marshall sub precinct) but also
where the roadwork is outside of the WDURA (eg, the Fowlers Rd extension).

Table 3.18 presents the rates of apportionment for new roads apportioned to
development within the WDURA (across Stages 1 to 5) as reflected in the
apportioned costs in the Draft West Dapto CP, which WCC provided to us
during the assessment process. WCC stated that it used TRACKS traffic
modelling to determine estimated road usage and therefore, how much of the
costs should be apportioned to West Dapto.19

Table 3.18 WCC's rates of apportionment for new roads in the
Draft West Dapto CP

Road Share of costs apportioned to

Draft West Dapto CP
Shone Ave 98%
Yallah Rd 92%
Marshall Mount Rd 79%
Northcliffe DR extension/West Dapto Rd 43%
Fowlers Rd 76%
NR1-NR3 50%
Local Road 32%
NR100-NR103 50%

Source: WCC, Email to IPART, 12 July 2016.

In the Yallah-Marshall Mount (Stage 5), there is a significant external influence on
the demand for new roads (eg, Yallah, Marshall Mount, Local and NR1-NR3
Roads), from the adjoining Calderwood land release area. WCC used TRACKS
modelling to determine the apportionment of costs between West Dapto and
Calderwood. WCC advised that:

The modelling methodology essentially separated all of the trips to/from Calderwood
model zones from the remainder of network traffic, resulting in “Calderwood only”
traffic volumes. These volumes were then used to calculate percentage Calderwood
traffic volumes for the road links in Yallah-Marshall Mount.191

188 The new roadworks include pavement, intersection, bridge and rail crossings.

189 WCC, West Dapto S94 Work Schedule, Roads Summary Tab and IPART calculations.
190 WCC, Email to IPART, 12 July 2016.

191 WCC, Email to IPART, 12 July 2016.
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The partial apportionment of the total cost of the new roads in Stage 5 to the
Draft West Dapto CP ($66.7 million) reflects the shared demand for the facilities
between West Dapto and Calderwood, as evidenced by the traffic volumes data.

However, WCC also advised us that the 50% apportionment to West Dapto
development for new road NR1-NR3, which was reflected in the transport costs
in the plan, was an error, and the correct share should be 64%.192 We have
recommended that this rate of apportionment be reflected in the Draft West
Dapto CP such that a further $17.04 million can be included in the transport costs
in the plan.

WCC officers have further advised that estimated rates of apportionment for the
costs of roads in Stage 5 need to be refined, but that the changes would be
unlikely to have a significant impact on their total cost in the plan.19

The costs of other new roads in Table 3.18 which are not in Stage 5, but which are
also not 100% apportioned to West Dapto, comprise:

v Intersection and bridge works on Northcliffe Drive/Reddalls Road at the
Princess Highway intersection ($87.6 million) in Stage 1, near the future
industrial land.

v Road, intersection and bridge works on Fowlers Road ($32.2 million), located
off-site near the developed Dapto Town Centre.

We consider that the methodology upon which WCC has apportioned the costs
for all of these new road items is reasonable, however as discussed below, the
TRACKS information is not readily available to verify the actual rates of
apportionment.

Cleveland Road intersections

Two intersections on Cleveland Road are located outside the WDURA, but all
costs are apportioned to the Draft West Dapto CP:

v Signalised intersection Int23 on the Princes Highway, a classified regional
road, at an estimated cost of $757,000, and

v Signalised intersection Int25 on Marshall Street, upgraded to a signalised
intersection in 2011 at an estimated cost of $520,400.194

Given that these intersections are located outside the WDURA, it is unreasonable
for all costs to be apportioned to the Draft West Dapto CP. Therefore, we
recommend that these costs be removed from the plan until WCC determines a
more reasonable share of costs, indicative of shared demand between the
WDURA and outside precincts, which can then be included in the costs of the
plan.

192 WCC, Email to IPART, 12 July 2016.
193 WCC, Email to IPART, 22 September 2016.
194 WCC, West Dapto S94 Work Schedule, Intersections Tab.
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WCC officers have advised that an appropriate level of apportionment for
intersection usage would be based on TRACKS modelling.195

Public transport facilities

In the plan, WCC has apportioned $8.2 million (or 69%) of $11.9 million in costs
for public transport facilities, including bus shelters, bus kiosks and the upgrade
to the Dapto multimodal interchange to the WDURA.

The remaining 31% or $3.7 million of costs are apportioned to other development
in the Wollongong LGA, including existing development in West Dapto, to
account for shared demand for the multimodal interchange and bus shelters.19

We recommended that the costs for the multimodal facility be removed from the
Draft West Dapto CP because we do not consider it an essential work
(Recommendation 1). Therefore, it is not necessary for us to consider whether to
apportion a higher share of its costs to development outside the WDURA given
the significant benefit to Dapto residents from the facility, as our transport
consultant has recommended.197

We do, however, consider it reasonable to apportion a share of the bus shelters to
other, existing, development, as WCC has done in the plan, apportioning to the
WDURA $3.7 million for bus shelter costs (74% of the $5.06 million total costs for
bus shelters). The costs of 214 shelters are apportioned to WDURA, while the
costs of 75 other shelters are apportioned to existing development in local areas.

Basis for apportioning roads in the Draft West Dapto CP

WCC has used the TRACKS model to determine rates of apportionment for
existing and new roads in the Draft West Dapto CP. In order for us to assess the
reasonableness of the apportionment rate for each road, we would need a proxy
such as the relative split in vehicle trips between traffic from West Dapto and
from the Wollongong (and Shellharbour) LGAs. This information is not readily
available.

We recommend that the Draft West Dapto CP include vehicle trip information (in
line with the TRACKS model), even at a high level, to substantiate the link
between demand and the rate of apportionment for specific items of road
infrastructure.

In Section 3.7.1 we recommend that the plan could be explain more fully the
relationship between expected development and demand for facilities, as
required by clause 27(1)(c) of the EP&A Regulation. Further information in the
plan about the apportionment of road costs is one way in which WCC could
improve compliance in this respect.

195 WCC, Email to IPART, 21 September 2016.
196 WCC, West Dapto S94 Work Schedule, Public Transport Tab.
197 ARRB Report, p 35.
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3.5.5 Apportionment of stormwater costs

IPART findings

29 WCC'’s approach to apportioning the cost of stormwater infrastructure only to
new development in the Draft West Dapto CP is reasonable.

30 The allocation of costs to residential development on a per person, rather than a
per hectare, basis is not best practice as stormwater demand is generally driven
more by land area than population.

Recommendation

35 WCC apportion stormwater infrastructure costs to residential development on a
per hectare basis rather than a per person basis, to better reflect the source of
demand for the facilities.

Our assessment indicates the apportionment of all proposed stormwater
infrastructure costs to new development within the WDURA is reasonable. The
stormwater studies indicate that the need for detention basins and enhanced
storage are based on flood modelling of the riparian networks in the WDURA
and their cumulative impact on the broader Illawarra area.

For non-residential development, we found that it is reasonable to apportion the
costs on a per hectare basis, as WCC has done.

However, WCC calculates contributions for the cost of stormwater land and
facilities for residential development on a per dwelling basis (using a per person
allocation), and this does not reflect IPART’s preferred approach.

We consider that it is more appropriate to apportion the cost of stormwater
infrastructure by applying an area-based measure, ie, per hectare. Stormwater
infrastructure design is dictated by the size of the catchment area, such that
demand for the infrastructure is driven more by the development area than the
number of people in the development. As such, WCC should apportion the cost
of stormwater infrastructure on a per hectare basis.

WCC officers have advised that using a per hectare rate across all infrastructure
types is designed to encourage a mix of dwelling types, and assist in the
provision of affordable housing, without compromising the demand on
infrastructure provision.19% We would support this approach for stormwater, but
consider that transport and open space costs should be apportioned on a per
person approach for residential development, because the demand is more
population-driven.

198 WCC, Email to IPART, 1 September 2016.
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3.5.6 Apportionment of open space costs

IPART finding

31 WCC'’s approach to apportioning the cost of open space facilities in the Draft
West Dapto CP is reasonable, except for two facilities which both serve the
broader council area and for which a higher rate of apportionment to the
WDURA was adopted than the rate recommended by the Elton Study. The
facilities are:

— a sports park in Darkes Town Centre (apportioned 50% to WDURA rather
than 25%), and

— the Community Leisure and Recreation Centre in Cleveland (apportioned
67.5% to WDURA rather than 50%).

Recommendations

36 WCC apportion only 25% (or $1,660,806) of the cost of a sports park in Darkes
Town Centre to the Draft West Dapto CP.

37 WCC apportion only 50% of the cost of outdoor recreation facilities at the
Community Leisure and Recreation Centre in Cleveland (being only that
component of the centre which is on the Essential Works List), based on the
estimated share of demand for the district-wide facilities from within the WDURA.

The Draft West Dapto CP apportions all of the costs for local parks,
neighbourhood parks, playgrounds and cycleways across the WDURA to
residential development on a per person basis.

We consider that the approach of apportioning open space costs only to
residential development is reasonable. It is consistent with advice from the Elton
Study about the demand for the facilities from the new population, based on a
needs assessment of development in the WDURA.

However, the plan’s apportionment approach in relation to demand from within
and outside the WDURA for two facilities deviates from the apportionment
recommended in the Elton Study.

Sports Park in Darkes Town Centre

The Draft West Dapto CP apportions the sports park in Darkes Town Centre 50%
($3.3 million) to WDURA whereas Elton Study recommended it be apportioned
only 25%. This sports park is a district level facility serving a population
catchment of 230,000, around four times the population of West Dapto.
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Therefore, we recommend the approach recommended in the Elton Study
(25% to WDURA) be adopted.199 This would reduce the cost of the park in the
Draft West Dapto CP by $1.66 million.

Community Leisure and Recreation Centre

The Draft West Dapto CP adopts a higher apportionment than in the Elton Study
(67.5% rather than 50%) for the Community Leisure and Recreation Centre in
Cleveland. We found that this facility is not on the EWL, but that WCC should
include the costs of outdoor courts associated with the facility once it had
estimated their reasonable costs (Recommendation 2).

On the basis that this is also a district level facility, serving a population
catchment of 107,000, around twice the population of West Dapto, we consider
that the 50% apportionment to the WDURA recommended in the Elton Study is
reasonable. Therefore, the reasonable costs of the outdoor courts should also be
apportioned 50% to the WDURA.

3.5.7 Apportionment of cost of land for community facilities

IPART finding

32 Apportioning 100% of the cost of land for community facilities in the Draft West
Dapto CP the WDURA is reasonable.

WCC has included the cost of land for three community facilities in the Draft
West Dapto CP, apportioning 100% to demand from the WDURA. This is
reasonable.

In relation to the capital costs of these facilities, we found that they were not on
the EWL and should be removed from the costs of the plan (see
Recommendation 3).

3.5.8 Exclusion of land from the NDA in the Draft West Dapto CP

IPART findings

33 WCC has excluded 30 hectares of land zoned for State schools from the NDA in
the Draft West Dapto CP for the purpose of calculating development
contributions. This has the effect of exempting school development from paying
contributions, and making contribution rates for other development in the
WDURA higher.

199 WCC, West Dapto S94 Work Schedule, Open Space Tab.
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Recommendation

38 WCC exclude land from the precincts’ NDA for development contribution
purposes only where there is a Ministerial direction to that effect, reinstate
30 hectares of land for State schools into the precincts’ NDA for the purpose of
calculating development contributions, and request the Department of Education
to pay the relevant contribution when school development is approved.

We considered where a council excluded land from the NDA for the purposes of
calculating contributions in our previous reviews of The Hills Shire Council’s
CP15 and Blacktown City Council’s CP20, primarily in the context of
government-funded schools (since private schools are generally not exempt from
contributions).200  We considered that the councils should not exclude the land
from the precincts’ NDA for calculating development contributions. To exclude
the land would mean that by other developments in the precincts would bear the
cost associated with demand from the schools. The exception to this position
would be where the Minister has issued a direction under section 94E of the
EP&A Act that exempts any school development from paying contributions.201

In the absence of a Ministerial direction, WCC has elected to exclude 30 hectares
of State school land from the NDA, and therefore exempt public school
developments from paying a development contribution. In doing so, the council
has apportioned the costs applicable to this land to all other developers.

We consider that the ideal scenario would be for the Department of Education to
pay the relevant contributions for the government school development.
However, in our recent review of CP20, Blacktown City Council advised us how
the Department of Education frequently declines to pay development
contributions.202 WCC further advised that the State Government and not the
council is the consent authority for government school sites,203 which implies that
the council cannot require payment of the contributions from the Department of
Education.

Schools do provide an important public service to the broader community, but
the school developments will also contribute directly to the demand for local
infrastructure.204 Therefore, we consider that the Department of Education
paying the contribution is a superior outcome to residential and other
development in the precincts subsidising the cost of this demand (through higher
contributions) because not all development will benefit directly from the school.

200 See IPART, Assessment of The Hills Shire Council’s Section 94 Contributions Plan No 15, Box Hill
Precinct, March 2016, and IPART, Assessment of Blacktown City Council’s Section 94 Contributions
Plan No 15, Riverstone and Alex Avenue Precinct, July 2016.

201 Environmental Planning and Assessment Act 1979, section 94E. An existing (2009) direction
exempts school development which is a Building Education Revolution project, but this is
unlikely to apply to school development in the future.

202 IPART, Assessment of The Hills Shire Council’s Section 94 Contributions Plan No 15, Box Hill
Precinct, March 2016, p 9.

203 WCC, Email to IPART, 21 September 2016.

204 Primarily roads and stormwater facilities.
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For these reasons, we recommend that land reserved for State schools
(30 hectares) should be included in the precincts” NDA, to take account of the
schools” demand for new infrastructure. This would result in an increase of the
precincts’ NDA for development contribution purposes, and therefore, the
contribution rate for all developments would be lower than would otherwise be
the case. We estimate this recommendation would reduce contribution rates by
approximately 1.5%.205

We also recommend that WCC should request the contribution from the
Department of Education for the school sites. We acknowledge that this presents
a financial risk to WCC206 because in the absence of these contributions being
paid by the Government, the implication of our recommendation is that WCC
would effectively fund the exemption from other sources.

In this regard, our recommendation here is consistent with our position on the
exemption provided for retail, business and commercial development from
paying contributions or a partial exemption for industrial development. WCC
can opt to exempt the development from paying contributions but in our view, it
should not increase the contributions payable by other development as a result of
the exemption.207

3.6 Criterion 6: Consultation

IPART finding

34 WCC conducted appropriate community liaison and publicity when preparing the
Draft West Dapto CP.

IPART must assess whether the council has conducted appropriate community
liaison and publicity in preparing the contributions plan.

IPART'’s assessment of Wollongong City Council’s consultation

WCC exhibited the Draft West Dapto CP from 9 December 2015 until
15 February 2016.208 It was available at the council’s Administration Building
and on its website. A separate “Have Your Say” page was developed with FAQs,
maps of the WDURA, the draft contributions plan and associated council reports
to explain the plan’s purpose, contents and the process following exhibition. The
site received 306 visits, with 187 downloads.

205 The NDA will rise from 1,951 hectares to 1,981 hectares when the exempted properties are
reinstated in the NDA. This should not affect the open space portion of development charges
are these are not allocated to non-residential developments such as schools. It would, however,
affect the stormwater, transport and plan administration components of development
contributions.

206 WCC, Email to IPART, 21 September 2016.

207 See section 3.5.3.

208 This criterion is discussed in section 3.6 of the council’s Application.
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Information was provided to the community at a stall at the Dapto Mall on
21 January 2016, at a Local Neighbourhood Forum on 10 February 2016, and at an
informal session with the Urban Development Institute of Australia on
8 December 2015.

The council received seven submissions about the draft plan, however made no
amendments in light of the submissions.

We find that WCC has undertaken appropriate consultation about the draft plan.

We note also that WCC had consulted the community in July and August 2015
about the West Dapto Release Area Section 94 Contributions Plan (2015), which the
council adopted in October 2015.209

3.7 Criterion 7: Other matters

3.7.1 Information presented in the Draft West Dapto CP

IPART finding

35 The Draft West Dapto CP complies with most of the information requirements in
the Environmental Planning and Assessment Act 1979 and the Development
Contributions Practice Notes (2005), however the provision of information in the
plan could be improved to fully comply with the Environmental Planning and
Assessment Regulation 2000.

Recommendation

39 WCC amend the Draft West Dapto CP to provide information in a way that more
fully complies with the requirements of the Environmental Planning and
Assessment Regulation 2000.

Three documents set out the information councils should include in a
contributions plan:

v the EP&A Act (sections 94 to 94EC) which set out the provisions for the
making of a contributions plan

v the EP&A Regulation (clause 27) which lists the particulars that must be
included in a contributions plan, and

v the Development Contributions Practice Notes (2005).

The Draft West Dapto CP adopts a different format from that of the West Dapto
Release Area Section 94 Contributions Plan (2015), currently in force. Information
has been presented in a more streamlined way, particularly by taking out maps
and information from the various technical studies that explained how nexus

209 See section 2.1.2.
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was established.210 The plan itself contains only one map, and Part 4 Works
Schedule has summary tables with high level costings for infrastructure items. It
is supported by a Mapbook, with integrated maps showing locations of existing
and new infrastructure and the West Dapto 594 Work Schedule. These two
documents are not specifically referenced in the plan.

While technically the revised format does not mean the plan breaches the
requirements of the EP&A Regulation, the changes have been, to some degree, at
the expense of transparency for stakeholders.

We found that the information provided in the Draft West Dapto CP complies
with most of the information requirements of the Regulation (see Appendix B),
and in general, we found that Draft West Dapto CP is set out in a manner that is
consistent with the guidelines in the 2005 Practice Notes.

However, there are aspects of the way information is provided in the plan that
should be improved, including:

v While the Mapbook shows the specific public amenities and services proposed
to be provided by WCC, these maps are not integral with the plan itself.

v The Draft West Dapto CP does not satisfactorily explain the relationship
between expected development and demand for facilities, which is required
by clause 27(1)(c) of the EP&A Regulation. Adequate explanations are not
provided in the plan for:

- apportionment of costs between residential, industrial and other non-
residential development (see section 3.5.3)

- apportionment of some costs in the work schedules to areas outside the
WDURA (see section 3.3.4), and

- how the projected employment figure was determined.

v Neither the plan itself not the accompanying spreadsheets indicates
timeframes for provision of infrastructure that demonstrate clear priorities for
expenditure on the staged delivery of transport, stormwater management
open space and community facilities beyond the council’s 10-year capital
works program. This is required by clause 27(1)(i) of the EP&A Regulation.211

WCC officers advised that work on the maps and the Draft West Dapto CP
would continue, so as to provide clarity on locations, costs and nexus, with
reference to appropriate supporting information as necessary.

210 WCC, Business paper, Meeting of 10 November 2015, p 8.
211 In relation to Criterion 4 Timing, we recommended that WCC should provide more detailed
delivery schedules in 5- or 10-year tranches.
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3.7.2 Regular review of the contributions plan

IPART finding

36 Many aspects of infrastructure provision outlined in the Draft West Dapto CP are
assumption-based, reflecting the staged and flexible planning approach adopted
for the West Dapto Urban Release Area. This planning approach gives rise to a
need for more regular reviews of the contributions plan, particularly in the first
10 years of the plan.

Recommendation

40 WCC review the West Dapto CP, at least every two years during the next
10 years of the plan, to take account of:

— changes to the expected provision of infrastructure resulting from the
neighbourhood planning process and resulting revisions to the capital works
program,

— outcomes from the rezoning process for Stages 3 to 5 (if relevant), including
any flow-on effects to the facility requirements in relevant areas, and

— reconciliation of actual costs to forward cost estimates, such that any cost
efficiencies can result in lower contribution rates.

The staged planning approach adopted for the WDURA is largely assumption-
based. As precincts are rezoned and neighbourhood planning is undertaken
which will identify the precise location of infrastructure requirements, the plan
and its costs will need to be updated. In its application to IPART, WCC advised
that it would ‘continue to develop annual and 4-yearly capital works programs
that reflect current and likely development fronts’.212

In the Draft West Dapto CP WCC has also stated that it intends to review the
contributions plan for West Dapto regularly as required by the EP&A Regulation,
and monitor contribution rates and the works programs by “monitoring
variables such as lot production and dwelling construction, anticipated
population as well as costs of land and construction”.213

Given the significant costs in the plan, we consider that WCC should review the
plan at least every two years to adjust for revised costing information and
changes in development staging.

212 WCC, Application for an assessment of a section 94 development contributions plan, p 6.
213 See WCC, Draft West Dapto CP, section 2.23.
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IPART has previously recommended reviews of contributions plans at least
every five years, unless there is a need for an earlier review.214 For the West
Dapto CP, we consider there is a need for biennial reviews over the next 10 years
to take account of:

v changes to the expected provision of infrastructure resulting from the ongoing
neighbourhood planning process and resulting revisions to the capital works
program

v outcomes from the rezoning process for Stages 3 to 5 (if relevant), including
any flow-on effects to the requirements for facilities in the relevant areas, and

v reconciliation of actual costs to forward cost estimates, to improve the
accuracy of cost estimates, such that any cost efficiencies can result in lower
contributions.

These reviews should concentrate on aspects of the plan that have changed,
rather than a comprehensive plan review that may be unnecessary. Revisions to
the plan should be exhibited in accordance with the requirements of the EP&A
Regulation, as the council indicates it will do.215

As the rezoning of precincts is finalised and estimates for infrastructure
provision across the WDURA are more certain, the need for such regular reviews
should reduce.

214 For example, IPART, NSW Planning System Review - IPART Submission on Issues Paper,
February 2012, p 27.
215 WCC, Draft West Dapto CP, section 2.23.
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Terms of Reference

Premier of New South Wales

30 SEF 2010

Mr Rod Sims
Chairperson
Independent Pricing and Regulatory Tribunal
PO Box Q290

QVB POST OFFICE NSW 1230

Dear Mr/Sv(ns ﬁA |

| am writing about the Independent Pricing and Regulatory Tribunal
undertaking work to:

* develop and publish a local government cost index and a productivity
factor,

* assist with the preparation of revised contributions plan guidelines, and to
assess and report on reviewable contributions plans against the guidelines
and Environmental Planning and Assessment Regulation 2000, and

¢ prepare an annual report on the operation of functions delegated to it
under the Local Government Act 1993 and assistance it provides to the
Minister for Planning and councils under the Environmental Planning and
Assessment Regulation 2000.

Please find enclosed references under section 9 of the Independent Pricing
and Regulatory Tribunal Act 1992 for the Tribunal to undertake this work.

If your officers wish to discuss this matter, they should contact Mr Tim Hurst,
Executive Director, Infrastructure, Environment and Economic Development
Palicy, Department of Premier and Cabinat an (02) 8228 5493,

Yours sincerely

Kristina Keneall
Premier
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Assessment of Draft West Dapto CP against the

information requirements in Clause 27 of the

EP&A Regulation

Table B.1  Assessment of Draft West Dapto CP against the information
requirements in Clause 27 of the EP&A Regulation

Subclause Location in CP

1(a) Purpose of the plan. Section 2.4

1(b) Land to which the plan applies. Section 2.3

1(c) The relationship between the expected types of development in the area to which ~ Part 3
the plan applies and the demand for additional public amenities and services to
meet that development.

1(d) The formulas to be used for determining the section 94 contributions required for Section 2.22
different categories of public amenities and services.

1(e) The section 94 contribution rates for different types of development, as specified in  Section 2.6,
a schedule in the plan. Tables 1.3 to

15

1(9) The council’s policy concerning the timing of the payment of monetary section 94 Sections 2.13 &
contributions, section 94A levies and the imposition of section 94 conditions or 2.14
section 94A conditions that allow deferred or periodic payment.

1(h) A map showing the specific public amenities and services proposed to be provided Mapbook &
by the council, supported by a works schedule that contains an estimate of their S94 Work
cost and staging (whether by reference to dates or thresholds). Schedule

1(i) If the plan authorises monetary section 94 contributions or section 94A levies paid  Section 2.20 &
for different purposes to be pooled and applied progressively for those purposes, S94 Work
the priorities for the expenditure of the contributions or levies, particularised by Schedule
reference to the works schedule.

1A Despite subclause (1) (g), a contributions plan made after the commencement of Section 2.13
this subclause that makes provision for the imposition of conditions under section
94 or 94A of the Act in relation to the issue of a complying development certificate
must provide that the payment of monetary section 94 contributions and section
94A levies in accordance with those conditions is to be made before the
commencement of any building work or subdivision work authorised by the
certificate.

2 In determining the section 94 contribution rates or section 94A levy percentages for Section 2.12
different types of development, the council must take into consideration the
conditions that may be imposed under section 80A (6)(b) of the Act or section 97
(1)(b) of the Local Government Act 1993.

3 A contributions plan must not contain a provision that authorises monetary section  N/A
94 contributions or section 94A levies paid for different purposes to be pooled and
applied progressively for those purposes unless the council is satisfied that the
pooling and progressive application of the money paid will not unreasonably
prejudice the carrying into effect, within a reasonable time, of the purposes for
which the money was originally paid.

124 | IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



Review of Transport Items in the Draft West
Dapto Contributions Plan, ARRB Group Ltd

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART | 125



C Review of Transport Items in the Draft West Dapto
Contributions Plan, ARRB Group Ltd

126 | IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



arGb
CO N T RACT ARRB Group Ltd
REPORT

ABN 68 004 620 651

e Research and Consulting
e Systems

Review of Transport Items in the Draft
West Dapto Contributions Plan

Project No: PRS-16-137

by  Auttapone Karndacharuk, David McTiernan

for Independent Pricing and Regulatory
Tribunal

oo
TC-423-1-3-2 f%

Trusted advisor on roads and transport September 2016 SAFETY




Review of Transport Items in the Draft

West Dapto Contributions Plan
IPART Reference: 16/210

for Independent Pricing and Regulatory
Tribunal

Reviewed

Project Leader %/

David McTiernan

/
Quality Manager [ N7
HZ—

Arjan Rensen

PRS-16-137-2
September 2016

arGb

ARRB Group Ltd
ABN 68 004 620 651

Victoria

500 Burwood Highway
Vermont South VIC 3133
Australia

P: +61 3 9881 1555

F: +61 3 9887 8104
info@arrb.com.au

Western Australia
191 Carr Place
Leederville WA 6007
Australia

P: +61 8 9227 3000
F: +61 8 9227 3030
arrb.wa@arrb.com.au

New South Wales
2-14 Mountain St
Ultimo NSW 2007
Australia

P: +61 2 9282 4444

F: +61 2 9280 4430
arrb.nsw@arrb.com.au

Queensland

123 Sandgate Road
Albion QLD 4010
Australia

P: +61 7 3260 3500
F: +61 7 3862 4699
arrb.gld@arrb.com.au

South Australia
Level 11,

101 Grenfell Street
Adelaide SA 5000
Australia

P: +61 8 7200 2659
F: +61 8 8223 7406
arrb.sa@arrb.com.au

International office
770 Pennsylvania Drive
Suite 112

Exton, PA 19341

USA

Tel: 610-321-8302

Fax: 610-458-2467

arGb

TC-423-1-3-2

September 2016



REVIEW OF TRANSPORT ITEMS IN THE DRAFT WEST DAPTO
CONTRIBUTIONS PLAN

arGb

TC-423-1-3-2 September 2016




SUMMARY

ARRB Group (ARRB) has been engaged by the Independent Pricing and
Regulatory Tribunal (IPART) to review transport items in a draft West
Dapto Section 94 development contributions plan (the Plan) submitted by
Wollongong City Council (WCC).

The review scope involved the three assessment criteria of the essential
works, nexus and reasonable costs in accordance with the revised local
development contributions practice note (the Practice Note) from the
NSW Department of Planning and Infrastructure.

The review of essential works for transport (Section 2), taken at face
value, against the Practice Note’s definition resulted in a recommendation
to exclude the off-street car parking element of the multi-modal transit
interchange and to include the off-road cycle paths as an essential
transport work.

The consideration of nexus (Section 3) to ensure there is a clear and
logical relationship between the infrastructure included in the Plan and the
increased demand for transport facilities from the proposed land use
development initially encountered a difficulty due to a lack of clarity in
cross- identification of transport items among various supporting
documents. With clarification received from WCC, including the TRACKS
model outputs, the majority of the transport items and associated facilities
can be supported. Outstanding matters, including deviations from the
recommendation in the technical studies, are documented in Section 3.3.

The review of cost reasonableness (Section 4) drew upon the outcome of
the nexus review and the main assessment according to guidance in the
Practice Note. Potential cost savings are listed in Table 4.2 with the
review finding and recommendations presented in Table 5.1.

This final version of the review report, released in August 2016, has been
revised to incorporate WCC responses in relation to ARRB findings and
comments documented in a draft review report dated 30 June 2016. The
WCC responses are included in Appendix A.
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Review of Transport Items in the Draft West Dapto Contributions Plan PRS-16-137-2

1 INTRODUCTION

ARRB Group (ARRB) was commissioned by the Independent Pricing and Regulatory Tribunal
(IPART) to review transport items in the draft West Dapto Section 94 Contributions Plan (the Plan)
prepared by Wollongong City Council (WCC) against the assessment criteria of the revised local
development contributions practice note (Practice Note) from the NSW Department of Planning
and Infrastructure (2014).

The Plan proposes a maximum residential contribution of $68,734.49 per dwelling, which exceeds
the $30,000 contribution cap for greenfield areas as specified in the Section 94E Ministerial
Direction. The Plan is to be valid for approximately 50 years from when it is adopted by WCC,
subject to the timing of development activity.

1.1  Study Objective and Scope
In accordance with the project terms of reference, the aim of the review is to determine whether:

1.  The proposed transport facilities in the Plan are on the essential works list as defined in the
Practice Note.

The proposed transport facilities are reasonable in term of nexus.
The estimated cost of the proposed transport facilities is reasonable.
The above objectives match the first three criteria listed in the Practice Note for the assessment of
the local contributions plans.
1.1.1 Primary Review Documentation
The following technical studies listed in Part 5 of the Plan have been supplied and reviewed:
. Transport Management and Access Plan (KBR 2007)
. West Dapto T-Map Extension Study (Connell Wagner 2008)
. Infrastructure & Economic Assessment Report (GHD 2006)
. West Dapto Master Plan Traffic & Transport Review (Urbanhorizon 2008)
. West Dapto Release Area Access Review (Cardno 2008a)
. West Dapto Transport Link Review (Cardno 2008b)
. Peer Review — Urbanhorizon Traffic & Transport Report (Northrop 2008)
. Draft Road Infrastructure (Section 94) Estimates Review (GHD 2010)
. Draft Marshall Mount and Yallah Road Upgrade Strategic Concept Design (SMEC 2015)
. Draft West Dapto Urban Release Area — Integrated Transport Plan (AECOM 2010)

. West Dapto Urban Release Area Stages 1 & 2 — Road Network Infrastructure needs Study
Traffic Modelling & Analysis (WCC 2010)

. Yallah-Marshall Mount Precinct Draft Structure Plan and Infrastructure Costs Report (WCC
2015c)

. MMJ Letter dated 14 October 2015, titled ‘West Dapto Land Indicative Acquisition Values’

The 2015 TRACKS land use and transport model outputs in support of the Plan were supplied in
August 2016 and as such have been reviewed as part of this report.
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1.1.2 Supplementary Documentation

The following relevant documents, independently sourced by ARRB, have also been reviewed:
. West Dapto Masterplan in the Vision West Dapto report (WCC 2007)

. (Current) West Dapto Section 94 Development Contributions Plan (WCC 2015a)

. West Dapto release area staging plan (WCC 2015b).

A draft version of this report, attached to the IPART briefing report, was considered by the Tribunal
on 20 July 2016. Upon approval, the draft report and specific clarification queries, were forwarded
to WCC on 21 July 2016 for review and comment. The Council’s responses (see Appendix A),
received on 8 August 2016, were reviewed and incorporated into the final version of this report.

A costing spreadsheet of the s94 transport works was supplied by WCC on 17 June 2016. It
contains a schedule of works, base rates and apportionments that form the basis of all costing
reported in the Plan. The Council’s responses, dated 27 June 2016, to the review queries are
included in Appendix B.

1.1.3 Review Scope

In accordance with the Plan and the application for assessment of the Plan submitted to IPART,
the geographical area covered is illustrated in Figure 1.1.

The area covered by the Plan does not exactly match the extent of the West Dapto master plan
(WCC 2007) and the release stages (WCC 2015b) as it excludes the Dapto town centre area
(marked as ‘Area A’ in Figure 1.1). The discrepancy in area coverage potentially affects the nexus
and cost assessment of the new transit interchange to be located within the town centre. This
point is discussed in the following relevant sections.
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Figure 1.1: West Dapto geographical area covered by the Plan

\

[ s94Area
[] ZonedLand

[ AreaA

Source: WCC 2016 (modified by the authors).

1.2 Methodology

The method for the transport-related review of the Plan involves two analysis steps. The first step
is the main assessment of the proposed transport facilities with respect to the review objectives
(i.e. essential works, nexus and reasonable cost) using the descriptions and questions in the
Practice Note, and its appendices in particular.

The second step of the detailed assessment of each key transport item is applicable to the review
of the nexus and infrastructure costs, presented in Section 3 and Section 4. Transport items that
do not necessarily meet the assessment criteria or divert from the recommendations in the
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technical studies are further evaluated in terms of their reasonableness in scope and cost. The
evaluation process, adopted by ARRB, adheres to the following principles:

. Timing. Unless confirmed by the WCC otherwise, a recommendation from a more up-to-date
study has priority over an older one. This applies when there are multiple transport studies
undertaken for the same or overlapping development areas. For example, the extent of a
local road upgrade described in the 2010 AECOM report has more weight than that in the
2006 GHD report.

- Level of detail. More detailed design and assessment supersedes a strategic investigation.
This is particularly evident for the Yallah-Marshall Mount precinct (Stage 5) where a concept
design has been undertaken for costing of a road upgrade. In comparison, the cost estimate
of the earlier stages is a preliminary indication of the ‘order of magnitude’ of the capital work
(GHD 2010).

. Relevance. Output from an assessment specific to the Plan usually precedes generic
information or industry standards. Nonetheless, the two factors above (i.e. timing and level
of detail of the study) also play a key role in determining the relevance of the information
being reviewed.

Any scope and cost deviation from the recommendation of the supporting technical studies are
documented and its reasonableness assessed based on available sources and engineering
judgement.

1.3  Structure of the Report
The organisation of this report follows the review sequence as per the objectives as follows:

. Section 2 — discusses the extent to which the proposed transport works are on the essential
works list.

. Section 3 — presents an assessment of the nexus of the transport items with the
development area.

. Section 4 — provides a reasonableness review of the cost of the proposed transport facilities.

. Section 5 — offers a conclusion of the review with findings and recommendations.
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2 ESSENTIAL WORKS FOR TRANSPORT

The first assessment objective relating to essential works for transport involved a review of the
proposed transport items taken at face value. Section 3.4.2 of the Practice Note (Department of
Planning and Infrastructure 2014) defines essential transport works as:

Land and facilities for transport (for example, road works, traffic management and
pedestrian and cyclist facilities), but not including car parking.

Based on this definition, the proposed transport facilities and associated land acquisition listed in
Section 3.5 and Table 4.3 of the Plan are considered essential works, and are therefore on the
essential works list. However, there are three observation points that with clarification and detailed
design would give greater clarity to the consideration of this assessment criterion. The first two are
of the non-essential nature of car parking and the other a suggested inclusion of the off-road
cycleway in the transport essential works list.

. Typical cross-sections for the two-lane (type 3) and four-lane (type 4) road upgrade have not
been provided as part of the IPART application, except for Stage 5. However, the existing
2015 contribution plan available on the WCC website shows the proposed Type 3 sections
that includes parallel on-street parking on either side. Without specifying that the ‘car
parking’ aspect of the definition is only applicable to the off-street parking, it is arguable that
the on- street parking of the Type 3 road is to be excluded from the Plan. Nevertheless,
IPART confirmed in a progress update meeting on 23 June 2016 that this is not the case and
that kerbside on-street parking is an acceptable essential works for transport.

. As mentioned in Section 1.1.3, the proposed multi-modal public transport station will be
located within the Dapto town centre, which is outside of the area covered by the Plan. The
main bus and rail interchange as described in the transport management and access plan
(KBR 2007) and the integrated transport plan (AECOM 2010) will include a limited amount of
private vehicle parking in order to encourage greater access by bus, walking and cycling.

Based on the Council responses in August 2016, the station is likely to incorporate a parking
facility with a capacity as high as 200 parking spaces, provided through an at-grade or multi-
deck car park. Based on the direction of the Practice Note, the works relating to the off-
street car parking provision for the transport interchange item are to be explicitly excluded
from the Plan.

. As indicated in Table 3.3 of the Plan, cycleways are included in open space and recreation
facilities in stages 3—-5. As documented in the 2015 development contributions plan
(WCC 2015a) and supporting studies (GHD 2006, KBR 2007, AECOM 2010), the off-road
cycle paths form an integrated part of the cycle network in West Dapto. For design
consistency as well as to ensure the implementation of a well-connected network for both
recreation and commuter purposes, it is suggested that the cycleways be included on the
transport essential works list.

Public local roads, servicing individual developments are typically funded and constructed by the
developer as part of each subdivision. While it may be reasonable for the formation of a new local
road that traverses a number of properties with multiple land ownership to be facilitated through the
s94 contributions process, the responsibility of upgrading to an urban standard of an existing local
road that will continue to perform a local road function in the future when the Plan area is fully
developed primarily rests with individual developers, at least for an improvement to their road
frontage. Some of the road sections in the Plan could be considered ‘local road’ in this context.
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An example is an upgrade to existing Paynes Road that includes watercourse bridge ‘B52’. The

road is unlikely to form part of a ‘collector’ road network, except a section that will serve as a bus
route and as such the majority of the improvement works, one would argue, should not be funded
through the development contributions.

The validity of an improvement work for an existing or a new local road is discussed in detail in
Section 3.3 under the review of nexus.
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3 NEXUS BETWEEN TRANSPORT DEMAND AND
PROVISIONS

3.1 Overview

The nexus between the residential development and the proposed transport items in the Plan has
been reviewed through a series of traffic and transport studies since the development of the local
environmental study (GHD 2006) for the West Dapto release area that saw the use of the transport
modelling (TRACKS) to assess future transport infrastructure requirements against various land
use development scenarios. The household travel survey data of origin-destination trips and
journey purposes have been used in the transport network analysis. Public transport, walking and
cycling are an integral part of the nexus considerations for West Dapto. Key milestones of
transport studies for nexus developments can be outlined as follows:

. Transport management and access plan (TMAP) and TMAP extension study (Connell
Wagner 2008, KBR 2007), including West Dapto Transport Link, also known as the Fowlers
Road extension.

. Growth Centres Commission’s review of West Dapto master plan (Cardno 2008a; 2008b,
Northrop 2008, Urbanhorizon 2008).

. The initial access strategy and development staging (WCC 2010; 2015a; 2015b).
. Structure plan and concept road design for Stage 5, Yallah-Marshall Mount (SMEC 2015).
Based on these studies, the overarching need and nexus for transport infrastructure to cater for

both population and traffic growth have been established. The focus of this nexus review is
therefore:

(@) To identify any scope deviation in infrastructure provision from the recommendations in
the supporting technical documents.

(b) To determine whether the deviation is reasonable in terms of its benefit to a wider
network (rather than only to adjoining land uses) and whether such activity should be
funded via the proposed s94 contributions.

3.2 Main Nexus Assessment against IPART Practice Note

As set out in Section 1.2, the first step of the nexus review is to consider the information provided
in the Plan against the assessment criteria and guidance in the Practice Note (Department of
Planning and Infrastructure 2014).

Table 3.1 presents the outcome of the main assessment with our review comments.

Table 3.1: Assessment of nexus between development and proposed transport facilities

IPART Practice Note WCC S94 Plan
ARRB Comment
Item Consideration ARRB Review Ref.

N1 | What are the types of transport Existing road upgrade and new road p. 25 The types of the proposed transport
facilities for which the proposed construction, including earthworks, facilities are appropriate. As noted in
development will create demand? pavement, footpath, kerb, road Section 2, off-road cycleways can be

drainage and street lights. included in the transport items (rather
than as open space and recreation
facilities).
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IPART Practice Note WCC S94 Plan
ARRB Comment
Item Consideration ARRB Review Ref.

N1 | What are the types of transport New bridges crossing streams, roads | p.26-28 | The types of the proposed transport
facilities for which the proposed and railway. facilities are appropriate. As noted in
development will create demand? Intersection improvements p. 28-29 Section 2, off-road cycleways can be

included in the transport items (rather
Public transport facilities, including p.29 than as open space and recreation
shelters, kiosks and a new bus-rail facilities).
interchange.
Off-road cycle facilities. p. 23

N2 | On what basis have the estimate of The transport demand and needs for p. 39 Road hierarchy (e.g. two and four lane
demand for the transport facilities transport facilities are established roads) is established using TRACKS
been established? Is there a needs based on the various transport traffic modelling. Review of the models
assessment? studies listed in Part 5 of the Plan as is not within the scope of this study.

well as the West Dapto Master plan.

N3 | Has the WCC assessed the Yes, anticipated dwelling structure p. 15-17 | Satisfactory.
implications of the expected types of | and population have been assessed.
development catered for by the Plan
on the demographic structure of the
development area?

N4 | Is there a clear and acceptable Yes, there is a clear and acceptable p. 16-17 | Satisfactory.
methodology for estimating methodology for estimating future
population change arising from the characteristics of the West Dapto
expected types of development? resident populations.

N5 | Is the information on demand both Population and traffic growth p. 24 Review of the reliability and currency of
reliable and up-to-date? generates demand for the transport the TRACKS models is out of scope for

facilities. The demand distributed this review study.
across the road network is modelled
using TRACKS platform.

N6 | Can the new demand be The existing rural road network in p. 24 The existing transport network can
accommodated, in whole or in part, most part is developed to cater for cater for some of the new demand, but
within existing public amenities and low volume traffic. The urbanisation with lower (and presumably
public services? of the area necessitates an extensive unacceptable) levels of service and

upgrade of the primary movement potential adverse road safety

network in the area. performance.
From the network safety and
operational perspective, the proposed
upgrade in general is required to
address the new demand.

N7 | Are the transport facilities The Plan refers to supporting p. 39 Refer to Section 3.3 for a detailed

appropriately located for the expected
types of development in the area to
which the plan applies?

(@) Road network

technical studies and the output from
the TRACKS modelling. Without a
proper plan originally submitted to
show where the facilities are located,
ARRB made a request to WCC on 9
June 2016 for a cross-referenced
map that illustrates the location of
each roading item (e.g. road section,
intersection and bridges) and on

23 June 2016 for a map showing the

assessment of each transport itemin a
road section. An overall comment for
each type of transport facilities is
offered below.

The proposed road network is generally
consistent with the masterplan. The
nexus of new local roads that do not
provide an improved network
connectivity is to be further considered
in the next review step.

arGb

TC-423-1-3-2

September 2016




Review of Transport Items in the Draft West Dapto Contributions Plan

PRS-16-137-2

IPART Practice Note

WCC S94 Plan

Item

Consideration

ARRB Review

Ref.

ARRB Comment

N7

(b) Intersections

(c) Bridges

(d) Public transport facilities

(e) Off-road cycle facilities

extent of the planned bus routes.
These requests along with Council's
responses on 27 June 2016 are

included in Appendix B of this report.

p. 39

If the location (alignment) of a road
section is necessary for network
planning and operations, associated
intersection improvements are
warranted.

Similar to the intersection
consideration, s94 funding for bridges
should only be applied to primary road
sections that are critical to a wider
network operation.

Bus stop infrastructure may be reduced
as some of the feeder routes could
operate unidirectional services. The
extent of the nexus of the Dapto
transport interchange is to be further
considered.

The riparian cycle network forms part of
the transport network in West Dapto.

N8

If the expected development did not
occur, would the transport facilities
still be required?

The increased demand for transport
facilities is created by the expected
development.

p. 17

Without the development, the transport
facilities to the proposed standards will
not be required, except for road
upgrade maintenance in the flood prone
areas.

3.3

Detailed Nexus Assessment of Transport Items

Without a detailed, cross-referenced schedule of works for each transport item supplied by WCC, it
is difficult to accurately establish how each identified improvement work (e.g. intersection and
bridge upgrade) constitutes the main transport items. The unnecessary complexity due to
inconsistency in identifying the transport items cannot be overemphasised. There are various
terms used such as NR12-NR22, B1-B53 and Int1-Int113 in the Plan against identifiers such as
Road No 1-8, Road P1-P2 and Bridge A-I in the supporting documents. As included in

Appendix C, the complication in terminology can be observed in the Council’'s nomenclature table,
which was provided on 27 June 2016.

A lack of clarity in identification of quantity and cost exist throughout the documentation originally
received. Additionally, key information for the nexus assessment is missing (e.g. Appendix A of
the 2010 GHD and AECOM reports). Clarification was sought from the Council with most of the

queries addressed at the time when this review report was finalised.

The following points are applicable to the process of the detailed assessment:

The itemisation and order of transport facilities per road section and public transport facility
are in accordance with Table 4.3 of the Plan.

The Plan’s naming convention for new and existing collector roads, bridge crossings, and

intersections (included in Sections 3.5.2.1-3.5.2.3) is employed.
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. Without a concept road design for Stages 1-4, the extent of land acquisition cannot be
verified. The acquisition areas in hectares identified in the Council’s costing spreadsheet,
supplied on 17 June 2016 are taken at face value.

A detailed nexus assessment of the transport facilities is presented in Table 3.2 with outstanding
items underlined and in bold.

There are a number of review issues and deviations from the recommendations in the supporting
studies that do not readily fit within the three points of the project terms of reference. These on a
road-by-road basis include:

. West Dapto Road

—  The deviation of the increased length of bridges ‘B9A’ ‘B9B’ and ‘B9C’ from 30 m, 20 m
and 30 m as per the schedule of road infrastructure works in the technical report
(GHD 2010) to 150 m, 150 m and 50 m, respectively, was identified. However,
information from a flood assessment model subsequently provided by WCC verifies the
proposed extent of the bridges (150 m, 150 m and 50 m).

—  Cost of the three bridges is based on a 4-lane design. Given West Dapto Road in this
location will continue to have two lanes, the width of the bridges should be reduced to a
two-lane cross section.

] Sheaffes Road

— The existing Sheaffes Road is not explicitly required in the technical studies (e.g.
AECOM 2010). The most western section (‘S4’) does not form part of a primary
movement network and should therefore be removed from the Plan.

] Shone Avenue

— There is a discrepancy of the extent of bridges ‘B11’ and ‘B12’. The length of 45 m and
75 m is specified in the Plan whereas the 2010 GHD report allows for 18 m and 48 m.
Based on the WCC subsequent response, it is confirmed that the two bridges have
been constructed to the lengths indicated.

. Bong Bong Road

— Itis considered unreasonable to include the full two-lane upgrade of new road
construction to the majority of Bong Bong Road as it has been formed to an urban two-
lane road standard.

—  The higher construction rate of $7,400 per m? for the bridge ‘B1’ upgrade is
acknowledged. However the estimated cost of $9,324,000 seems to be based on a
four-lane bridge.

] Yallah Road, NR1-NR3 and Local Road
—  There is no network planning evidence of the nexus of Local Road.

—  Detailed cost estimate of the three transport items is undertaken together by Muller
Partnership (SMEC 2015). It was initially unclear how the cost and extent of sub-items
(e.g. earthworks, drainage, revegetation, services and contingency) are allocated to
each transport item, particularly Local Road.

— An estimated work and cost breakdown, subsequently provided for these transport
items and Marshall Mount Road in Stage 5, is accepted and included in Appendix D.
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Marshall Mount Road

— The need for a four-lane road upgrade is unclear. TRACKS traffic modelling shows a
two-lane road formation for an entire length of this transport item with an adequate
operational performance.

—  Council meeting minutes (WCC 2015c) recommended a two-lane road for the northern
segment (Road section 4 in the SMEC design) and acknowledge the adequacy of the
two-lane arrangement for the southern segment (Road sections 1-2 in the SMEC
design).

— As advised by the WCC on 27 June 2016, the rail bridge ‘A’ in the 2015 SMEC design
(approximately $7.2m) is no longer applicable, and should be deleted from the Plan.

Paynes Road

—  The nexus of upgrading 490 m (’S2’) of this existing rural road is not supportive along
with bridge ‘B52’ (approximately $2.7m in total cost).

Northcliffe Drive extension (Reddalls Road)

—  The full four-lane upgrade cost ($5,300/m) applied to the east-west section of existing
Reddalls Road (820 m) is considered unreasonable.

Fowlers Road extension

—  To avoid confusion, the term ‘NR19’ for a new four-lane road section in this transport
item could be changed to ‘NR19F’.

—  There was initially no preliminary design and quantities supplied to confirm the
guantum of the two bridges ‘B44’ and ‘B45’. The “100%’ concept design and cost
estimate of the road extension, including the two bridges, were provided by WCC in the
August 2016 response.

—  The estimated cost of $32.5 m of the bridge component (Item G1) in the recently
supplied detailed schedule is considerably less than the combined estimate of $70 m
for the two bridges in the Plan.

—  The total construction cost estimate of $71.2 m (excluding contingencies) is
comparable to the total unindexed cost ($92.9 m) identified in the Plan. However, the
application of construction contingencies as high as 40% is considered unreasonable,
particularly at the “100%’ concept design stage.

NR12-NR22

—  The upgrade description of this transport item in the Plan should include a four-lane
arrangement and the costing of the future four-lane road sections ‘NR14A’ and ‘NR14B’
should capture the actual construction cost of the two-lane formation.

NR40-NR47A

— Itwas initially unclear whether this major collector is a four-lane road as per the current
s94 plan (WCC 2015a) or a two-lane road as per the costing spreadsheet. The WCC
response in August 2016 confirms that this north-south road is a two-lane road with
kerbside parking and planter boxes on either side.

—  The future possibility of requiring this transport item to be upgraded to a four-lane road
due to a degree of uncertainty in traffic demand analysis and modelling is
acknowledged; however, it is considered unreasonable to justify the nexus of a four-
lane bridge provision of this transport item based on a ‘future-proof’ scenario of the
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four-lane road which is not clearly identified as required due to the proposed
development.

Therefore, the cost of the associated bridges (‘B26A’ to ‘B29C’) should be reduced to
reflect a two-lane arrangement.

NR100-NR103

There is no evidence of nexus for this item in any of the technical studies and it is
therefore suggested that this transport item (approximately $20.1m) should be removed
from the Plan.

Dapto Station Multi-modal Interchange

This type of a multi-modal interchange is not typically the type of transport
infrastructure that is provided by local government, and may qualify for funding support
from state or federal government.

The cost apportionment should reflect that users in Dapto will likely receive a greater
benefit from implementing the interchange than West Dapto users, due to their closer
proximity.

Overall Road Network

A number of transport items involve a classified road (Princes Highway as a regional
road) which may attract financial assistance from Roads and Maritime Services (RMS).
50% funding is provided for maintenance but capital works is based on program
funding applications and commonly around road safety, but also capacity.
Consideration to discount the contribution rate may be appropriate if government
funding is made available.

Based on the SMEC design, not all road crossings over small streams require bridge
structures (such as Culvert K on Yallah Road).
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Table 3.2: Detailed nexus assessment of transport items
Transport Item
Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Existing Roads
West Dapto Road 5066 + 87 | 2/4lane Int4, Int5, B6A, B6B, 1.47 Approximately 3 km of West Dapto Rd together with Northcliffe Drive extension forms a major AECOM 2010,
(Rail Int7, Int8, B7, B8, B9A, collector linking Princes Highway and the Motorway to the West Dapto residential and GHD 2006;
Crossing) Int9, Int9A, B9B, B9C, employment areas. 2010, KBR
Int9B, Int41 | B10A, B10B The road distance is verified by GIS (NearMap). The four-lane extent is approx. 1.1 km 2007, RMS
(between Northcliffe Dr extension intersection and new road ‘NR24) with the rest a two-lane 2014,
road. Urbanhorizon
This transport item includes works associated with West Dapto Rd rail crossing. The existing 2281052\/(\)/?5?
; a

level crossing on West Dapto Rd based on 2008 review of the transport master plan and the
2010 integrated transport plan is to be closed when the Northcliffe Dr rail overbridge
constructed.

The crossing works incorporates intersection ‘Int41’ upgrade and road improvement between
Princes Highway and rail crossing. The rail crossing work between the rail line and at the
Princes Highway intersection was completed in 2014 (NearMap). It is arguable that direct
benefits of the ‘Int41’ intersection signalisation accrued to other activities outside of West
Dapto (including Kembla Grange racecourse, train station and other existing users on Princes
Highway). However, the Council confirmed with supporting information on 27 June 2016 the
nexus between the intersection upgrade and demand generated from Stages 1 and 2 of the
release area. The nexus of the other seven intersections is accepted.

The extent of the bridges is generally consistent with the 2010 GHD report, except bridges
‘B9A’, ‘B9B’ and ‘BIC’. The technical study shows the length in metres of 30, 20, 30 whereas
the Plan identified 150, 150, 50 for the three bridges. The costing spreadsheet supplied on
17 June 2016 shows the 30, 20, 30 combination, but with a total cost of approx. $54.39m,
which is more than eight times that of the GHD estimate ($6.45m). With clarification from
WCC, the proposed bridge lengths can be accepted; however, their width should be reduced
based on a two-lane cross section.
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Transport Item

Length Road

Road Name
(m) Type

Intersection Bridge

Land
(ha)

Comment

Reference

Sheaffes Road 2005 2 lane Int100, -
Int101, Int102

2.09

The upgrade of this existing two-lane rural road has not been explicitly indicated in the
technical studies in support of the Plan. The 2007 study recommended a new east-west link
route somewhat parallel to Sheaffes Rd and only the eastern section of Sheaffes Rd formed a
traffic model network (KRB 2007). In the 2010 AECOM report, Sheaffes Rd is not identified
as an existing road that requires an upgrade based on the road network planning principles.

As no evidence of network requirement and benefit is supplied and the upgraded section does
not form a bus route, the 550 m upgrade of Sheaffes Rd (section ‘S4’, west of new road
‘NR28') should be locally funded by individual developments and thus excluded from the Plan.
WCC in its response confirms that this road section will remain as a local road.

Intersections ‘Int100’ and ‘Int102’ will form part of the implementation of the new north-south
roads, marked as a bus route. Intersection ‘Int101” is an upgrade to the existing intersection
with Paynes Rd.

AECOM 2010,
KBR 2007

Smiths Lane 93 2 lane Int104 B43

0.04

The Smiths Lane upgrade is not explicitly specified in the technical studies. This transport
item consists of the upgrade of one intersection (Int104) and one bridge (B43). The nexus of
the majority of Smiths Lane and the ‘Int104’ work can be supported as they form a bus route
as per the AECOM report.

The nexus of Bridge ‘B43’ is identified in the 2010 GHD report under ‘Road No 2’ bridge
works.

AECOM 2010,
GHD 2010,
KBR 2007,

SMEC 2015

Wongawilli Road 590 2/4 lane - B42

0.14

The upgrade of Wongawilli (between Shone Ave and ‘Road No 2’ in the Plan or

‘NR40- NR47A’ in the costing spreadsheet) forms part of the east-west link improvement
works. The quantity is verified.

There are two description discrepancies in the Plan, including (a) page 25 of the Plan
indicates two and four lane arrangement whereas the costing spreadsheet shows a two-lane
road for the entire section and (b) page 28 of the Plan identifies intersection ‘Int13’ as a
junction between West Dapto Rd and ‘Road No. 2'. Currently West Dapto Rd finishes at the
Shone Ave/Wongawilli Rd intersection. The ‘Int13’ upgrade work is in fact on Wongawilli Rd.
This intersection work is documented in the item ‘NR40-NR47A'".

Bridge ‘B42’ work, bridge ‘B42’ work forms part of the main flood access ‘West Dapto Rd —
Northcliffe Dr extension’ route, and is considered a necessary transport item.

AECOM 2010,
KBR 2007
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Transport Item

mmen Referen
Road Name Length Road Intersection Bridge Land comment srerence
(m) Type (ha)
Darkes Road 1476 2 lane - B2, B3 0.65 = Although Growth Centres Commission’s 2008 review of the transport master plan AECOM 2010,
recommended the Darkes Rd level crossing to be closed in the early stages of the release, GHD 2006;
the Darkes Rd upgrade of this existing two-lane rural road that includes rail overbridge ‘B35’ is 2010,
reasonable as it provides an important access link to Princes Highway and the M1 motorway Urbanhorizon
from New Road 1 and West Dapto Rd as per the 2010 AECOM report. 2008
= Given that the adjoining road sections to the north (West Dapto Rd), south (NR1) and east
(Princes Highway and Kanahooka Rd) are or will be a four-lane road, the proposed two-lane
arrangement for this road section (particularly between NR1 and Princes Highway) is
questionable. The 2010 GHD report cost estimates Darkes Rd as a four-lane link.
= WCC advised on 27 June 2016 that Darkes Rd will be closed in the future when reintroduced
Fowlers Rd extension is implemented. An interim two-lane road upgrade is therefore
supportive.
= The length of Darkes Rd of 1476 m is accepted.
Shone Avenue 1256 2 lane Int12, Int14, B11,B12 0.18 = Existing Shone Ave is predominantly an urban, two-lane road with footpath and kerb/channel. AECOM 2010,
Int15 Out of the 1,256 m identified, only approximately 350 m based on a GIS photo taken in GHD 2006;
April 2016 (NearMap) have not been formed to an urban road standard (e.g. missing footpath 2010

and surface marking). It is unreasonable to include the two-lane full upgrade work (at the cost
estimated for new road construction) for the existing urban road section.

= Work for intersection ‘Int14’ with Horsley Dr is identified as ‘small roundabout’ as per the 2010

GHD report. Based on the latest GIS (NearMap), a roundabout has been constructed at this
location. IPART confirmed on 23 June 2016 that funding recoup of essential works such as
this is reasonable.

= There was a noticeable discrepancy of the quantity and cost of bridges ‘B11’ and ‘B12". The

length of 45 m and 75 m ($11.6m in total, unindexed) is specified in the Plan whereas the
2010 GHD report allows for 18 m and 48 m ($5.9m in total). The Council has subsequently
confirmed that the two bridges have been constructed at the total cost of $13.2m.
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Transport Item
Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Bong Bong Road Rail 20 2 lane - B21 - = This transport item includes the rail overbridge ‘B21’ and an interim level crossing work. Both AECOM 2010,
Crossing upgrade works located outside the s94 area are identified in the 2008 master plan review, but Urbanhorizon
only the ‘B21" work is documented in the 2010 integrated transport plan. Given the interim 2008

work is essential to the staging plan (200-2,500 additional dwellings), the nexus is
reasonable.

= As per the costing spreadsheet, the interim level crossing upgrade involves a widening to

three lanes. The Plan should be updated to reflect this.
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Transport Item

Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Bong Bong Road 1450 2 lane Int16, Int18, B1 0.06 = This transport item includes a two-lane road upgrade, six intersections and one bridge. AECOM 2010,
Int20, Int43, Similar to Shone Ave, existing Bong Bong Rd is an urban two-lane road with footpath, GHD 2006,
Int105, Int106 particularly the sections within the Horsley precinct. It is therefore unreasonable to include the 2010,
full two-lane upgrade work (for new road construction) for the whole section of Bong Bong Rd. Urbanhorizon
= Intersection ‘Int16’ with Fairwater Dr (West) is identified in the GHD report as ‘small 2008, WCC
roundabout upgrade. Itis noted that the roundabout has recently been constructed. 2015a

= |Intersection ‘Int43’ in the Plan and the 2010 GHD report is for an upgrade to Marshall
St/Osbourne St intersection. The costing spreadsheet, however, allocated $520,400 (base
rate, unindexed) for the (different) signalised Princes Highway intersection. WCC advised on
27 June 2016 that ‘Int43’ represents the Marshall/Osbourne St intersection.

= Similar to the ‘Int16’ situation, the roundabout at Intersection ‘Int106’ with Sierra Dr has been
constructed.

= The nexus of bridge ‘B1’ can be discussed as follows.

As per the Plan, the 60 m long bridge is located between Horsley and Dapto, which is to the
west of the railway line. In the 2008 Urbanhorizon report, the interim level crossing upgrade
(included in the previous transport item for the Bong Bong Rd rail crossing) will enable Bong
Bong Rd to be accessible in 1in 10 year flood events. With an existing watercourse bridge,
the work could be interpreted as an upgrade to the existing bridge (and the subsequent
interim level crossing works) to provide flood free access ata 1in 100 year event. WCC
advised on 27 June 2010 that this is not the case and that this ‘B1’ work is for the upgrade to
cater for 1 in 10 year storm events.

= The higher bridge upgrade rate of 7400 per m2 was advised by WCC to justify the ‘B1’ cost of
$9.3m. With the complexity of construction methodology for an existing bridge upgrade, the
rate is accepted. However, the $9.3m amount seems to be based on a four-lane bridge works
($7,400 x 60 m long x 21 m wide). The upgraded Bong Bong Rd will have 2 lanes, thereby
the cost of ‘B1’ upgrade should be approx. $6.2m ($7,400 x 60 m long x 14 m wide).
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Transport Item
Road Name Length Road Intersection Bridge Land comment Reference
(m) Type (ha)
Avondale Road 3436 2/4 lane Int32, Int34, B16, B17 1.35 The road forms part of the primary movement network as per the master plan. The total AECOM 2010,
Int35, Int36, length is verified. The four-lane extent of the transport item is approx. 1.5 km with the GHD 2006,
Int37 remainder a two-lane upgrade of the existing rural road. A description in the Plan (Section Urbanhorizon
3.5.2.1) is to be revised to include the four laning work. 2008
The 5 intersections and 2 bridges are an essential part of the road link and for West Dapto. A
small part of the works is located outside the s94 area.
Cleveland Road 5080 2/4 lane Int23, Int25, | B13A, B13B, 2.46 Similar to Avondale Rd, this road section is an important movement link for the release area. AECOM 2010,
Int27, Int28, B14A, B14B, The total length is verified with approx.1 km of a four-lane road section. GHD 2006,
Int31, Int33, B15 The work located outside the s94 area for intersection ‘Int23’ involves Princes Highway, a Urbanhorizon
Int111 classified regional road. As the existing intersection has been signalised, the cost allocation 2008
($757k, base rate) with 100% apportionment to West Dapto for full ‘large signals’ is
questionable.
Based on the GIS (NearMap), Intersection ‘Int25’ with Marshall St was upgraded to a
signalised intersection in 2011. Given the intersection is outside of the s94 Plan with a greater
benefit to the Dapto precinct, 100% apportionment to West Dapto is unreasonable.
WCC advised on 27 June 2016 that the costing should reflect the actual construction cost and
not to be indexed into the future.
The nexus of the other four intersection and the five bridges is accepted.
Huntley Road 1144 4 lane Int38, Int39 B41 0.50 The upgrade of this existing rural road is supported by the technical studies. The four-lane AECOM 2010,
upgrade requirement is verified by reviewing the TRACKS model outputs.. GHD 2006,
The nexus for upgrade of the two intersections is reasonable. Urbanhorizon
2008

Bridge ‘B41' is for an upgrade of the existing rail overbridge. The four-lane bridge was
mentioned in the 2006 GHD report, but was irrelevant as many transport assumptions
(including Northcliffe Dr extension and Bong Bong Rd rail overbridge) have changed since
then. The nexus of this upgrade work has to be considered in conjunction with the new rail
overbridge on Marshall Mount Road (refer to the Marshall Mount Rd transport item).

Council advised on 27 June 2016 that the four-lane bridge ‘B41’ is deemed required and that
the construction of a new rail bridge on realigned Marshall Mount Rd is not selected.
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Transport Item

Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Yallah Road 1200 4 lane - B20A, B20B 2 Based on the 2015 design, this transport item includes a road widening of the existing rural SMEC 2015

road to four lanes.

The Yallah Rd upgrade (Sections 5-6 in the SMEC design) forms an integrated part of a
$69.59m cost estimate package that also includes Local Rd (Section 3) and NR1-NR3
(Section 7, which is misidentified as Section 8 in Appendix A of the Muller design estimates).
It is unclear how WCC extract relevant sub-items and costs relating only to the Yallah Rd
upgrade from the package and how the contingency allowances (of identified risk items and
for construction) are apportioned.

The Plan identified two bridges ‘B20A’ and ‘B20B’, but the WCC costing spreadsheet adopts
the SMEC concept design with one bridge and on culvert. The Plan is to be revised in
accordance with the recent concept design.

The 1200 m length is verified. The four-lane requirement is verified based on the output from
TRACKS modelling.

The 2015 design stops short of providing any solution for connecting Yallah Rd to Princes
Highway, including an upgrade to the existing rail overbridge. It is noted that this intersection
work is not included in the Plan.

The cost of land acquisition in the Plan is $3.5m whereas the Council's costing spreadsheet
indicates $3.8m. It is important to note that land and property acquisition costs have been
specifically excluded from the cost estimate (by Muller partnership) in the 2015 SMEC report.
It is unclear whether the basis of determining the extent (and cost) of the land acquisition for
Stage 5 is the same as that for the earlier stages where the base rates are as per the MMJ
|etter.
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Marshall Mount Road

5600

2/4 lane

Int40

B18A, B18B,
B19, Rail

Overbridge
ﬂ

1=~

= The overall nexus for upgrading this existing rural road is supportive. The length is verified.

= This existing road can be divided into two segments for a detailed nexus consideration. The
northern segment of approx. 2.5 km is located between Huntley Rd/Princes Hwy to the north
and Yallah Rd to the south (Section 4 in the SMEC design) and the southern segment
(Sections 1-2 in the SMEC design).

= The nexus for the four-lane upgrade of both the northern and southern segments, as currently
proposed in the Plan, is questionable. The four-lane consideration is not consistent with what
are indicated in the earlier reports such as the integrated transport plan (AECOM 2010) and
the existing contribution plan (WCC 2015a) whereby only an upgraded two-lane road is
required.

= The minutes of the ordinary council meeting (WCC 2015c), dated 19 October 2015, reveal an
insight into the determination process. An excerpt below discusses the northern segment
where a two-lane road was recommended.

This northem section of Marshall Mount Road has had two optional concept designs.

Option 1: The first option would involve upgrading the road from a 2 lane rural road to a Type 4
road (22.4m road reserve with a 13.4m carriageway comprising 4 lanes). This option would involve
significant new construction of new bridges and culverts.

Option 2: The second option is to upgrade this road from a 2 lane rural road to a Type 3 Minor
Collector Road, with modifications in some sections. This option would effectively upgrade the
existing road, maintaining the 2 lane format for the area north of the proposed village centre. Due to
flooding constraints, there are only limited dwelling numbers north of the proposed village centre. If
the road is not upgraded beyond 2 lanes, the existing single lane bridge structures (which still have
a long life span) can be retained and the road left at its current levels. With limited through traffic,
the cost of upgrading this northern section of road can be significantly reduced. It is recommended
that Council use this option.

= Similarly for the southern segment, it is acknowledged that a four-lane road may not be
required, and only a road reserve suitable for a four-lane is to be obtained.

The Calderwood Concept Plan depicts a separate road extending through the Calderwood
Release Area to Marshall Mount Road near the intersection with North Marshall Mount Road.
There is no design for this road, and its timing is unknown. If constructed, the traffic volumes on the
southern part of Marshall Mount Road (south of North Marshall Mount Road) will reduce and a Type
4 — 4 lane road may not be required and a Type 3 — 2 lane Collector Road can be provided. A
road reserve suitable for a 4 lane road will still be required, as the additional area is utilised for
public transport and parking.

AECOM 2010,
KBR 2007,
SMEC 2015,
Urbanhorizon
2008, WCC
2015a; 2015¢
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= The Council meeting minutes also disclose a financial arrangement between Wollongong and
Shellharbour to co-fund connecting roads with respect to West Dapto Stage 5 and
Calderwood developments. The exact statement can be repeated as follows:

Council will be receiving a Section 94 contribution of $304,920 for Stage 1 of the Calderwood
major project area (231 lots). The contribution for the other stages has yet to be resolved. Traffic
generated from the Calderwood development would make approximately 45.4% of the traffic
volumes on the Yallah-Marshall Mount local roads, in 2036+ and ranges from 9% to 89% depending
on proximity to Calderwood. Calderwood traffic would also use local roads that have not yet been
designed or costed, for Section 94 purposes. Any future contributions from Calderwood would
further reduce the contribution required from Yallah-Marshall Mount and West Dapto.

= |tis unknown whether the four-lane deviations of both the northern and southern segments in
the Plan is a result of a update to an integrated network planning, a consideration of Stage 5
as a ‘floating’ stage (WCC 2015c¢) or a conscious approach for consistency with Shellharbour
City Council’s road design within Calderwood urban development project.

= Whatis, nonetheless, known from the review of the TRACKS model outputs is that the road
network in the area can operate satisfactorily when Marshall Mount Road is a two-lane road.
The inclusion of the four-lane road for the entire length of this transport item is, therefore, not
supported.

= Upgrade of Marshall Mt Rd/Yallah Rd Intersection ‘Int40’ with the new road ‘Road 08’ is
accepted. It is observed that the SMEC design does not include the ‘Int40’ intersection design
with Princes Highway. Such design needs to take into account the close proximity of the
existing Huntley Rd intersection.

= The nexus of the new grade separation over the South Coast rail line (rail bridge ‘A’ in the
SMEC design) is not identified in the technical studies. It is unreasonable to construct this rail
overbridge if the existing Huntley Rd rail bridge is to be upgraded (bridge ‘B41’ work). Council
confirmed on 27 June 2016 that this is the case and $7.2m can be removed from the Plan’s
costing spreadsheet.

= Similar to Yallah Rd, there is the cost discrepancy for land acquisition ($6.7m in the Plan vs.
$8.4m in the costing spreadsheet).
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Transport Item
Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Paynes Road 937 2 lane - B52, B53 0.97 The upgrade of this existing two-lane rural road (termed ‘P1-P2’ in the costing spreadsheet) AECOM 2010
has not been specifically identified in the technical study in support of the Plan. Approx. 300 m
of the east-west section is identified in the AECOM report as a bus route. The nexus of the
remaining road section (P2) is unsupportive.
Given the road itself is not recommended in the supporting documents, the nexus of bridge
‘B52', located on a future local road, is arguable.
New Roads
NR29-NR31 100 2 lane - B38 0.20 This item only contains bridge ‘B38’ work, which excludes construction of the new road. AECOM 2010,
The bridge is identified in the GHD report. This coupled with the fact that the new road GHD 2010,
segments (NR29-NR31) form part of a minor collector road as identified in the 2010 AECOM KBR 2007
report supports the nexus of this transport item.
Northcliffe Drive 3482 4 lane Int1, Int2, B22, B23A, 3.69 The Northcliffe Dr extension, including a rail overbridge, will function as a major east-west link, | AECOM 2010,
extension Int3, Int6 B23B, B24, servicing the future suburbs such as Wongawilli and Kembla Grange. Connell Wagner
(NR33-NR39, B25 The total road length is verified. 2008, GHD
Reddalls Rd) The four-lane arrangement is accepted particularly when it extends the existing four-lane 2010'_
Northcliffe Rd. However, upgrade cost of the existing Reddalls Rd (820 m) should be lower — Urbanhorizon
refer to Section 4 for reasonable cost discussion. 2008
The quantity of four intersections and five bridges are confirmed. It is noted that intersection
‘Int1’ with Princes Hwy and bridge ‘B22’ over the rail line are not included in the Plan as the
funding is obtained from Council/existing development.
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Transport Item
Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Fairwater Drive 758 2 lane Int26, Int42 B33 - = This transport item has already been constructed, involving the 275 m long extension of AECOM 2010,
Fairwater Dr to the west to connect with Bong Bong Rd (completed in 2011 based on GHD 2006;
NearMap) and a new road from the Sierra Dr intersection to the east (completed 2010

approximately in 2013, NearMap).

= The nexus of the two intersections and one watercourse bridge are supportive.
= Asdiscussed in the costing review, the funding recoup should be based on the actual,

unindexed capital expenditure as opposed to the base rates from the 2010 GHD report.

= The actual construction cost of $7.2m of this transport item and an interim solution for road

sections ‘NR14A-NR14B’ is provided in the WCC response in August 2016.
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Transport Item
Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Fowlers Road 795 4 lane Int21, Int22 B44, B45 1.83 This transport item of extending existing Fowlers Rd, which is a key component of the West AECOM 2010,
extension Dapto Transport Link proposal, consists of two sub-items. The first sub-item is the extension Cardno 2008b,
(NR16-NR18, from Princes Highway to Marshall St, which was completed in 2011 (NearMap). The nexus of GHD 2006,
NR19F) this work, including a roundabout at the Marshall St intersection, is supported in the 2010 KBR 2007

integrated transport plan.

The second sub-item involves road upgrade (‘NR17’ and ‘NR18’) and two bridges ‘B44’ and
‘B45’ crossing the rail line and Mullet Creek, respectively. While the 2010 studies

(AECOM 2010, GHD 2010) excludes this sub-item from their recommendations, Council in
email response (dated 27 June 2016) confirms the reintroduction of the Fowlers Rd extension
as a primary movement link in general accordance with recommendations from the Growth
Centres Commission report (Cardno 2008b) and State Rail (no supporting evidence supplied).

There are two description discrepancies of the extent of new road formation (795 m). Firstly, a
four-lane new road ‘NR19’ has the same identifier as a new two-lane road under in the
‘NR12-NR22' transport item. The extent of work is accurate with repeated road names.

Name ‘NR19F’ is therefore used for this section to avoid confusion.

Secondly, new road ‘NR16’ seems to be missing from the work schedule of this transport item,
but after verifying the length (600 m) of the new road ‘NR17’, it is likely that works required to
construct ‘NR16’ work has already included in the new road ‘NR17".

As noted in the costing spreadsheet, the cost estimate of the two bridges is $70m with 24%
contribution of $22.5m from Restart NSW. The extent and the basis for calculating the cost of
the bridge works were initially unclear.

The Council in the August 2016 response provides a concept design and cost estimate for the
entire Fowlers Rd extension works. The new information does not necessarily affect the
nexus consideration, but substantially change the reasonable cost analysis. This is
investigated in detail in Section 4.3.
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Transport Item
mmen Referen
Road Name Length Road Intersection Bridge Land comment srerence
(m) Type (ha)
NR12-NR22 3942 2 lane - B31, B32, 9.03 This transport item includes only new roads ‘NR12-NR15’ and ‘NR19-NR22'. The road AECOM 2010,
B34, B35, sections forms an important north-south link. The length is verified, but the road upgrade KBR 2007
B36, B37 description is to include a four-lane upgrade.
The future four-lane, 455 m long roads ‘NR14A’ and ‘NR14B’ have been constructed as a two-
lane road as part of the initial access strategy. For costing accuracy, the s94 funding for this
transport item should consist of an actual cost for the two-lane formation plus a road upgrade
cost from two to four lanes. The actual cost information provided by WCC in August 2016
does not specifically indicate the actual expenditure to construct the two-lane ‘NR14A-NR14B’
sections, but rather a total cost of $7.2m for the complete extension of Fairwater Dr, including
the ‘NR14A-NR14B’ interim upgrade.
The transport item includes five stream crossing bridges and one rail bridge (‘B35).
NR40-NR47A 4947 4 lane Int13, Int17, B26A, B26B, 10.09 The nexus and length of this north-south transport item is verified. According to the AECOM AECOM 2010,
Int29, Int30 B27, B28, report, Road No 5 (understandably all road sections in this transport item) is a major collector GHD 2006;
B29A, B29B, road, serving the southern and western areas of the Plan. 2010, WCC
B29C 2015a

The four-lane description in the Plan and the current s94 plan (WCC 2015a) is different from
the two-lane upgrade in the costing spreadsheet. A review of the adopted scenario of the
TRACKS modelling reveals a two-land road formation, which is consistent with the WCC
response in August 2016 confirming that this north-south road is a two-lane road with kerbside
parking and planter boxes on either side.

The future possibility of requiring this transport item to be upgraded to a four-lane road due to
a degree of uncertainty in traffic demand analysis and modelling is acknowledged; however, it
is unreasonable to justify the nexus of a four-lane bridge provision of this transport item based
on the ‘future-proof scenario of the four-lane road.

The nexus of four intersections and seven watercourse bridges is accepted. However, there
is an issue with bridge costing, the 2010 GHD report allows for four-lane bridges of 300 m in
total length with a total cost of $23.9m (c.f. $24.6m, unindexed over 345 m). If this collector
will be constructed as a two-lane road as a final design solution, the cost of the bridges can be
reduced significantly. To recap, the costing spreadsheet currently includes two-lane roads,
but with four-lane bridges.
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Transport Item
Road Name Length Road Intersection Bridge Land comment Reference
(m) Type (ha)
NR4-NR9 2290 2 lane - B39A, B39B, 4.67 This minor collector road is recommended in the AECOM report. AECOM 2010,
B39C, B39D, The length, two-lane formation and the five watercourse bridges are accepted. GHD 2006;
B39E 2010

NR49 & NR50 500 2 lane - B40 1.02 The nexus of the extension of Bong Bong Rd/IReddell Rd is supportive. AECOM 2010,
The extent of the transport item, including a 100m long bridge and a new two-lane road GHD 2010
‘NR49', is accepted.

NR1-NR3 2500 4 lane - B30A, B30B The new road construction is recommended in the AECOM report. The length is verified. AECOM 2010,
Similar to the Yallah Rd situation, the exact extent of the sub items and associated costs to SMEC 2015
implement these new road sections is unclear as the Plan and costing spreadsheet simply
refers to Section 7 (or Road 08) of the 2015 SMEC design and the $69.59m cost estimate
package.

The four-lane formation is as per the SMEC design, and its nexus is verified by reviewing
TRACKS models.

Bridges ‘30A’ and ‘30B’ in the Plan are bridge ‘J' and culvert ‘D’ in the SMEC design.
Based on the costing spreadsheet, 50% on the total cost is included in the Plan.

Local Road 2300 2 lane Int107, Int108 B46, B47 4.69 This transport item is Road Section 3 in the SMEC design. This road section has not been AECOM 2010,
recommended in other technical studies. Its nexus and importance within the primary road SMEC 2015
network was initially questioned; however, after reviewing the TRACKS modelling output and
WCC response in August 2016, the nexus of this transport item is verified.

The costing spreadsheet indicate 32% of the total cost is included in the Plan.
NR100-NR103 2335 2 lane Int109, B48, B49, 3.68 In reference to the Local Rd situation, there is no nexus evidence in the technical studies AECOM 2010,
Int110, B50 being reviewed, including the Stage 5 concept design by SMEC. GHD 2010,
Int113 The new roads along with associated intersections and bridges are shown in the current s94 SMEC 2015,
plan (WCC 2015a) and included in the costing spreadsheet supplied on 17 June 2016. WCC 2015a
WCC in the August 2016 response confirms that this transport item will operate as a local
road and can be removed from the Plan.
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Transport Item

Road Name

Length
(m)

Road
Type

Intersection

Bridge

Land
(ha)

Comment

Reference

Public Transport

Bus Shelters

214 shelters

The 2010 integrated transport plan provides an indicative planned network of four bus feeder
routes that overlap and intersect one another to enable a high level of accessibility the new
Darkes Rd and Bong Bong district centres. The bus stop will be equipped with a shelter,
timetable and route information display.

The method of calculating the number of bus shelters is based on a provision of one stop on
both sides every 400 m. WCC supplied on 27 June 2016 a map of conceptual bus routes,
which is used to estimate the route distance and in turn the number of bus stops.

The estimated 214 shelters based on the total distance of 42,790 m are accepted.

It is noted that the total stop number could be reduced if some routes (or in part) run
unidirectional in a loop as they currently are for part of Routes 31, 33 and 43 services in the
Dapto district.

AECOM 2010

Bus Transport Kiosks

7 kiosks

The nexus of the seven kiosk sites located in the villages and town centres, including one
site on Bong Bong Rd near the existing Horsley settlement, is supportive.

AECOM 2010,
GHD 2010
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Transport Item
Comment Reference
Road Name Length Road Intersection Bridge Land
(m) Type (ha)
Dapto Multi-Modal 1 station The nexus of upgrading the existing Dapto station to a multi-modal, sub-regional transport AECOM 2010,
Interchange interchange is supported, especially from a transport sustainability perspective. As per the GHD 2010

integrated transport plan (AECOM 2010), West Dapto will benefit from this transport item
primarily via a better provision of bus interchange with other modes (e.g. rail, coach, taxi,
walking and cycling).

There is an issue with the cost apportionment assumption. The benefit of the interchange
should also take into account the population growth in the Dapto area as well as the distance
from the interchange. The closer the area to the interchange, the greater the benefit likely to
occur, especially ‘Area A’ (refer to Figure 1.1) in the town centre as part of Transit-Oriented
Development.

The Council in the August 2016 response argues that based on a sustainable transport
approach, West Dapto would have a high degree of accessibility to the station (i.e. frequent
bus services). However, it is our opinion that users from the (East) Dapto area will have
more sustainable transport options of walking, cycling and public transport to access the
station than those in West Dapto; thus receiving potentially greater benefits from
implementing this transport item.
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4 REASONABLE COSTS

4.1 Overview

The proposed development contribution shall be based on a reasonable estimate of the cost of the
proposed transport facilities. The first review step, included in Section 4.2, was to consider the
guestions as outlined in the appendices of the Practice Note.

Where there are deviations of cost from the recommendations in the technical studies, the
deviations together with the outstanding, cost-related matters from the nexus review are assessed
and documented in Section 4.3.

4.2 Main Cost Assessment against IPART Practice Note

As demonstrated in Table 4.1, the reasonable cost review involves considering the information
provided in the application for assessment of the Plan prepared by WCC against the assessment
criteria and guidance in the Practice Note.

arGb

TC-423-1-3-2 -29 - September 2016




Review of Transport Items in the Draft West Dapto Contributions Plan

PRS-16-137-2

Table 4.1: Assessment of a reasonable cost estimate

infrastructure upgrade is
based on 2015 SMEC
design and report.

= Land acquisition and
valuation for Stages 1-4 is
based on the MMJ report.

= 10% design and project
management and bus kiosk
cost are based on Council
advice.

= 20% construction
contingency and bus shelter
cost are based on IPART
Infrastructure Benchmark
Costs report.

= Concept design cost
estimate, prepared by R
O’Sullivan, for the Fowlers
Rd extension is supplied by
WCC at the time of finalising
this report in August 2016

= Given the scope and scale of
the project, a detailed cost
breakdown of the GHD,
Muller and R O’Sullivan
estimate is considered
reasonable within a +10%
tolerance subject to points
raised in the ARRB comment
column.

IPART Practice Note WCC Application for S94 Plan Assessment
ARRB Comment
Item Consideration ARRB Review Ref
C1 How were the Plan and cost = Cost estimate of road, Section For road (pavement) works, GHD at
estimates for the land and works intersection and bridge 3.3, WCC's request did not differentiate
prepared? upgrade works for Stages p.1-3 the rates between existing and new
1- 4 is primarily based on and roads. This assumption is
advice from draft 2010 GHD further considered unreasonable as for the
report. info from most part less effort (including
= Costof Stage 5 WCC material, time and cost) is required

for upgrading the existing roads.

While the estimated rates of land
acquisition for Stages 14 can be
verified based on the advice in the
MMJ report, the quantity of land
required for the transport facilities in
hectares is taken at face value due to
lack of design information being
available.

Stage 5 cost estimate contingent on
the SMEC concept design should be
subject to different assumptions
(base and contingency rates) than
those of the earlier stages, which are
based on strategic, preliminary
design.

Stage 5 construction contingency rate
of 20% should be reduced as both
construction contingency and
identified risk items have been
allowed in the design process.

The more recent cost estimate
(September 2015) by R O'Sullivan
should be used for the ‘Fowlers Rd
extension’ transport item with the
$22.5m grant reduction and a
contingency rate lower than 37%.
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IPART Practice Note WCC Application for S94 Plan Assessment
ARRB Comment
Item Consideration ARRB Review Ref
C2 | Are the costs up-to-date? = The cost estimate of the Section The dated costs are indexed using a
majority of transport items 3.3, Consumer Price Index, which is not
(Stages 1-4) is based on the p. 1-3, considered appropriate as it is too
draft GHD report issued in and broad in its inclusions and not
2010. further specifically related to civil road works.
= Costs of Stage 5 transport info from Cost escalation factors (e.g. labour,
infrastructure are based on wCC material and plant) for road
SMEC and Muller's design construction can be better estimated
estimate in 2015. using BITRE's Road Construction
=  Costs of Fowlers Road and Maintenance Prince Index
upgrade is based on R (RCMPI) or ABS'’s Road and Bridge
O'Sullivan in 2015. Construction Index (RBCI) according
to Raniga (2015).
Cost indexing of most transport items
is based on the 2010 rates.
However, more up-to-date design,
notably the 2015 SMEC design for
Stage 5 and the 2015 concept design
for Fowlers Road extension, should
not be subject to the same 2010 cost
adjustment process for reasons
discussed in the main body of this
report.

C3 | Do the cost estimatesinclude all | = Yes The breakdown cost estimate of $5m
of the costs required to bring the for the Dapto multi-modal transit
transport facilities on the station is not provided. Cost estimate
essential works list into operation for off-road cycle paths, if they are to
(e.g. land, capital, fitout, design be included in Transport, has not
and project management costs)? been verified.

C4 | Have relevant professionals = Unclear Cost estimate of bus kiosks (larger
(e.g., quantity surveyors, bus stops) and the transit station is
chartered surveyors, land undertaken by the applicant, WCC.
valuers) been engaged to
provide an independent
assessment of the costs of the
transport facilities?

C5 | How has WCC taken Consumer = Yes, CPlis used for Refer to As earlier indicated, other indices
Price Index (CPI) into account? adjusting contributions atthe | the Plan with different escalation rates are

C6 | Are the assumptions and time of payment and for and considered more appropriate for
calculations robust? indexing the GHD cost costing indexing road infrastructure upgrade

estimates. document costs.

C7 | Has aNet Present Value (NPV) | = No Section The assumptions and calculation
methodology been utilised? If so, 33, methods are considered further in the
has an appropriate discount rate p. 1 next section.
been used?
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IPART Practice Note WCC Application for S94 Plan Assessment
ARRB Comment
Item Consideration ARRB Review Ref
C8 | Does the plan seek to recoup = Unclear - = There are a number of upgrade
funds? works that have been completed

(fully or in part) and included in the

Plan. These are:

—  Shone Ave upgrade, including
intersection ‘Int14’

— Bong Bong Rd upgrade,
including intersection ‘Int16’

— Cleveland Rd, including
intersections ‘Int23'and ‘Int25’

— Fairwater Dr upgrade, including
Intersections ‘Int26’ and ‘Int42’
and bridge ‘B33’

— New roads ‘NR14A’ and ‘NR14B’
as a two-lane road.

= ltis therefore apparent that the Plan
seeks to recoup funds.

4.3 Detailed Cost Assessment of Transport ltems

Taking into account the outcome of the nexus review in Section 3.3 and the main assessment of
the cost reasonableness in Section 4.2 , the detailed assessment entails considering the
outstanding transport facilities (e.g. intersections and bridges) of the transport items with an aim to
determine whether the cost deviations are reasonable. As can be seen in Table 4.2, certain
assessment points are applicable to a number of transport elements whereas specific comments
are made towards individual items due to their unique circumstances. Unless specified otherwise,
the costs indicated in Table 4.2 are unindexed.

Applied to the transport items in Stages 1-4, the estimate rates for roads, intersections and bridges
recommended in the GHD report are reasonable as they are within the acceptable ranges for such
estimates. The higher rates for upgrading (widening) of existing bridges reflect the added
complexity of modifying existing structures. However, it is considered unreasonable for an overall
10% ‘design and project management’ contingency to be applied to the roads and intersections in
Stages 1-4 because as per the cost estimate report (GHD 2010) the adopted rates already include
detailed design investigation and management plus project costs (environmental approvals and
project management) and overheads. Applying this 10% allowance to the bridges is reasonable,
except for bridges ‘B44’ and ‘B45’ as the recently supplied cost estimate for the Fowlers Road
extension includes contingency as high as 40% for the infrastructure components.

For Stage 5 transport items, the base rates and the overall design and project management
allowance of 10% are reasonable. Nevertheless, both construction contingency (9.09%) and
identified risk items (ranging from 2.96% to 5.61%) have been allowed in the concept design
estimates by Muller Partnership (SMEC 2015). The WCC cost estimate for the s94 contribution
exclude Muller’s construction contingency (see Appendix D), but is eventually subject to the overall
20% construction contingency. Given a more detailed design with the identified risk items taken
into account, a lower rate of 15% is recommended for the Stage 5 facilities.
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Table 4.2: Detailed assessment of cost reasonableness of transport items

Transoort Transport ltem Cost Estimate
F 'Ir"t Outstanding Matter
actlity Main Individual The Plan ARRB Response
Overall = BITRE’s Road Construction and Maintenance Price Index (RCMPI) is All CPI RCMPI
more appropriate than Consumer Price Index (CPI) for transport cost
indexing. Recent index update is available in BITRE (2015).
= Cost recoup through the Plan for transport items that have been As listed in item C8 of Table 4.1. 2010 base rates from Actual CAPEX plus
constructed should reflect actual capital expenditure (CAPEX). GHD CPI from completion
date
= The GHD estimate rates used for Stages 1-4 facilities have already Stages 1-4, All 10% 0%
included design and project management costs. The 20% construction
contingency is accepted.
= |tis unreasonable to apply the overall 20% construction contingency to Stage 5 Yallah Rd, Marshall Mount 20% 15%
Stage 5 transport items as both construction contingency and identified Rd, NR1-NR3, Local Rd,
risk items have been allowed. NR100-NR103
= Similar to Stages 1-4, costs of Stage 5 facilities, estimated in 2015, are Indexing from 2010 Indexing from 2015
incorrectly indexed from 2010.
Road = Upgrade cost of existing rural or urban roads should not be based on a Urban, 2 to 2 lanes Shone Ave, Bong Bong $4,700/m $3,000/m
Network full capital cost of a new build. The revised rates suggested by ARRB Rd
are derived by modifying the scope of the sub items (e.g. earthworks Rural, 2 to 2 lanes West Dapto Rd, Sheaffes $4.700/m $4.300/m
and road furniture) in the detailed review estimate (Appendix E) of the Rd, Wongawilli Rd
2010 GHD report. No change has been made to the overheads, Darkés Rd. Shone A\Y/e
margins, design investigation and management and project costs. Avondale Féd cl evelanc’i
Rd
Rural, 2 to 4 lanes West Dapto Rd, Avondale $5,300/m $4,900/m
Rd, Cleveland Rd,
Huntley Rd, Reddalls Rd
= The most western section of Sheaffes Rd (550 m) does not form a Sheaffes Rd S4 $2,585,000 $0
network of collector roads as per the AECOM report.
EECECETECE
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Transoort Transport Item Cost Estimate
F 'Ir"t Outstanding Matter
ety Main Individual The Plan ARRB Response
= The four-lane formation of Marshall Mount Rd is unsupported. Marshall Mount Rd Northern Segment (SMEC $44,208,137 $29,188,079
Section 4) (Option 1) (Option 2)
Southern segment (SMEC $27,040,616 $17,853,356
Sections 1-2) (See Appendix D) (proportional reduction
based on the northern
segment scenario)
= Nexus of upgrading 490 m of the existing rural road is not supported. Paynes Rd P2 $2,303,000 $0
= More design and cost estimate information for the Fowlers Rd extension Fowlers Rd extension $92,971,200 $85,433,096
works is provided by WCC in August 2016. The cost schedule prepared (total cost subject to a (total cost subject to a
by R O'Sullivan in September 2015 supersedes the costing information $22.5m grant reduction) $22.5m grant
in the Plan for this transport item. reduction)
= An average construction contingency of 37% used in the detailed
estimate is excessive given design advancement and the level of costing
details. A 20% contingency is more appropriate and is applied to the
ARRB estimate.
= |tis noted that with the contingency consideration above, this transport
item is no longer subject to an overall 20% contingency applied to other
Stages 1-4 transport items.
= Future four-lane roads ‘NR14A-NR14B’ were partially constructed to a NR12-NR22 NR14A, NR14B 5,300/m Actual, CAPEX plus
two-lane road in 2013 (Based on NearMap). The s94 funding is to $4,900/m
include the actual CAPEX plus a revised upgrade cost to a final four-
lane arrangement.
= Without evidence of nexus, this transport item is likely to operate as a NR100-NR103 $10,061,934 $0
local road servicing a local traffic catchment. (50% apportionment)
Bridge = Cost of bridge ‘B1" upgrade work seems to be based on a four- lane Bong Bong Rd B1 $9,324,000 $6,216,000
bridge. The Bong Bong Rd upgrade is for a two-lane road.
= Although design deviation in length to 150, 150, 50 metres is accepted, West Dapto Rd B9A, B9B, BAC $54,390,000 $32,340,0001
the width of the three bridges should be based on a two-lane cross
section (14 m wide x $6,600 / m2).
EECECETECE
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Transoort Transport Item Cost Estimate
F 'Ir"t Outstanding Matter
ety Main Individual The Plan ARRB Response

= Duplicated rail bridge work designed by SMEC is no longer required as Marshall Mount Rd Rail Bridge A $7,221,877 $0
confirmed by WCC on 27 June 2016.

= The nexus of the two bridges is not supported. Paynes Rd B52 $393,211 $0

= Extent of the upgrade of the rail bridge ‘B44’ and watercourse bridge Fowlers Rd extension B44 $30,000,000 The bridge costs now
‘B45’ was unknown as the ‘Fowlers Rd extension’ was reintroduced post (total cost with 76% are included in the total
the 2010 GHD cost estimate. Concept design and cost estimate for the apportionment to West estimate for the
Fowlers Rd extension, including the two bridges, are provided in August Dapto) Fowlers Rd extension’
2016. B45 $40,000,000 transport item.

(total cost with 76%
apportionment to West
Dapto)

= Currently, the Plan includes construction of four-lane bridges. If only two NR40-NR47A B26A, B26B, B27, B28, $24,633,000 $16,422,000
lanes are required for the new road construction, costs of the bridges B29A, B29B, B29C
(345 m in total length) can be significantly reduced due to the reduced
width of 7. m.

Public = Distance from the interchange is an important factor beside the Dapto Station Multi-Modal Transit Interchange $3m $2m-$2.25m
Transport population to determine the benefit of providing the Dapto multi- modal (60% apportionment of the (40%—45%

interchange to the West Dapto catchment (without ‘Area A in the town $5m total cost) apportionment)
centre being included). A 40%-45% apportionment is suggested based
on the distance from the interchange to the centre of mass of Dapto and
West Dapto and a high degree of public transport accessibility in West
Dapto.
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5

FINDINGS AND RECOMMENDATIONS

The findings of the review of the Plan in terms of its essential works, nexus and cost
reasonableness along with our recommendations are presented in Table 5.1. They take into
account the WCC responses received, included in Appendix A, which addressed a number of
clarification questions raised in the draft revised report issued on 30 June 2016.

Table 5.1: Project findings and recommendations

Findings

Recommendations

Essential Works

Section 3.3. Where they are related to costing, those issues are

addressed in the detailed review as shown in Table 4.2. The

following nexus and costing issues have been updated, taking

into account the responses from Council:

= design justification for bridges B9A, B9B, B9C, B11, B12,
B26A, B26B, B27, B28, B29A-B29C, B44, B45 and B52

= method of allocating sub-items in the Yallah Rd/NR1-
NR3/Local Road package to each transport item

= nexus evidence from a network planning perspective for
Local Road to be included in the Plan

= the extent of the upgrade of NR40-NR47A
= nexus evidence of NR100-NR103

= the use of a culvert in place of a small bridge as
demonstrated in the SMEC design

1 | The proposed transport facilities are on the essential works list, The non-essential work (and cost) of the off-street car parking
with the exception of the off-street parking of the multi-modal should be excluded from the Plan.
ransport interchange. The definition of essential transport works in the Practice
The on-street car parking of road upgrade is considered an Note should be improved to specifically mention the on-street
essential work. aspect of the car parking as acceptable essential transport

works.

2 | The off-road cycle paths are included in the open space and For integrated planning and design, the off-road paths could
recreation facilities of the Plan. be included as a transport item.

3 | Asadvised by IPART, transport sub-items (e.g. small bridges or The ‘essential works’ definition for transport can be revised to
localised intersection improvements) that are required for local better guide the assessment process given this situation can
network purposes can be implemented under land use or be considered under both ‘essential works’ and ‘nexus’
subdivision conditions of consent (except works-in-kind) and as criteria.
such they can be excluded from the s94 plan.

Nexus

4 | Output from TRACKS traffic modelling in different transport/land The revised points about nexus, documented in Section 3.3,
use scenarios is a key determining factor of the nexus review, are adopted by IPART.
including justification of new collector roads (e.g. Local Rd and
NR100-NR103), the extent of the upgrade works (e.g. two vs
four-lane road formation).and the apportionment between
existing and proposed developments. A review of the model
outputs provided by WCC has been undertaken.

5 | There were a number of outstanding nexus issues listed in
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Findings

Recommendations

A section of existing Sheaffes Rd (S4) to the west is likely to
continue to function as a local road.

Upon review by WCC and as documented in Appendix A, the
portion of Sheaffes Road will function as a local road. This
transport item should be excluded from the Plan.

A section of existing Paynes Rd (P2) to is unlikely to form a
collector road network in the future.

Upon review by WCC and as documented in Appendix A, the
portion of Paynes Road will function as a local road. This
transport item should be excluded from the Plan.

There is no nexus evidence in any of the technical studies for
the inclusion of NR100-NR103 in the Plan.

Upon review by WCC and as documented in Appendix A, the
portion of roads NR100-NR103 will function as a local road.
This transport item should be excluded from the Plan.

Reasonable Cost

9

As documented in Table 4.2, there are costing discrepancies
the Plan and reasonable costs, taking into account the
outstanding matters from the nexus review. The ARRB
response to the cost estimate has been updated to account for
the WCC response in August 2016.

IPART to adopt ARRB'’s reasonable cost suggestions listed in
Table 4.2.
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APPENDIX A COUNCIL RESPONSES IN AUGUST 2016

Aut Karndacharuk (D)

From: Marcelle Daunoras <Marcelle_Daunoras @ipart nsw.gov.aus

Sent: Meonday B August 2016 10:33 AM

Tos Aut Karnd acharuk {Dr); David McTiernan

Cox Nicole Haddock: Adrienne Bailey

Subject: FW: Response to IPART - Review of Transport kems inthe Draft West Dapto Contributions Plan

Attachments: Sedionl. 2 3. 4.5 6 & 7 SMEC report cost breakdow n pdf. Capital expenditure. pdf: 100% concept design- Fowlers Rd bridge. pdf. 100% concept design Fowlers Rd bridge - Concept Estimate. pdf

From: David Tuszyrski [mailto:DTuszyns ki@ wollongong nsvigov.au]

Sent: Thursday, 4 August 2016 6:55 PM

Ta: Marczlle Dauncras

Ce: Milan Maredc; Emma Struys: Edith Bames: Andrew Byers: Ron Zwicker

Subject: WCC: Response to IPART - Raview of Transport Items in the Draft West Depto Contributions Plan

Hi Marcelle,
Thank you for the opportunity to discuss and clarify IPART s queries in today's telephone meeting.

Aswas mentioned, please find Council's responses in red below to the questions raised by IPART. We hope this further clarifies and aszists ARRB's final report.
Pleasze note due to the file size, the attached design plans of Fowlers Rd bridge are an incomplete set, however Council is able to DropBox the complete set f requested. In addition the TRACKS model files will be issued in 3 consecutive email.

Feel free to contact myself f you require any further assistance
Regards

David Tuszynski
@ West Dapto Project Team - Civil Engineer (A cting)
Post Locked Bag 8821 Wollongong DC NSW 2500
Phone +81 2 4227 7445
Email d wszynski@wollongong.nsw govar = www.wollengong.nsw.gov.au

L flv o

From: Marzle Daunoras [mailto:Marelle Dauncres Siper.nsvegov.au]

Sent: Thursdzy, 21 July 2015 4:59 PM

To: Ron Zwickar; David Tuszynski: Milan Marecic

Cc: Nicole Haddack

Subject: DR AFT REPORT - Review of Transport Rems in the Draft West Dapto Contributions Flan

wollongong

ity of Innenalion

Cear all,

IPART has now received a draft report in relation to the Review of Transport [tems in the Draft West Dapto Contributions Plan (draft transport report) carried out by our consultants ARRE Group Limited. A copy of this draft report is attached for your
review and comment.

Further, can we please request that you address the specific guestions below;
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1. We note that the Practice Note excludes carparking under ‘essential’ transport facilities. Could you please provide further info rm ation about the nature of the carparking fadlities to be included as part of the Mult-Modal Transpot Interchange
There is no concept plan for a multi-madal transit interchange st Dapto Station. Howewer, it has been identified in 2 several studies, including the Dapto Town Centre Access and Movement Strategy, which recommends the interchange include
parking, kiss and ride facilities, taxi ranks and long distance bus/coach facilities. Furthemmaore, the report recommends 200 parking spaces be provided at the station, based on an earlier “lllawarra Urban Transport O pportunities Study” [DJA Maunsell
for DUAF, 1997). Notwithstanding this, it is difficult to put a cost to the provision of this parking, as it is unknown at this stage whether it would be provided through an at-grade car park or multi-deck car park, which have substantially different costs
todeliver.

Car parking is a oritical component of the multi-modal transport options for the interchange, and the exclusion of this as an essential infastructure elemeant could be detrimental to the successful transition of a 15% modal shift which failure to achieve
this target has greater im plications in terms of increased traffic/4 lane roads and congestion issues on the RMS M1 road netwark.

2. Inrelation to nexus can you please provide clarification on the items listed below and specific information /evidence [for example psge no. /reference) in the output report provided to ARRB of the TRACKS medelling;

= design justification for bridges B934, BSB, BSC, B11, B12, B2RA, B26B, B27, B23, B29A-B2SC, B44, B45 and B52

B9A-Crelates to West Dapto Rd, B11-172 relates to Shone Ave, B264B-73C relates to lersey Farm, Rd B44-45 relates to Fowlers Rd and BS2
relstes to Paynes Rd. These structures are nominated for funding under 3534 due to their significance in connecting collector roads and are
desmed essential to service the current/ pro posed communitias.

The Tracks time-slice report does not provide any commentary on the justification for the bridge types selected in the draft 554

plan. However, the network and maodelling undertaken for this report essentizlly reflects the current 554 plan proposal. The following
clarification iz provided for the bridzge types in the plan. The Tracks model files for the draft =34 network model have been provided separstely
for information.

B3A-BIC [West Dapto Rd)

This iz part of the main movement network for W est Dapto, providing sccess betwesn the Darkes Town Centre and residentisl areas and the
south western parts of the development area. Itis also part of the concept bus route network and a road type 3A is proposed. Volumes from
the tracks model are approaching 10,000vpd. The draft =54 plan proposes 41 bridges at these locations. It is acknowledged that whilst parking
lzanes are being provided, the volume level will not require £ traffic lanes at the bridges. These can be reduced to 2 2 lane cross section.

B11-B12 (Shone Ave)

This road is an impartant north-south collector, howsver has lower volumes (Tracks shows circa 4000-5000vpd), and 3 Type 3 road is
proposed. Italsoforms part of the bus routs network, howeaver given the lower forecast volumes and relatively short length, it is considered
buses could ea=ily utilize the road. This rosd will require only 2-lane bridges, which are shown in the plan, and have been recently constructed.

B28A-23C [western ring road)

This iz the major north-south collector in the western part of the releass srea. Volumes on this road rangs from 11000 — 19000vpd, which iz at
the upper level of capacity for & 2 1ane road. Given it=major collector ststus, the anticipsted future traffic volumes and the fact that itforms s
large part of the bus network, 3 Road Type 34 was selected. This allows for future proofing’ of the rosd, a= it can be easily convertad to 3 £
traffic lane rosd by remaovsl of the kerbside planter boxes, should the 15% mode shift target not be fully reslised or more detailed intersaction
or microsimulation modelling reveals congestion and delay issues that could not be ascertained through the TRACKS strategic level

madealling. Consequently, it is considered that 3 £-lane bridge capacity should be preserved along this route and the plan thus shows 4 lane
bridzes.

B£4-B45 Fowlers Rd extension)

This is the major east-west entry road into West Dapto, providing a direct connection to Dapto Town Centre and the M 1 motorway/ Frinces
Hwry. Tracks shows wolumes of 37000vpd, which requires a £ traffic lane bridge. Refer to information provided on Fowlars Rd bridge design
and costing for more information.
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method of allocating sub-itemns in the Yallah Rd/MR1-MR3/Local Road package to each transport item As per the attached pdf [Section
12,345 6&75MEC cost report breakdown) individual sub-items are represented as 3 portion of the total cost. The SMEC report packaged
totals for Sections 182 and 3-7 only, then Council further separated the total costs per section based on the equivalent length of each section
az compared to the overall lengths to give 3 percentage. This percentage rate was applied resulting in the costs quotad in the 394 plan.

= nexus evidence from a network planning perspective for local roads to be included in the Plan The “Local Road” south of Yallah Rd was
included in the preferred road network as part of further specific planning work carried out for Yallah-Marshall Mount in circa 2011, The
previous network [as per AECOM 2010} was based on 1300 lots in Marshall Mount, however, following an Enquiry By Design workshop in 2011,
the master planning adoptad 2000 lots for Marshall Mount. The planning work considerad the rale and function of the Yallsh-Marshall Mount
town centre, and it was agreed that because of the much grester developmeant levels being considered, the town cantre would function much
mare effectively if through traffic could be diverted away from Marshall Mount Rd/¥allah Rd intersection. The concept of 3 bypass road [the
Local Road) was then included in the master plan road network, and in TRACKS modelling. Itis noted that the traffic demand at this location is
alzo made up of 3 substantial proportion of Calderwood development area traffic. The northern precincts of the Caldenvood Valley release
area would utilize the connectivity provided by Marshall Mt Rd/¥allah Rd to the M1 motorway and Princes Hwy to head north, rather than
“back-tracking” through Albion Park along Tongarra Rd etc This has been demonstrated through the TRACKS model, whereby apportionments
were determined for both West Dapto and Calderwood 594 contributions.

- the extent of the upgrade of NR40-NR47A [north-south transport item ) NR£0-47 includes Jersey Farm Rd/Hayes Lane and an extension to
Avondale Rd. Currently Jersey Farm Rd is formalised for approx. 300m from then on is only 3 paper road, similarly Hayes Lane is formalised for
approx. 800m to access 3 rural properties. This road is included as a3 4-lane road under the current 394 plan. Further modelling was undertaken
in the preparation of the preferred draft 594 road network, which proposesthe road asa Type 34 (2 travel lane, 2 parking lane) road. This was
szlected using the TRACKS maodelling 3= 3 guide, but also considering the fact that the road passes through residential areas and adjacent to 2
town centre, meaning that parking would be desirable. Itiz noted thattherz iz no difference betwesn 3 Type 34 and Type 4 road cross section
ather than the Type 34 includes planter boxes in the kerbside lanes, and the costs used in the =534 worksheet are the same for both

types. Given that the link volumes along this route from TRACKS are towards the upper limit of capacity fora 2 lane road, it was decided to
utilize the Type 3A layout which provides parking, but also allows for 4-lane capacity through simple remowval of the planter boxes. This
“future-proofs” this road section in the case that the 15% mode shift is not fully realised, or more detailed intersection or microsimulation
maodelling revesls congestion and delay issues that could not be ascertained through the TRACKS strategic level modelling. Itisalso noted that
MR40-M R47A i= 3 major western ring road through the release ares, the majority of which caters for bus routes |refer conceptual bus route
plans). It istherefore considered that the Type 34 cross section is appropriate. In addition large portions of this road is currently rural land and
therefore full construction will be required.

= nexus evidence of NR100-NR103 [Stage 5) MR 100-103 has been recently reviewed, and Council confirms that it will no longer be required on
the basis Marshall Mount Rd and Local Rd procesd.

=the use of a culvert in place of 2 small bridge as demonstrated in the SMEC design Council’s typical principal regarding culverts V= bridzes is
to replace like for like, therefore if an existing culvertwas locatad to s2rvice 3 watercourse crossing, it should be replaced with 3 cubvert sized
approprigtely to conveay the level of flow required for the road traffic ability requirad. The SMEC design adhered to this approach resulting in
numerous culverts in the Marshall Mount project.

= A section of existing Sheaffes Rd [54) to the west is likely to continue to function as a local road. Unless a nexus evidence can be
demeonstrated, this transport item should be excluded frem the Plan. Upon review, Council confirms that this portion of road will mmain as a
lzcal road and therefore be deleted from the 532 plan.

= A section of existing Paynes Rd [P2) to is unlikely toform a collector road network in the future. Unless nexus evidence can be demonstrated,

this transport item should be excluded from the Plan. Upon review, Council confirms that this portion of road will remain as a local road and
therefore be deleted from the 554 plan.
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*There is no nexus evidence in any of the technical studies for the inclusion of NR10OO-NR 103 in the Plan. Unless 3 nexus evidence can be
demonstrated, this transport item should be excluded from the Plan. Upon review, Council confirms that this portion of road will remain as 3
loczl road and therefore be deletad from tha $34 plan.

3, Future four-lane roads ‘NR14A-NR14B’ were partizlly constructed to a two-lane road in 2013 (Basaed on NearMap). The s34 funding is to
include the actual CAPEX plus a revised upgrade cost to 3 final four-lane arrangement. ([NR144) - $5,300/m rate in the Plan replaced with
54,300/ m recommended by ARRB. - Please provide details of actual CAPEX. Attachad is 3 financial output of “Extension of Fairwsater Drive —
East” capital expenditure. Works totals 57,216,687 and include 594 items F2, B33, F3, Int 26, NR14A-B as per the below plan. Portions 14A&B
were constructad as a temporary 2 lane connection linking Fairwater Dr to Cleveland Rd. As per the attached Fow lers bridge design plans, up
to CH 60 Daisy Bank Dris 3 4 trafficable lane road. These design plans transition back to 2 lanes and the existing pavemeant, however from

TRACKS it is estimatad at ultim ate development [ 2036+) in excess of 30,000 VM PD will travel to Cleveland Rd hence 24 |ane configuration is

includad in the proposad 594 plan

> 8 0 o m v
Sy P
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A, Future four-lane mads ‘NR144A-NR14B' were partially constructed to a two-lane road in 2013 [Based on MearMap). The 584 fundingis to
include the actual CAPEX plus a revised upgrade cost to a final four-lane arrangement. [MR148 ) - 55,300/ m rate in the Plan replaced with
54,900/m recommended by ARRB. - Please provide details of actual CAPEX. Please refer to the above question and associzted supporting
docum ents.

5. Extent of the upgrade of the rail bridge '‘B4%¥ and watercourse bridge ‘B45' is unknown as the ‘Fowlers Rd extension’ was reintroduced post
the 2010 GHD cost estimate. | Fowlers Rd Ext - B44) [Current value in the Plan is 522,749,731} - Please provide further design
information/advice from a quantity surveyor. Please refer the attached 100% design plans and cost estimate. The combinad works value of
B448 45 and associated road works iscurrently 557,300,000, This amount includes approx. 522mil in government grant funding in support of
linking West Dapto to the Dapto communitizs. Preliminary site construction works have commencad.

6 Extentof the upgrade of the rail bridge 'B44 and watercourse bridge 'B45" is unknown as the Fowlers Rd extension’ was reintreduced post
the 2010 GHD cost estimate. [ Fowlers Rd Ext - B45) [Current value in the Plan is 530,332,375) - Please provide further design
information/advice from a quantity surveyor. Please refer to the above question and associated supporting documeants.

7. Distance from the interchange is an important factor beside the population to determine the benefit of providing the Dapto mult- modal
interchange to the West Dapto catchment [without “Area A in the town centre being included). A 33% apportionment is suggested based on
the distance from the interchange to the centre of mass of Dapto and West Dapto [ Dapto Station Multi-Modal Transit Interchange).- The Plan
includes a value of 53,000,000 [60% apportionment of the 55M total cost), ARRB recommends value of 51,670,000 based on 33%
apportionment. — Please comment on this recommended change in apportionment. W hilst the factor of distance from the station to
residential catchment areas is acknowledged, Council considers that the apportionment should be based on an ‘accessibility index’ approach
rather than just strictly distance. The West Dapto Relesse Ares planning iz based on a sustsinable transport spproach, whereby the new
community will have 3 high degree of accessibility to the station via a system of frequent shuttle buses. This means that the further distance
will be balanced by a higher degree of station accessibility than East Dapto. Therefore Council is of the opinion that the 1/3 apportionment to
‘West Dapto is too low, and perhaps a 50/50 split may be more appropriate.

The inform ation provided to the specific guestions 1 — 7 above along with your general comments on the draft transport report will be
provided to ARRB so that the information can be incorporated in their final report. IPART will use the final report to inform it's
recommendations in its assessment of the transport items in the draft West Dapto CP.
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APPENDIX B COUNCIL RESPONSES IN JUNE 2016

Aut Karndacharuk (Dr)

From: David Tuszynski <DTuszynski@woliengong.nsw.gov.au>

Sent: Monday, 27 June 2016 4:23 PM

To: Aut Karnd acharuk (Dr); Marcelle_Daunoras@ipart.nsw.gov.au

Subject: WCC Coundl response to IPART Transport Review query

Attachments: West Dapto road nomenclature equivalence table (new vs old 5-54 plans)dsx
HiAut,

Please find below responses to your road queries. Council is still trying to confirm som e items and will forward these shortly.
Regards

David Tuszynski

Senior Civil Design Engineer

Wollongong City Council

41 Burelli Street | locked Bag 8821 | Wollongong DC NSW 2500 | Australia
ph: (02) 4227 7111

email: dtuszynski@ wollo NSV/.EOV,

From: Aut Kamdacharuk (Dr) [maifto:auttapons .kamdacharuk@amrb.com.au]

Sent: Thursday, 23 June 2016 4:15 PM

To: Milan Marecic; Ron Zvicker; David Tuszynski

Cc: Nicole Haddock; Marcelle Dauncras; David McTieman; Arjan Rensen

Subject: RE: HPRM: Draft West Depto s34 DCPlan - IPART Transport Reviews - Further Inffomation Request #2

Dear Milan

Following Marcelle’s email, please find below additional questions regarding the Plan.

a) Intd1- Give that (i) the Princes Highway / West Dapto Rd intersection has been signalised with an additional leg (with = benefit) to the racecourse and (i) this solution is an interim one until West Dapto rail crossing is closed post Northdiffe Dr
extension, to what extent the 51.1M base rate for the "West Dapto Rd Rail Crossing’ item contributes to the essential works for West Dapto? The intersaction at West Dapto Rd/Princes Hwy was dasigned and constructad with the primary
objective to sllow safe priority access and timealy sccess to the approxim ate 500 new dwellings since rezoning Stages 1 & 2 of the West Dapto Urban Release Area. The previous intersection prioritised through traffic into Dapto via the Princes
Hwy with 3 Give W ay right turn into W est Dapto Rd and 3 Stop sign for vehicles entering Princes Hwy travelling north east {3z per the imaze on top— 2003). As perthe current usage of Kembla Grange as industrial lands, large proportions of
heavy vehicles utilise the intersaection which hasresultad in unreasonable/unacceptable queuing of vehicles as well as baing 3 site of num erous vehicular accidents. The upgraded intersaction (image on the bottom - 2014) addresses the influx

of additional residential vehicle movements as well as safety issues.

This intersection was upgraded in light of an expected 6000 new dwellings in Stages 1 & 2. Some of the benefits directly relatad to the West Dapto release area are: prioritisad right turn lane for the current and future Stage 1 & 2 community
and minimised queuing. A minor secondary benefit was the improved access to the Turf Club, however the usage of this entrance is considered insignificant comparad to the traffic volume to the West Dapto area. Weast Dapto Road will remain
the only northern entrance into tha release area until Northcliffs Drive extension is constructed (3pprox. 2036) with expected volumes of in excass of 17,000 VM D. The Turf Club features approx. 20 meets per year with car parking between
200-250 vehicles thersfore its contribution to the intarsection usage in minor. The upgraded intersection provides safe and reliable servicing to the current and future community of West Dapto and will facilitats all northern traffic fors 20

year timeframe until the Northcliffe Dr extension therefore it is considerad essential infrastructure and is included within the proposed $34 Plan.
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5
i) BY9A, BSCand B9C — Please explain with supporting documents why the length of the three bridges increases from 30m, 20m and 30m in the GHD report to 150m, 150m and 50m in the Plan. Council’s flood consultant is review ing the flood
model and we will advize shortly

)

Sheaffes Rd — Based on the masterplan with a new parallel road (between Sheaffes and West Dapto), this existing road is unlikely to perform a collector road function or to become 3 bus route. Would you substantiate why the road and
associated intersection upgrade works should be included in the Plan? Can you please clarify which road numbers are you refermring to? i you are referring to Paynesz Rd [P1-P4) the existing road requires amending to facilitats the adjacent
residential developments. Due to the proposead lot yield and thersfore vehicle movements, the existing road is insufficient to accommodate the future demands and provides 3 link to 3 major collector road [Sheaffes Rd) from several
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d

e
f)

g)

h

developments and internal subdivizion roads. In addition Bridges 52 & 53 (included in $34] are currently the only accessible watercourse crossings for residents of the future developments. Paynes Rd also provides a direct link to 2 proposed
district lzvel park with community leisure centre.

Darkes RD —the Plan indicates a 2-lane upgrade for this existing road whereas the technical studies allow for a 4-lane link. Please advise. Darkes Road was originally identified as 3 major access routa to West Dapto. Following the Gross
Centres Commission review which identified other access routes with higher significance/strategic value. Council evaluated the recommendations of the Growth Cantres Commission report and reintroduced Fowlers Road as the primary cross
point with the intent to closs Darkes Road in the future. State Rail also objectad to providing future level crossings and is slowly phasing out existing leval crossing (due to collision risks) in favour overpasses. With the Growth Centres
Commission and State Rail recom mendations Council electad Fowlers road to proceed, thersfore the application of a 4 lane road which will be closed in the future isn’t the best use of community’s money and as such only 3 2 lane upgrade is
proposad.

B12 - Similar to the earlier three bridges, the length of the B12 bridge increases from 18m inthe GHD reportto 75m in the Plan Council's flood consultant is reviewing the flood modal and we will advise shortly

Intd3 — this intersection as documented in the Plan and the 2010 GHD report is for an upgrade to Marshall St / Osbourne St intersection. The costing spreadsheet, however, allocated 5520,400 (base rate, unindexed) for the (different)
signalised Princes Highway intersection. Please clarify. This appears to be an error in our mapping as Int 43 should have reprasented Marshall and Ozbourne Street.

B1 —the interim upgrade work in the Bong Bong Rd Rail Crossing’ item has allowed for Bong Bong Rd to be accessible inthe 1 in 10 year flood event. Bong Bong Rd as per the WCC flood access routes plan is not designed to be trafficableto 1
in 100 year flood events. The question can then be raised as to what the B1 stream bridge work of $3.3M (unindexed) is for? Bong Bong Rd remains a major transport corridor linking the future West Dapto and existing Horsley communities to
the retail/commercial hub of Dapto. Currently the existing Bridge 1 has an approx. deck length of 33m and frequently isinaccessible due to flood waters rising [most racently 2 wasks ago ). Council proposas to incraase the serviceability of this
cresk crossing with a bridge deszigned to Q10 levels and therefore increasad deck length. A rate of $7,400m2 (as perthe GHD 2010 recommendations) is applied due to construction proposed under live traffic conditions resulting in half bridge
construction methodology which expands the construction period justifying the rate used.

Int23 and Int25 — Both intersections are outside the Plan arez and have been signalised. WCC is to justify the based rate allocation of 5757k and 5520k, and also the reason why the costs are indexed from 2010 when for example the
Marshall intersection was signalised in 2011 (based on NearMap) The upgrade to these intersactions is a diract rasult from increasad vehicle movemeants from the naw West Dapto residents. The rates are as per the GHD 2010
racommendations report. It is agreed that the cost of these intersaction upgrades should only reflect the actual construction cost {if constructed) and not be indexed into the future, howeaver the spreadsheet is simple in nature and indexas
the total amount for all intersections.

Huntly Rd {B41) and Marshall Mount Rd (new rail overbridge) — This issue is about a duplication of rail overbridge upgrade cost, involving the existing bridge B41 on Huntly Rd and a proposed rail bridge on Marshall Mt Rd. The two bridges
cost the same at $7.2M in the WCC costing spreadsheet. Given its proximity (approx.100m apart), it is a choice of one or the other and not both | believe. W hile there is 3 nexus of the upgrade of the existing B41 Huntly Rd rail bridge based on
the supporting studies, | am unable to find, besides the SMEC concept road design, a network planning evidence to justify the need for a new grade separated rail crossing along this realigned Marshall Mt Rd. Council agrees that two bridges
are not required in this location. B41 on Huntley Rd is deemed required [the SMEC designed rail bridge crossing was an option however after raview was deemed not appropriate). Council concluded 57,221,877 should be deleted from the 334
costing spreadshast — [Marshall Mount Rd — Saction 4-Option 1).

B20A and B20B - these two are two bridges in the Plan; however, the 2015 SMEC design identifies one bridge and one culvert for the road section. Please confirm. Correct the SMEC dasign indicates a bridge and culvert design. For sake of
simplicity all watercourse crossings are |abellad as bridges on the §52 plans, however the $34 cost spreadsheet assumes culvart structures as 6m wide bridges. Until detailed analysis and watercourss crossing designs are performed Council
assumes any crossing length less than 6m as 3 culvert structure.

Land acquisition cost for Yallah and Marshall Mount Rd — there are cost discrepancies between what in the Plan (p36) and the costing spreadsheet (provided on 17 June) i.e. 53.5M vs 53.8M and 56.7M vs 58.4M The higher valuss are the
total Iand acquisition costs based on the additional area required by the rats per zoning. Howeaver appointment has been applied to the total land acquisition 33 per the usage of existing vs future community. Council assumes the gapin land
acquisition will be funded via genaral ravenue.

Paynes Rd — the upgrade of this road is not explicitly identified in the technical studies. The nexus of the associzted infrastructure such as bridges B52 and B53 is therefore questionable and whether they are for flood / stormwater
management purposes. Please advise. As par sbove responss to item|c)

Bus stop location — the road sections that form the basis of calculating the number of bus stops are acknowledged, but with overlaps of planned bus routes, it is difficult to verify the route length. Would you be able to supply @ map showing
the location of the routes? Council is awsiting a report from TFNSW on West Dapto bus routes and servicing to achisve the mode split target. Council has produced itsown conceptual bus routss |s2e below ) which have been usad to estimats
the quantum of bus infrastructure required
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Council this week is much appreciated.

| note the questions here are not exhaustive as we are still reviewing the nexus of the new roads. Regardless, the review of the Plan and associated information is to be finalised next week as mentioned by Marcelle. Therefore any feedback from the
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Thank you

Aut Karndacharuk {Dr)
Senior Research Engineer
Road Safety & Traffic Mansgement

ARRB Group Ltd
2-14 Mountain Steet
Ultimo NSW 2007
AUSTRAUA

From: Marcelle Daunoras [mailto:Marcelle Daunoras@ipart.nsw.gov au]
Sent: Thursday, 23 June 2016 2:18 PM

To: Milan Marecic <MM arecic® wollongong .nsw.gov.3u>; Ron Zwicker <RZwicker@wollongong.nsw.gov.3u>; David Tuszynski <CTuszynski@wollongons.nsw.gov.3u>
Cc: Nicole Haddock <Nicole_Haddock@ipart.nsw.gov.au>; Aut Karndacharuk (Dr)<auttapone karndacharuk @arrb.com.au>
Subject: F\W: HPRM: Draft West Dapto 594 DC Plan - IPART Transport Review - Further Inform stion Request

Hi Milan,
Nicole and | met with ARRB today in relation to their review and progress to date. The project timeframe is tight and ARRB will be finalising their draft report next week.

ARRB have advised they are yet to receive a response to their email request for information below datad 9 Jun . It is understood from the updates Aut has received that some of these issues have been escalsted. In the interests of informed decision
making may request that 3 response is provided by cob Friday 24 June please. This is the latest dste ARRE can accommodate given the timeframe of their draft report. (please note | have forwarded the MMJ Vzlustion report dated 14 Oct 2015to
ARRB which | received during the week)

ARRB will intend to forward a set of more detailed questions shortly which will also require your prompt attention please.

Thanks and regards,
Marcelle

From: Aut Kamdacharuk (Dr) ifto:

Sent: Thursday, 9 June 2016 12:27 PM

To: dtuszynski@wdlongong. nswi.govi.au

Cc: Marcelle Dauncras; David McTieman

Subject: HPRM: Draft West Dapto s34 DCPlan - IPART Transport Review - Further Information Request

Hi David
As per our phone conversation, | am outlining our queries and further information required for a review of the transport components of the draft s34 Plan.

Extent of transport infrastructure upgrade {Quantity)
®*  Asdiscussed, | am unable to dearly identify where the upgrade works are on a plan. Sections 3.5.2.1-3.5.2.4 of the Plan list the item s and quantity with naming conventions (e.g., NR12-NR22, B1-B53 and Int1-Int113) that do not necessarily
match those indicated in the supporting studies [e.g. new roads in GHD 2008, roundabouts and traffic lights in KBR 2007, Road No 1-8 in AECOM 2010 and Bridge A-lin SMEC 2015) mentioned in the attached spreadsheet. Would you please
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provide a cross-referenced plan showing the extent of works? Preferably in a good quality / high resolution diagram so details are readable (unlike many figures in the supporting documents) Please find attachad spreadsheet with road
naming configurations.

*  Appendix A of the two key documents for reviewing nexus is missing: one isin in the 2010 GHD report for reference plans and the other in the 2010 AECOM report for road cross-sections. It'd be great if these can be provided. Unfortunately
Council doesn’t have access to these missing documents.

Cost estimate
®*  Table 43 (Schedule of works and cost estim ates) of the Plan shows the quantity and costs per road segment. Each road-segment item includes road [pavement), intersection and bridge components. Would you be able to provide me with a

spreadsheet to demonstrate how each component is detemmined, particularly the rates used. The information request in the first bullet point will certainly help to understand how many intersections and bridges are in each road segment.
Council has provided the supporting work schedules which provide the cost breakdown for each road and associsted road works.

*  Section 3.2 [page 18) of the Plan indicates 15% contingency allowance whereas Table 4.3 [page 36) a construction contingency of 20% additional to 10% design and project management provisions. Please clarify. The contingencias stated within

the Work Schedules should be taken 35 the proposed contingencias. The text in the written document will be amended as required. The pravious iterations of the Waeast Dapto Section 34 Plan used a contingency of 15 3% across all infrastructure

types. This remains the same for open space, community facilities and drainage infrastructure. However for road and bridge infrastructure, Council has adopted a 20% construction and 10% design contingency to reflect the true costs being

encountarad in the release area with the provision of this infrastructure type. Thess contingencies are also consistent with IPART’s benchmark recommeandations

* |do notseem to have ‘MMJ letter dated 14 Oct 2015 Re West Dapto Land Indicative Acquisition Values’ identified in the attached. Please supply. The MMJ letter has been providaed for your conzideration

TRACKS modelling information
®*  For completeness of our review, I'd like to see what W CC intended to provide for the missing item ‘TRACKS Land USE / Transport Models' listed in Part 5 of the plan (page 39). Please respond. Council is revizwing the model and will advisz
shortly

*  |am not sure when the models were |ast updated, but it'd be helpful to receive the four appendices included in the 2010 WCC transport modelling & analysis report [item 26 listed in Part 5 of the Plan) to understand the modelling outputs for
stages 1and 2. Please supply. Council is reviewing the model and will advise shortly

Level of details {Stages 1-4 vs Stage 5) for designand cost estimate

* Conceptdesign of Stage 5 of the Release Area (Yallah-Marshall Mount) has been undertaken by SMEC in 2015, which gives more accuracy to the cost estimate, and, in effect, supersedes any design and costing done prior for the area (eg. SMEC
design of the east end of Yallah Rd differs from what identified earlier). In contrast, the design of Stages 1-4 transport infrastructure is at a strategic, masterplanned level. The two levels of assessment inform ation should be clearly established inthe
process of calculating both quantity and costs with different assumptions [e.g. rates and contingency). Please respond. Concept designs were undertaken for Stage 5 [Yallah-Marshall Mount) in conjunction with 3 Planning Proposal to rezone the arsa
for urban purposes. This Planning Proposal is awsiting an appropriate funding mechanism to deliver the required infrastructure and the findings of the IPART assessment of the Draft West Dapto Section 34 Developmeant Contributions Plan.

Stages 1 and 2 have been rezoned forurban development, and Council is in the process of 3ssassing and determining Neighbourhood Plans and Davelopment Applications. The Saction 34 Infrastructure items provided as part of this development
continually informs the current cost estimsates within the $54 Plan.

Stage 3 3nd £ are yet to be rezonad and therefore the level of infrastructure design over these pracincts remains concaptual, which is reflected within the $54 Plan.

The SMECdesign and associated costings relate specifically to Stage 5. The topographical and flooding constraints within this stage differ from those in stages 1to 4. Therefore thase design and cost estimates could not be generalisad across
stages 1-4. Council has maintained the costing approach used in the previous 2015 Plan within the Work Schedules, however the costings have been reviewed to match IPART recommendations and recent tenderad prices for road and bridzge
infrastructure within Stages 1and 2.

West Dapto Contributions Plan 2015
®*  The 2015version of the Plan (not submitted to IPART) available on the Council website contains far more detailed justification of the proposed transport infrastructure works. Would you confirm whether the information in the 2015 report
(pages 51-79) is relevant to this transport-related review of the draft 2016 Plan? The Exhibitad Draft West Dapto Saction 34 Plan was structured to be similar to other Section 34 Plans assessad and considerad by IPART. In the process of
simplifying the written document the public transport saction was summarized. However, the intent and level of provision remains the same as proposad within the 2015 Plan. Therefore we can confirm that the transport-relsted information
within the 2015 Plan can be used for the assessment of the Draft 2016 Plan

Feel free to give me a call if there is any clarification required.
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APPENDIX C

WEST DAPTO NOMENCLATURE
EQUIVALENCE TABLE

Road Name (existing s-94

New name as per Draft s-94

Comments/issues

plan) (IPART)
Road No. 1 NR 12-15, NR19-22 Note includes NR19, same as Fowlers Rd extension (?)
Road No. 2 NR40-41B, NR24-25, NR30-31 | Check NR30
Road No. 3 NR26-27, P3, P4, NR28-29
Road No. 4 ?
Road No. 5 NR42-47B
Road No. 6 NR4-11
Road No. 7 NR49-50
Road No. 8 NR1-3
Avondale Rd A1-7
Bong Bong Rd BB1-8
Cleveland Rd C1-12
Darkes Rd D1-4
Fairwater Dr west & east F1-3

Where is NR16 as shown on maps? Not accounted for in worksheet!

Fowlers Rd NR17-19 Note Fowlers Rd includes NR19, same as N-S Link Rd (?)
Huntley Rd H1-2
Marshall Mt Rd MM1-6 Note - says M5 on sheet 014A but should read MM5

Northcliffe-Reddalls-West
Dapto ext

Nth Marshall Mt Rd
N/A

N/A

N/A

Paynes Rd
Reddalls Rd
Sheaffes Rd
Shone Ave
Smiths Lane
West Dapto Rd
Wongawilli Rd
Wylie Rd

Yallah Rd

NR33-36, R2, NR37-39
NMM1

Local Rd
NR100-103
NR23
P1-P4
Reddalls Rd
S1-4

S1-4

SL1
WD1-15
W1-3

Wylie Rd

Y1-Y3

Marshall Mt Rd to Yallah Rd

Nth Marshall Mt Rd to NR2

Internal road for Lynden View

Note - top part of Paynes Rd is part of Road No. 3 (ie P3, P4)
NB this is section north of WD Rd - not included in $94 plan
Named the same as Shone Ave - not ideal

Named the same as Sheaffes Rd - not ideal

NB this is section north of WD Rd - not included in $94 plan

Note the worksheet doesn'’t refer to Y1-3 at all, instead sections 5 & 6
from GHD/Muller concept road design & costing
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Review of Transport Items in the Draft West Dapto Contributions Plan PRS-16-137-2

APPENDIX D STAGE 5 COST BREAKDOWN OF ROAD SECTIONS 1-7

WCC Cost estimate of Sections 1, 2, 3, 5, 6 & 7 cost breakdown

Road
Section  Road length (m) Proportion % Section length (m) Proportion % SECTION Road length (m) Proposition
1 1500 13% 1 1500 45% 3 2300 38%
2 1800 15% 2 1800 55% 5 560 9%
3 2300 19% Total 3300 100% 6 650 11%
4 2500 21% 7 2500 42%
5 550 5% Sub Total 6010 100%
6 650 6%
7 2500 21%
Total 11800 100%
Notes - Approx road lengths measured from SMEC concept design plans
WCC Cost Estimate Details
Item Description 182 1 2 3,5,6&7 3 5 6 7 4 - Option 1 4 - Option 2
10 General - includes site establishment, contractor supervision, survey/setout, geotechnical analysis, service S 854,750.00 $ 388,522.73 $ 466,227.27  $ 1,834250.00 S 701,959.23 § 170,911.81 $ 198,379.78 $ 762,999.17 $ 873,250.00 $ 873,250.00
20 Clearing & Demolition - includes general site clearing and vegetation, removal of existing wearing course and S 439,107.00 $ 199,594.09 S 239,51291 § 455,69400 S 174,392.05 $ 42,460.67 S 49,28471 S 189,556.57 $ 307,717.00 $ 285,361.00
3.0 Bulk Earthworks - includes cut and fill road box out and batter/verge works S 1,268,16300 $ 576,437.73 S 691,725.27 $ 3,262,142.00 $ 1,248407.09 $ 303,959.99 S 352,810.70 $§ 1,356,964.23 $ 3,559,883.00 $ 2,110,697.00
4.0 Drainage - includes pipes, pits, headwalls, swale drains & scour protection S 1,823,87200 S 829,032.73 § 994,839.27 $ 3,186,111.00 $ 1,219,31037 $ 296,875.57 S 344,587.71 $ 1,325337.35 $ 1,832,323.00 $ 985,796.00
5.0 Pavements - includes road pavement material and construction S 5,619,977.00 S 2,554,535.00 $ 3,065,442.00 S 11,14348800 S 4,264562.80 $ 103832833 §$ 1,205,202.53 $ 4,635,394.34 S 4,844937.00 $ 4,352,461.00
6.0 Concrete works - includes footpath construction, kerbing and pedestrian/traffic islands $ 2,683,81800 S 1,219,917.27 $ 1,463,900.73 $ 4,960,120.00 $ 1,898,21564 $ 46217424 S 536,452.25 $ 2,063,277.87 $ 1,617591.00 $ 756,729.00
7.0 Bridges and culverts - $ 5,350,000.00 $ = $ 5,350,000.00 $ 21,420,94400 $ 2,745547.00 $ 4,280,000.00 $ 392,211.00 $ 14,002,186.00 $ 23,273,877.00 $ 12,772,000.00
8.0 Subsoil drainage - includes subsoil pipes and flush point access S 401,790.00 S 182,631.82 $ 219,158.18  $ 79495500 S 304,225.71 S 7407235 S 85,976.83 $ 330,680.12 $ 319,820.00 $ 86,400.00
9.0 Revegetation - includes topsoil of batters, hydroseeding and 12 month landscape maintenance 5 149,980.00 S 68,172.73 S 81,807.27 $ 282,21400 S 108,002.03 $ 26,296.15 $ 30,52231 § 117,39351 §$ 159,172.00 $ 111,478.00
10.0 k, signage & li king - includes safety barriers, signage and linemarking S 96,984.00 S 4408364 S 52,900.36 S 336,73400 S 128,866.59 $ 3137621 $ 36,41882 S 140,072.38 $ 95,327.00 $ 90,468.00
11.0  Sediment and erosion control - includes haybales, pit inlet filters and sediment fencing S 38,634.00 S 17,560.91 §$ 21,073.09 $ 70,602.00 $ 27,019.07 $ 6,578.56 $ 7,63582 $ 29,368.55 $ 29,602.00 $ 25,984.00
12.0  Services - includes street lighting, signalised intersections, electricity supply, optic fibre supply, potable water S 5,776,640.00 S 2,625,745.45 $ 3,150,89455 $ 9,331,580.00 $ 3,571,153.74 $ 869,498.30 $ 1,009,239.10 $ 3,881,688.85 $ 4,208500.00 $ 4,208,500.00
13.0  Provisional items - excluded S - S -
140  Contractors margin - s 98128500 $ 44603864 $ 53524636 $ 228116600 S 87299198 $ 21255457 246,71512 $ 94890433 §$ 1,648001.00 $ 1,070,876.00
15.0  Identified risk items - $ 1,555,616.00 $ 707,098.18 $ 848,517.82 § 3,905,109.00 $ 1,494,467.67 $ 363,870.39 _ § 422,34956  $ 1,624,42138 $ 1,438,137.00 $ 1,458,079.00
SUBTOTAL $  27,040,616.00 $ 9,859,370.91 $ 17,181,245.09 $ 63,265,109.00 $ 18,759,120.96 $ 8,178,957.14 S  4,917,786.25 $ 31,408,244.65 S 44,208,137.00 $ 29,188,079.00

Notes - Cost of each section based on propotioned road lengths only.
An equal distribution of cost items is assumed based on the road length, however actual quantity of items may differ between sections.
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Glossary

ABS

Apportionment

Condition of
development
consent

Contributions
cap

Contribution
charge

Contributions
plan

CP15

CP24

West Dapto CP

CPI
DPE
EP&A Act

EP&A
Regulation

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART

Australian Bureau of Statistics

The division of the costs equitably between all those who will benefit
from the infrastructure, including any existing population. Full cost
recovery from contributions should only occur where the infrastructure
is provided to meet the demand from new development.

Conditions imposed by a consent authority (eg, council) when
approving an application for development.

The maximum contribution payable by a developer for local
infrastructure per residential dwelling or lot.

The rate used to calculate the total contributions payable by the
developer for different infrastructure categories.

A plan that a council uses to impose a contribution on new
development to help fund the cost of providing new local
infrastructure and services to support that development.

The Hills Shire Council, Section 94 Contributions Plan No 15 — Box Hill
Precinct, June 2015.

Blacktown City Council, Draft Section 94 Contributions Plan No 24 -
Schofields Precinct, October 2013.

Wollongong City Council, Draft Section 94 Contributions Plan West
Dapto Precinct, March 2016.

Consumer Price Index
Department of Planning & Environment
Environmental Planning and Assessment Act 1979

Environmental Planning and Assessment Regulation 2000
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Glossary

Essential
Works List
(EWL)

Greenfield

Growth
Centres

Development
Code

Growth
Centres SEPP

IPART

IPART’s
Benchmark
report

Net
Developable
Area (NDA)

Nexus

The following public amenities or public services are considered
essential works:

- land for open space (for example, parks and sporting facilities)
including base level embellishment

- land for community services (for example, childcare centres and
libraries)

- land and facilities for transport (for example, road works, traffic
management and pedestrian and cyclist facilities), but not including
carparking

- land and facilities for stormwater management, and

- the costs of plan preparation and administration.

Undeveloped land that is suitable for urban development, usually
located in the fringe areas of existing urban development and requiring
significant provision of new infrastructure and services to facilitate
development.

Growth Centres Commission, Growth Centres Development Code, October
2006.

State Environmental Planning Policy (Sydney Region Growth Centres) 2006

Independent Pricing and Regulatory Tribunal

IPART, Local Infrastructure Benchmark Costs - Costing Infrastructure in
Local Infrastructure Plans - Final Report, April 2014.

The land occupied by development, including internal streets plus
half the width of any adjoining access roads that provide vehicular
access, but excluding public open space indicated on the Precinct Plan
and other non-residential and non-industrial zoned land.

The connection between the demand created by the new development,
and the public facilities provided, which is assessed to ensure that
equity exists for those funding the facilities.

IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan



Plan
administration
costs

Practice Note
(2014)

Precinct
planning

Riparian

RMS

Section 94
contributions

SEPP
SIC

Terms of
Reference

Glossary

Plan administration costs are those costs directly associated with the
preparation and administration of the contributions plan. These costs
represent the costs to a council of project managing the plan in much
the same way as the project management costs that are incorporated
into the cost estimates for individual infrastructure items within a plan.
Plan administration costs may include:

- background studies, concept plans and cost estimates that are
required to prepare the plan, and/or

- project management costs for preparing and implementing the plan
(eg, the employment of someone to coordinate the plan).

NSW Planning and Infrastructure, Revised Local Development
Contributions Practice Note - For the assessment of Local Contributions Plans
by IPART, February 2014.

Precinct planning coordinates the planning and delivery of water,
wastewater, recycled water, power, roads, transport and other services
in time to service new communities in Sydney's Growth Centres.

Precinct planning involves detailed investigations into appropriate land
use options, physical environment constraints and infrastructure
requirements.

The riparian area is defined as the part of the landscape adjoining rivers
and streams that has a direct influence on the water and aquatic
ecosystems within them. It includes the stream banks and a strip of
land of variable width along the banks.

Roads and Maritime Services

Section 94 contributions are imposed by way of a condition of
development consent or complying development, and can be satisfied
by:

- dedication of land

- monetary contribution

- material public benefit, or

- acombination of some or all of the above.
State Environmental Planning Policy
State Infrastructure Contributions

Refer to the Terms of Reference received by IPART from the Premier of
NSW on 30 September 2010 outlining IPART's role to assist with the
preparation of revised contributions plan guidelines, and to assess and
report on reviewable contributions plans against the guidelines and
EP&A Regulation.

Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan IPART | 189



Glossary

WCC Wollongong City Council
WDURA West Dapto Urban Releas Area

Works-in-kind =~ The construction or provision of the whole or part of a public facility
that is identified in a works schedule in a contributions plan.

190 | IPART Assessment of Wollongong City Council’s Draft West Dapto Section 94 Development Contributions Plan
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