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INTRODUCTION

Section 94A of the Eavironmental Planning and Assessment Act 1979 (the Act) authorises a consent
authority when determining a development application to impose a condition requiring the applicant to
pay a levy of the percentage, authorised by a contributions plan, of the proposed cost of carrying out the
development. A contributions plan may also specify whether or not an accredited certifier must impose
such a condition when issuing a complying development certificate.

For a consent authority to impose a condition under section 944, a contributions plan that complies with
the Act and the Environmental Planning and Assessment Regulation 2000 {the Regulation) must be in
place.

The Ryde Section 94A Development Contributions Plan 2014 authorises a condition of development
consent or a complying development certificate to require the payment of a fixed levy.

The percentage of the levy and the types or area of development which attract the levy are set out in
other clauses of this Plan.

Levies paid to the Council will be applied towards the provision, extension or augmentation of public
amenities or public services, or towards recouping the cost of their provision, extension or
augmentation.

The Plan applies to the whole City of Ryde local government area (LGA} and repeals all existing
contributions plans within the meaning of the Act in so far as they apply to this Jand.

conomics
Panning
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PART A: SUMMARY
SCHEDULES

The following summary schedules are included in this plan:
Schedule 1: Ten Year Works Schedule
Schedule 2: Summary of section 94A levy rates by proposed cost of development

The schedule of works contained in Schedule 1 of this Contributions Plan identifies the public amenities
and services for which a Section 94A {594A) levy will be required.

The s94A levy rates for different types of development are set out in Schedule 2 of this Contributions
Plan.
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PART B: EXPECTED
DEVELOPMENT AND
DEMAND FOR PUBLIC
FACILITIES

The relationship between expected types of development and the demand for public amenities and
services is established through:

The population projections undertaken by the NSW Bureau of Transport Statistics for Ryde LGA.

The expected development associated with this projected population growth, based on projections by
the City of Ryde and NSW Bureau of Transport Statistics and Australian Bureau of Statistics (ANZSIC} in
relation to dwelling capacities and job forecasts.

The likely population growth will require the provision of additional public facilifies. The likely population
growth will also diminish the enjoyment and standard of public facilities for the existing population
unless new facilities are provided to meet the additional demand.

The population projections undertaken by the NSW Bureau of Transport Statistics for Ryde LGA indicate a
likely growth in population of 23,387 from the 2011 Census population of 110,122 to 123,509 in 2031.
Table 1 illustrates the population projections by age for Ryde LGA and total population projections.

TABLE 1. POPULATION PROJECTIONS FOR RYDE BY AGE

Population 2011 2016 2021 2026 2931
Aged 0-4 6,774 6,799 7,185 7,434 7,738
Aged 5-9 5,827 6,439 6,570 6,832 7,100
Aged 10-14 5,588 5,709 6,332 6,419 6,681
Aged 15-19 5,008 6,056 6,239 6,792 6,906
Aged 20-24 9,998 9,576 10,035 10,189 10,867
Aged 25-29 8,907 9,151 9,317 9,421 9,647
Aged 30-34 8,616 9,028 9,413 9,570 9,727
Aged 35-39 8,494 8,578 9,110 8,411 9,622
Aged 40-44 7,920 8,251 8,454 8,910 9,228
Aged 45-49 7,723 7.567 7,982 8,133 8,596
Aged 50-54 7.006 7,305 7,305 7.655 7,830
Aged 55-59 6,129 6,580 6,949 6,948 7,297
Aged 60-64 5,409 5,635 6,136 6,447 6,489
Aged 65-69 3,992 5,028 5,327 5,785 6,098
Aged 70-74 3,349 3,786 4,822 5,111 5,585
Aged 75-79 2,952 3,142 3,670 4,660 4,992
Aged 80-84 2,652 2,526 2,802 3,331 4,267
Aged 85+ 2,779 3,301 3,595 4,034 4,839
Total 110,122 114,758 121,212 127,082 133,509

Residential development forecasts for the Ryde LGA are based on the dwelling capacity figures for
various town centres, Macquarie Park and other areas taken from the 2010 City of Ryde Local Planning
Study — Housing Study (see Table 2). Council has projected 15,792 additional dwellings within Ryde LGA
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to 2031. The majority of these additional dwellings are expected to occur within Macquarie Park during

the period 2016-2021. The location of the town centres are shown in Figure 2 of Appendrx B.

TABLE 2.

MACQUARIE PARK CORRIDOR AND REST OF THE LGA, 2011-31

Flat / unit / apartment
Town Centre
Macquarie Park
Village
Semi-detached / row [ terrace / townhouse
Infill areas

Tatal Residential

Additional dwellings

2011-16 201621 2021-26 202631
2,084 3,832 2,963 2,963
1,142 1,713 1,427 1,427

875 2,042 1,458 1,458
77 77 77 77
985 985 985 985
985 985 985 985
3,079 4,817 3,948 3,948

HIGH RESIDENTIAL DEVELOPMENT FORECASTS FOR TOWN CENTRES,

2011-31
11,851

5,709
5,833

209
3,941
3,941

15,792

In relation to expected non-residential development, Table 3 shows the floor space forecast for town
centres, Macquarie Park and other employment areas in the Ryde LGA using job forecasts.(To be
inserted)

Note that the projected retail floor space in Macquarie Park does not include the proposed 31,800
square metre expansion of Macquarie Shopping Centre, which is separately accounted for in the income
projections.

According to NSW Bureau of Transport Statistics, Macquarie Park will accommodate over 90 per cent of
the employment growth in the Ryde LGA (17,824 additional jobs to 2031).

The majority of residential and non-residential development in Ryde to 2031 will be accommodated in
the centres identified in Figure 2 in Appendix 3.

TABLE 3. PROJECTED ADDITIONAL COMMERCIAL, RETAIL AND INDUSTRIAL FLOOR
SPACE BY PRECINCT TYPE, 2011-2031
Category 42011-2016 A 2016-2021 A 2021-2026 A 2026-2(031 o
£ 2011-2031
Macquarle Park
Commercial office, research and develapment,
university and hospitals 151,886 m* 208,195 m? 198,248 m® 132,998 m® 691,327 m?
Retait 1,220 m? 7,220 mt 9,570 m? 9570 m* 27,580 m’
Industrial o m 0m? o m? 0 m? o m?
Town Centres
Commercial office, research and developmeni
umversity and hospitals 3,586 m? 3,164 m? 2,530 m? 1,698 m* 10,978 m’
Retail 12,117 mi 6,015 m? 5,943 m? 2,684 m? 26,753 m?
Industrial 0 m? o m? o0 mt 0 m? o m?
Other areas
Commercial office, research and developenent,
university and hospitals 2,290 m* L34 mt Lis mt 1,103 m" 5,883 m?
Retail 2615 m' 2803 m' 2483 m'  L7S1m' 9,052 m?
industrial 0 m? 0 m® o m? o m? 0 mt
Total 173,713 m* 228,638 m* 220,023 m* 149,804 m' 772,178 m?
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PART C: ADMINISTRATION
AND OPERATION OF THE
PLAN

This development contributions plan is called the Ryde Section 94A Development Contributions Plan
2014,

This Contributions Plan applies to all land within City of Ryde LGA, as shown on the maps in Appendix B
and to all development on such land

For the avoidance of any doubt, this plan applies to development in Macquarie Park involving additional
height or floor space that is permitted by Part 7 of Rvde Local Environmental Plan 2013.

This Contributions Plan applies to the granting of development consents and the issuing of complying
development certificates under Part 4 of the Act. The $94A levy rates for different types of development
are set out below: (Council has resolved to exempt development costing less than $350,000, where the
Act exempts development costing less than $100,000.)

Area Type of development Cost* threshold Levy
rate
Qutside centres | Secondary dwelling on site (e.g. granny S0 - $350,000 0.0%
{as shown in flat}
Figure 1)
$350,001 - 5450,000 0.5%
$450,001 plus 0.25%
All other development $0 - $350,000 0.0%
$350,001 - $450,000 0.5%
$450,001 plus 1.0%
Inside centres | All development (outside Macquarie 50 - $350,000 0.0%
Park)
{as shown in $350,001 - $450,000 0.5%
Figure 1)
$450,001 - $550,000 1.0%
$550,001 plus 3.0%
Macquarie Park | All development $0 - 350,000 0.0%
Corridor
$350,001 - $450,000 0.5%
$450,001 - $550,000 1.0%
$550,001 plus 4.0%
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FIGURE 1. CENTRES IN RYDE LGA

This Contributions Plan precludes the imposition of a condition under 594 of the Act in respect of the
development to which this plan applies.
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Development exempted by Ministerial direction under Section 94E of the Act

In accordance with the Ministerial direction dated 10 November 2006 in Appendix 8, and until that
direction is amended, repealed or revoked,a levy under 5944 of the Act will not be imposed in respect of
development:

Where the proposed cost of carrying out the development is 5100,000 or less,

For the purpose of disabled access,

For the sole purpose of providing affordable housing,

For the purpose of reducing a the consumption of mains-supplied potable water, or reducing the energy
consumption of a building,

For the sole purpose of the adaptive reuse of an item of environmental heritage, or

Other than the subdivision of land, where a condition under section 94 of the Act has been imposed
under a previous development consent relating to the subdivision of the land on which the development
is to be carried out.

In accordance with the Ministerial direction dated 14 September 2007, and until that direction is
amended, repealed or revoked, a levy under 594A of the Act will not be imposed in respect of
development consents to carry out development for the purposes of any form of seniors housing as
defined in State Environmental Planning Policy (Seniors Living} 2004 granted to a social housing provider
as defined in that SEPP.

In accordance with the Ministerial direction dated 9 September 2009, and until that direction is
amended, repealed or revoked, a levy under $94A of the Act will not be imposed in respect of any
component of a government school or non-government school (within the meaning of the Education Act
1990) development that is a ‘Building the Education Revolution’ project undertaken pursuant to the
Building the Education Revolution program and funded by the Commonwealth under the Nation Building
and Jobs Plan, Appropriation 9Nation Building ond Jobs) Act (No.1) 2008-2009 and the Approprigtion
{Nation Building and lobs) Act (No.2) 2008-2009.

This Contributions Plan commences on [iris2r when],

The primary purposes of this contributions plan are:

To authorise the imposition of a condition on development consents and complying development
certificates requiring the payment of a levy pursuant to section 94A of the Act

To assist the Council to provide the appropriate public facilities which are required to maintain and
enhance amenity and service delivery within the area

To publicly identify the purposes for which the levies may be applied

This Plan repeals the Ryde Section 94 Development Contributions Plan 2007.

Draft Development Contributions Plan 8



An accredited certifier to whom an application for a complying development certificate is made under
585A(1) of the Act in respect of development to which this plan applies, must impose a condition under
594 A, of the Act in accordance with this Contributions Plan if 3 complying development certificate is
issued in respect of the development. The method by which the amount of the levy is determined is set
out in clause 1.7.

The Levy payable in respect of development will be determined by the consent authority on the basis of
the proposed cast of carrying out the development, the corresponding levy rate as set out in Schedule 2
and calculated as follows:

Levy payable =%Cx5C

Where

%L is the levy rate applicable as set out in Schedule 2 corresponding to the proposed
cost of carrying out the development

SC is the proposed cost of carrying out the development determined by the consent

authority in accordance with clause 25) of the Regulation.

The procedures set out in Appendix A to this Contributions Plan must be followed to enable the consent
authority to determine the proposed cost of carrying out the development.

A Levy imposed by a condition in a development consent {other than a complying development
certificate} must be paid to the Council at the time specified in the condition that imposes the Levy. If no
such time is specified, the Levy must be paid prior to the issue of a construction certificate or a
complying development certificate.

A Levy imposed by a condition in a complying development certificate must be paid before the
commencement of any building work or subdivision work {within the meaning of, the Act) that is
authorised by the certificate.

Levies paid to the Council under this Contributions Plan will be applied towards the provision, extension
or augmentation, or recouping the cost of the provision, extension or augmentaticn, of such of the
public amenities and public services specified in Schedule 1 as the Council considers is in the public
interest and reasonably practicable to do so. Levies will be applied by the Council in accordance with the
priorities identified in the Works Schedule to the extent that it is not inconsistent with this Contributions
Plan in so far as the Council considers it reasonably practicable to do so. Refer to Schedule 1. Schedule of
Works and Appendix C Maps.
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The amount of a levy required to be paid to the Council under a condition of development consent or a
complying development certificate imposed in accordance with this Contributions Plan will be adjusted
hetween the time of the impaosition of the condition and the time of payment. This will be done by
adjusting the proposed cost of carrying out the development {on which the calculation of the amount of
the levy is based) to which the condition applies to reflect quarterly] variations te readily accessible
index figures such as CPI or Building price Index between the date the proposed cost was determined by
the consent authority and the date the levy is required to be paid.

Deferred or periodic payments of a Levy may be permitted only with the approval in writing of the
Council in the following circumstances: where the deferred or periodic payment of the contribution will
not prejudice the timing or the manner of the provision of public amenities and public services included
in the Works Schedule in Schedule 1,

Council may approve deferred or periodic payments, provided Council is satisfied with proposed security
on terms.

A planning agreement under s93F of the Act may provide that s94A of the Act is wholly or partly
excluded from applying to development to which the agreement applies. This means that, if the
applicant and the Council agree, a planning agreement may be entered into in connection with the
granting of a development consent {other than a complying development certificate} as an alternative to
the imposition of a condition requiring the payment of the levy under this Contributions Plan.

A condition of development consent {other than a complying development certificate) may provide that
a levy must be paid to the Councii under this Contributions Plan unless, hefare the time payment is due,
the applicant has entered into a planning agreement with the Council.

A development consent that has been granted that is subject to a condition requiring a levy to be paid to
the Council under this Contributions Plan may, upon application being made to the consent authority
and subject to the Council’s approval under the Act, be modified at any time to require a planning
agreement to be entered into instead of payment of the levy.

Conditions authorised by this Plan are subject to any direction given by the Minister under Section 94€
of the Act. This Plan authorises the imposition of conditions in accordance with any such direction.
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Council means Ryde City Council.

Contributions Plan means this plan

Levy means a levy under section 94A of the Act authorised by this plan.

The Act means the Environmental Planning and Assessment Act 1979

The Regulation means the Envirpnmental Planning and Assessment Regulation 2000

For the purposes of the consent authority determining the proposed cost of carrying out the
development in accordance with clause 25) of the Regulation, the applicant is to submit the following to
the consent authorit:

A cost summary report in accordance with Appendix D in respect of development where the estimated
development costs is $499,999 or less.

A Quantity Surveyor’s Detailed Cost Report in accordance with Appendix D, in respect of development
where the estimated development costs is $500,000 or more.

To avoid doubt, section 25) of the Environmental Planning and Assessment Act 1979 sets out the things
that are included in the estimation of the development costs by adding up all the costs and expenses
that have been or are to be incurred by the applicant in carrying out the development, including the
following:

if the development involves the erection of a building, or the carrying out of engineering or construction
work—the costs of or incidental to erecting the building, or carrying out the work, including the costs (if
any) of and incidental to demolition, excavation and site preparation, decontamination or remediation
if the development involves a change of use of land—the costs of or incidental to doing anything
necessary to enable the use of the land to be changed

if the development involves the subdivision of land—the costs of or incidental to preparing, executing
and registering the plan of subdivision and any related covenants, easements or other rights.

Upon reviewing a cost summary report or a Quantity Surveyor’s Detailed Cost Report, the Council may,
at the applicant’s cost, engage an independent person to verify the costs.

Approved persons for the provision of cost estimate reports where Council is consent
authority

For the purpose of clause 25J{2) of the Regulation, the following persons are approved by the Council as
consent authority to provide an estimate of the proposed cost of carrying out development in the
following circumstances:

Where the proposed development cost is $499,999 or less— a person who, in the opinion of the Council,
is suitably qualified to provide a cost summary report,

Where the proposed development cost is $500,000 or more — a quantity surveyor who is a registered
member of the Australian Institute of Quantity Surveyors to provide a Quantity Surveyor’s Detailed Cost
Report

Draft Development Contributions Plan 11
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SCHEDULE 2: SECTION 94A
LEVY RATES

Schedule 2: Summary of section 94A levy rates by praposed cost of development

Area Type of development - | Cost* threshold Levy
. | rate
Outside centres | Secondary dwelling on site (e.g. granny | $0 - $350,000 0.0%
(as shown in flat)
Figure 1)
$350,001 - $450,000 0.5%
$450,001 plus 0.25%
All other development $0 - 350,000 T 0.0% [
$350,001 - $450,000 0.5%
$450,001 plus 1.0%
Inside centres All development {outside Macquarie $0 - $350,000 0.0%
Park)
{as shown in $350,001 - 5450,000 0.5%
Figure 1}
$450,001 - $550,000 1.0%
$550,001 plus 3.0%
Macquarie Park | All development $0 - 350,000 0.0%
Corridor
$350,001 - 5450,000 0.5%
$450,001 - $550,000 1.0%
$550,001 plus 4.0%

*Cost as defined in the Environmental Planning and Assessment Reguiation 2000, 25J Section 94A Levy -
Determination of proposed cost of development.

**Town Centres are £astwood Town Centre, Gladesville Town Centre and Victoria Road Corridor,
Meadowbank Employment Area, Ryde Town Centre and West Ryde Town Centre as described by the City
of Ryde in the Ayde Local Environment Plan (LEP) 2013, Ryde Development Control Plan 2010 and Public
Domain Technical Manuals.

*** A5 described by the City of Ryde in the Ryde Local Environment Plan (LEP) 2013, Ryde Development
Control Plan 2010 and Public Domain Technical Manuals. This area is taken to include any Urban
Activation Areas that may be designed within the Macquarie Park Corridor for the purposes of this
contributions plan.

Conditions authorised by this Plan are subject to any direction given by the Minister under section 94E
{s94E) of the Act.
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APPENDIX A: MINISTERIAL
DIRECTION

ENVIRONMENTAL FLANRNING AND ASSESSMENT ACT 1979

DIRECTION UNDER SECTION 9%4E

I, the Minister for Planning. wiidir section 94E of tlie Environmental Planning und Assexsment Act
1979 (*the Act™), direct consent authorities that:

(1) The maximwum percentage of the levy for develapment under section 9A of the Act, having a
propased cost within the range specified in the Table to Schedule A, is to be calculated in
accordance with that Table

(2) Despite subclause (1), a levy ander section 94A of the Act cannot be imposed oa development:
a) for the puijuase of disabled access,
b) for the sole purpose of affordable hewsing,

¢} for the purpose of reducing the cossunaiion of mains-supplied jxstsble water, or reducing
the cnetgy consumption of a building,

d) for the sole parppse of the pdaptive reuse of an item of envirommental heritage, or

e} other thai the subdivision of larad, where a camlition under section 94 of the Act has besn

imnposad under a previous develag cudisimd relating 1o the subdivision of the band on
which the developisani is propused Lo be carmied out.

In this direction winds and exjwessions e have the same meaning as they have in the Act
The term “item” and “envinsimenial herilinge™ have the same meaning as in the Heritage Act 1977,

~

This direction s mm apply 1o develapessnt applications and applications for complying
development certificates finally determined before 1 December 20046,

/adw

FRANK SARTOR, M.P.,
Minister for Planning,
Sydney

[Dated: 10 Novenber 2004)

SCHMEDULE A
Proposed cost of the devel Maximum prreentage of the levy
Ugt to S10K,000 Nil
3100,001-5 203, 06K 0.5 jurcent
More than 5200, [¥K 1.0 pewcent
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APPENDIX B: MAPS

FIGURE 2. CENTRES IN RYDE LGA

In centre
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APPENDIX C: FORMS

Development Cost no greater than 5500,000.

DEVELOPMENT APPLICATION . No. REFERENCE:
COMPLYING DEVELOPMENT CERTIFICATE APPLICATION No.
CONSTRUCTION CERTIFICATE No. DATE:

APPLICANT'S NAME:

APPLICANT'S ADDRESS:

DEVELOPMENT N;ME:

DEVELOPMENT ADDRESS:

ANALYSIS OF DEVELOPMENT COSTS:

Demolition and alterations T 5 Hydraulic services 5

Structure 13 Mechanical services $
_'ELterna_lwaIIs, windows and doars 1 s Fire services | s

Internal walls, screens and doors H Lift services s
| wall finishes | s External works s

Floor finishes S External services 1 $ |

Ceiling finishes | ] _Other related work |5

Fittings and equipment 5 Sub-total 1'%

Sub-total above carried forward ]

Preliminaries and margin $

Sub-total $

Consultant Fees $

QOther related development costs s

Sub-total s

Goods and Setvices Tax 4

TOTAL DEVELOPMENT COST $

1 certify that | have:

inspected the plans the subject of the application for development consent or construction certificate.
calculated the development costs |n accordance with the definition of development cests in clause 25J of the
Environmental Planning and Assessment Regulation 2000 at current prices.

included G5T in the calculation of development cost.

Signed:

Name!

Position and Qualifications:
Date:
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Registered Quantity Surveyor’s Detailed Cost Report

Development cost of $500,000 or more.
DEVELOPMENT APPLICATION

No. REFERENCE:

COMPLYING DEVELOPMENT CERTIFICATE APPLICATION No

CONSTRUCTION CERTIFICATE No.

DATE:

APPLICANT'S NAME:

APPLICANT'S ADDRESS:

DEVELOPMENT NAME:

DEVELOPMENT ADDRESS:

DEVELOPMENT DETAILS

Gross Floor Area — Commercial (m2}

| Gross Floor Area - Other [m2]

———

Gress Floor Area — Residential (m2|
Gross Floor Area — Retail (m2)
Gross Floor Area — Car Parking {m2})

Total Gross Floor Area (m2]

1 Total Site Area (m2}

Total Car Parking Spaces (m2)

Total Development Cost 5
Total € tlon Cost B
Total GST §

ESTIMATE DETAILS

Professional Fees s Evy $
% of Development Cast § Cost per square metre of sitearea $
% of Construction Cost ] Car Park $
D liticn and Site Pregaration § Cost per square metre of site area s
Cost fer sauare metre of site area 1 5 Cost pier snace 5
; Construction — Commercial _ 3 | Fit-out—c cial $
|_Cost per sguare metre of commercial area 5 Cost per sguare metre of commercial area s
. Construction - Residential 15 Fit-out - Residential 3
Cost per sguare metre of residential area 4 Cost per sguare metre of residential area g
|_Construction —Retall 13 Fit-out = Retall L
| Cost per square metre of retail area 4 Cost per sqjuare metres of retail area 5

I certify that | have:

Inspected the plans the subject of the application for development consent or construction certificate
Prepared and attached an elemental estimate generally prepared in accordance with the Australian Cost
Management Manuals from the Australian Institute of Quantity Surveyors.

Calculated the development costs in accordance with the definition of development costs in the $54A
Development Contributions Plan of the City of Ryde at current prices.

Included GST in the calculation of development cost.

Measured gross floor areas in accordance with the Method of Measurement of Building Area in the AIQS Cost

Management Manual Volume 1, Appendix A2.

Signed:

Name:
Position and Qualifications:

Date:
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Contact us

CANSERNRA

Level 1, 55 Woolley Street
Dickson ACT 2602

+61 2 6262 7603
sgsact@sgsep.com.au

HOBART

Unit 2, 5 King Street
Bellerive TAS 7018

+61 {0)439 941 934
sgstas@sgsep.com.au

MELBOURNE

Level 5, 171 La Trobe Street
Melbourne VIC 3000

+61 3 8616 0331
sgsvic@sgsep.com.au

SYONTY

209/50 Holt Street
Surry Hills NSW 2010

+61 2 8307 0121
sgsnsw@sgsep.com.au

& Planning



