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1. Summary of the Plan 

1.1. Preamble 

The East Leppington Precinct is an urban ǊŜƭŜŀǎŜ ŀǊŜŀ ƛƴ {ȅŘƴŜȅΩǎ {ƻǳǘƘ ²Ŝǎǘ DǊƻǿǘƘ /ŜƴǘǊŜΦ ¢ƘŜ tǊŜŎƛƴŎǘ 

traverses land in Camden, Campbelltown and Liverpool local government areas. 

A range of new and augmented infrastructure needs to be planned, programmed, funded and delivered in order 

to sustain this planned development.  

The infrastructure will be delivered or coordinated by a number of parties including State Government public 

authorities, State owned corporations, councils, developers and private providers.  

Councils typically fund the provision of local infrastructure through a combination of general revenue (from rates 

and other charges), development contributions under the Environmental Planning and Assessment Act, and 
grants from the State or Commonwealth government.  Much of the capital cost of local infrastructure in new 

urban areas is funded by development (i.e. section 94) contributions, as there is a clear relationship between the 

need for new or upgraded infrastructure and population growth attributable to new development. 

This Plan addresses the provision in the Precinct of those public amenities and public services - or local 

infrastructure - to be delivered by or on behalf of Liverpool City Council. This infrastructure includes: 

Á traffic and transport management facilities, such as new roads and intersections.  

Á water cycle management facilities, such as detention basins and stormwater channels; and 

Á open space and recreation facilities, such as recreation centres, sports fields, sports courts, playgrounds, 

walking trails and bike paths. 

1.2. Summary of contribution rates and works schedule costs 

Tables 1.1 and 1.2 on the following pages show the contribution rates applicable to development works and land 

acquisition the subject of this Plan, and the total value of works and land to be funded by contributions anticipated 

under this Plan. 
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Table 1.1: Monetary Contribution Rates 

ESSENTIAL 
INFRASTRUCTURE 

    
RESIDENTIAL 

DEVELOPMENT 
  

ALL 
DEVELOPMENT 

Item 

Item Cost 
apportioned to 

East 
Leppington 

$ per 
additional 

person 

$ per residential 
lot for a dwelling 

house 

$ per attached 
dwelling, semi-

attached 
dwellings and 
multi-dwelling 

housing 

$ per hectare of 
equivalent NDA 

Open Space           

Land $5,590,060 $1,581 $5,376 $4,111   

Works $5,314,097 $1,503 $5,110 $3,908   

Subtotal $10,904,157 $3,084 $10,486 $8,019   

Roads           

Land $1,063,104 $301 $1,022 $782 $16,172 

Works $7,824,257 $2,213 $7,524 $5,754 $119,021 

Subtotal $8,887,361 $2,514 $8,547 $6,536 $135,192 

Drainage           

Land $8,866,385       $126,740 

Works $11,720,920       $167,544 

Subtotal $20,587,305       $294,283 

Plan Administration           

Allowance $372,889 $105 $359   $5,330 

Subtotal $372,889 $105 $359 $0 $5,330 

TOTAL $40,751,712 $5,703 $19,392 $14,555 $434,806 
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1.3. Overview and structure of Plan 

Section 94 of the Environmental Planning and Assessment Act 1979 (EP and A Act) authorises a consent authority 
to grant consent to the proposed development subject to a condition requiring the payment of a monetary 

contribution, or the dedication of land free of cost, or a combination of them, towards the provision of public 

amenities and public services to meet the needs of the development. 

This Plan has been prepared to authorise the imposition of section 94 contributions on development expected to 

occur in that part of the East Leppington Precinct that is situated in the Liverpool LGA. 

This Plan has been prepared:  

Á in accordance with the EP and A Act and Environmental Planning and Assessment Regulation 2000 (EP and 

A Regulation); and 

Á having regard to the latest Practice Notes issued by the NSW Department of Planning. 

There are minimum requirements for section 94 contributions plans set out in Division 1 C Clause 27 of the EP 

and A Regulation.  Each requirement, and reference to the clause or Part of this document that deals with that 

requirement, are listed below: 

The purpose of the plan Clause 2.6 

The land to which the plan applies Clause 2.8 

The relationship or nexus between the expected development in the area and 

the community infrastructure that is required to meet the demands of that 

development 

Part 4 

The formulas to be used for determining the reasonable contributions required 

from expected development for different types of community infrastructure; 

Clauses 4.2.2, 4.3.2, 

4.4.2, 4.5.2, 4.6.2 

The contribution rates for the anticipated types of development in the area; Clause 1.2 

¢ƘŜ ŎƻǳƴŎƛƭΩǎ ǇƻƭƛŎȅ ŎƻƴŎŜǊƴƛƴƎ ǘƘŜ ǘƛƳƛƴƎ ƻŦ ǘƘŜ ǇŀȅƳŜƴǘ ƻŦ ƳƻƴŜǘŀǊȅ ǎŜŎǘƛƻƴ 
94 contributions, and the imposition of section 94 conditions that allow 

deferred or periodic payment, 

Clauses 2.16 and 2.17 

Maps showing the specific public amenities and services proposed to be 

provided by the council, supported by a works schedule that contains an 

estimate of their cost and staging (whether by reference to dates or thresholds) 

Part 5 

If the plan authorises monetary section 94 contributions or section 94A levies 

paid for different purposes to be pooled and applied progressively for those 

purposes, the priorities for the expenditure of the contributions or levies, 

particularised by reference to the works schedule. 

Part 5 

The Plan is structured in the following Parts: 

Part 1 (this Part) contains an introduction and summary schedules; 

Part 2 contains provisions that describe the contributions framework, essential details of the Plan, and how 

section 94 contributions for development in the East Leppington Precinct will be imposed, settled and managed; 

Part 3 documents the expected development in the Precinct and the likely demand for infrastructure arising 

from that development; 

Part 4 discusses infrastructure costs and delivery, and for each infrastructure category describes the relationship 

between development and infrastructure which culminates in a contributions formula; 

Part 5 contains schedules describing the proposed infrastructure addressed by the Plan; and also contains 

location maps of this infrastructure; 

References and attachments. 
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2. Administration and operation of the Plan 

2.1. Definitions used in this Plan 

Except where indicated in this clause, the definitions of terms used in this Plan are the definitions included in the 

EP and A Act, EP and A Regulation and the Standard Instrument ς Principal Local Environmental Plan, and are 

adopted by this Plan. 

Lƴ ǘƘƛǎ ŎƭŀǳǎŜΣ ΨŜȄƛǎǘƛƴƎΩ ƳŜŀƴǎ ŀǘ ǘƘŜ ŘŀǘŜ ƻƴ ǿƘƛŎƘ ǘƘƛǎ tƭŀƴ ŎŀƳŜ ƛƴǘƻ ŜŦŦŜŎǘΦ 

In this Plan, the following words and phrases have the following meanings: 

Bank Guarantee means an irrevocable and unconditional undertaking without any expiry or end date in favour of 

the Council to pay an amount or amounts of money to the Council on demand issued by an Australian bank, non-

bank financial institution, or insurance company subject to prudential supervision by the Australian Prudential 

wŜƎǳƭŀǘƻǊȅ !ǳǘƘƻǊƛǘȅ ŀƴŘ Ƙŀǎ ŀ ŎǊŜŘƛǘ ǊŀǘƛƴƎ ƻŦ Ψ!Ω ƻǊ ŀōƻǾŜ όŀǎ ŀǎǎŜǎǎŜŘ ōȅ {ǘŀƴŘŀǊŘ ŀƴŘ tƻƻǊǎύ ƻǊ Ψ!нΩ ƻǊ ŀōƻǾŜ 

όŀǎ ŀǎǎŜǎǎŜŘ ōȅ aƻƻŘȅΩǎ LƴǾŜǎǘƻǊǎ {ŜǊǾƛŎŜύ ƻǊ Ψ!Ω ƻǊ ŀōƻǾŜ όŀǎ ŀǎǎŜǎǎŜŘ ōȅ CƛǘŎƘwŀtings) 

Attributable cost means the estimated cost for each item in the works schedules set out in Part 5 of this Plan, 

which may differ from the final actual cost of the item. It will be the value used in determining the amount of any 

offset of monetary contributions as a result of any works-in-kind proposal. 

Council means Liverpool City Council 

CPI means the Consumer Price Index (All Groups - Sydney) published by the Australia Statistician. 

EP and A Act means the Environmental Planning and Assessment Act 1979.  

EP and A Regulation means the Environmental Planning and Assessment Regulation 2000.  

ILP means East Leppington Indicative Layout Plan. 

LGA means local government area. 

Liverpool Precinct means the area of land shown in Figure 2.1 of this Plan. 

Net Developable Area means the area of land to which a development application relates and includes the area 

of any land that the development consent authorises, or requires, to be used as a road, or reserved or dedicated 

as a public road but excludes:  

Á existing roads to be used as part of the proposed road network; 

Á existing educational establishments (as defined in the Standard Instrument - Principal LEP); 

Á any part of the land that is below the level of a 1:100 ARI flood event, if that part of the land is unsuitable 

for development by virtue of it being at or below that level; 

Á any land that the development consent authorises, or requires, to be reserved, dedicated or otherwise set 

aside as, or for the purpose of, any of the following: 

(a) a government school (within the meaning of the Education Act 1990); 

(b) a tertiary institution, including a university or TAFE establishment, that provides formal education and is 

constituted by or under an Act. 

(c) an emergency services facility; 

(d) a health services facility owned and operated by a public authority;  

(e) a golf course; 

(f) a passenger transport facility; 

(g) a public reserve or a drainage reserve (within the meaning of the Local Government Act 1993); 

(h) a public transport corridor (other than a road corridor); 

(i) a public utility undertaking; 
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(j) roads or other public amenities or public services, in connection with which development contributions 

have been imposed under section 94 or section 94A of the Act or may be imposed in accordance with a 

contributions plan approved under section 94EA of the EP and A Act; 

(k) roads or other infrastructure in connection with which special infrastructure contributions have been, or 

may be, imposed in accordance with section 94EF of the EP and A Act; 

Planning agreement means a voluntary planning agreement referred to in section 93F of the EP and A Act. 

Residential Accommodation has the same meaning as in the State Environmental Planning Policy (Sydney Region 

Growth Centres) 2006. 

Social Infrastructure Assessment means the report - Social Infrastructure and Open Space Assessment, East 

Leppington Precinct prepared by Elton Consulting, June 2013. 

Special Infrastructure Contribution means a contribution referred to in section 94EF of the EP&A Act. 

State Environmental Planning Policy (Sydney Region Growth Centres) 2006 means the State Environmental 

Planning Policy amended from time to time. 

Works in kind means the undertaking of a work or provision of a facility by an applicant which is already 

nominated in the works schedule of a contributions plan as a means of either fully or partly satisfying a condition 

of consent requiring development contributions to be made. 

Works schedule means the schedule of the specific public facilities for which contributions may be required as 

set out in Part 5 of this Plan. 

2.2. Name of the Plan 

This Plan is called the Liverpool Contributions Plan 2014 - East Leppington Precinct. 

2.3. Land to which Plan Applies 

This Plan applies to all of the land identified in Figure 2.1. 

This Plan applies generally to all of the land situated within the East Leppington Precinct that is also within the 

Liverpool local government area (LGA). 

2.4. Purposes of the Plan 

The purposes of the Plan are to:  

Á Provide an administrative framework under which specific public amenities and services strategies to serve 

the Precinct may be implemented and coordinated. 

Á Ensure that adequate public amenities and services are provided for as part of any new development in the 

Precinct. 

Á To authorise the Council or accredited certifiers to impose conditions under section 94 of the EP&A Act when 

granting consent to development on land to which this Plan applies. 

Á Provide a comprehensive strategy for the assessment, collection, expenditure accounting and review of 

development contributions relating to the Precinct on an equitable basis. 

Á Ensure that the existing community is not burdened by the provision of public amenities and services 

required as a result of future development in the Precinct. 

Á Enable the Council to be both publicly and financially accountable in its assessment and administration of 

the Plan. 
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2.5. Adoption of the Plan 

The Plan was adopted by Council on 26 May 2015 and came into effect on 3 June 2015. 

The Plan applies to development applications determined after the date on which the Plan came into effect. 

Amendments to Contributions Plan 

Liverpool Contributions Plan 2014 has been amended as follows: 

No Adoption date Amendment date Description of Amendment 

1 10 June 2020 10 June 2020 Enacted Council resolution of 29 April 2020 to implement 

Covid-19 response. 

 

Source: Department of Planning and Infrastructure, ILP 12.6 Updated 4th July, 2013 

Figure 2.1 Land to which this Plan applies 
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2.6. Relationship to other plans 

Immediately prior to this Plan coming into effect, the land to which this Plan applies was subject to section 2.9 of 
the Liverpool Contributions Plan 2009. This Plan repeals section 2.9 of the Liverpool Contributions Plan 2009 

insofar as it applies to the land to which this Plan applies (refer Figure 2.1). 

The land to which this Plan applies is not otherwise subject to any contributions plans made under Subdivision 3 

of Division 6 of Part 4 of the EP&A Act. 

This Plan does not limit or otherwise affect any requirements for the payment of Special Infrastructure 

Contributions pursuant to Subdivision 4 of Division 6 of Part 4 of the EP&A Act. 

2.7. Types of development to be levied 

Except as provided for by this clause, this Plan applies to: 

Á Residential Accommodation development, insofar as the Plan authorises the imposition of a requirement 

for a development contribution for the types of public amenities and public services described in clauses 

4.2 to 4.4 of this Plan; and 

Á All other development, insofar as the Plan authorises the imposition of a requirement for a development 

contribution for the types of public amenities and public services described in clauses 4.2 to 4.4 of this Plan. 

This Plan does not apply to development:   

Á for the sole purpose of affordable housing; 

Á for the sole purpose of the adaptive reuse of an item of environmental heritage;  

Á for the purposes of public infrastructure provided by or on behalf of State Government or the Council; 

Á for the purposes of public amenities or public services under this Plan or another contributions plan prepared 

under section 94B of the EP&A Act;  

Á for works to be carried out by Sydney Water, Endeavour Energy or equivalent water, sewer or energy 

provider; or 

Á that in the opinion of Council does not increase the demand for the categories of public amenities or public 

services addressed by this Plan. 

2.8. Authority to require contributions 

2.8.1. Monetary contributions 

This Plan authorises the Council, when granting consent to an application to carry out development to which this 

Plan applies, to impose a condition under section 94 of the EP&A Act requiring the payment of a monetary 

contribution to the Council towards: 

Á the provision of public amenities and public services as specified in the Works Schedule to meet the demands 

of the development; and / or  

Á the recoupment of the cost of public amenities and public services previously provided in advance of 

development within the area.  

This Plan requires the Council or an accredited certifier, when determining an application for a complying 

development certificate relating to development to which this Plan applies, to impose a condition under section 

94 of the EP&A Act requiring the payment of a monetary contribution towards:  

Á the provision of public amenities and public services as specified in the Works Schedule to meet the demands 

of the development; and / or  

Á the recoupment of the cost of public amenities and public services previously provided in advance of 

development within the area.  
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2.8.2. Land contributions 

This Plan authorises the Council, by imposition of a condition of development consent, to require in connection 

with any development on land to which this Plan applies (and in addition to any monetary contribution that may 

be sought) the dedication free of cost to the Council of any part of the development site that is land that is to be 

acquired under this Plan.  

The extent of land that may be required in the consent shall not exceed the amount of land the value of which 

does not exceed the monetary contribution otherwise authorised by this Plan. 

The monetary development contribution otherwise authorised by this Plan shall be reduced by an amount 

corresponding to the value of the land required to be dedicated.  

Where the value of the land exceeds the monetary development contribution otherwise authorised, the 

developer may offer to enter into a voluntary planning agreement dealing with an appropriate settle-up in 

exchange for the dedication of the remainder. 

Further information on land contributions is included in clauses 2.9.5 and 2.11 of this Plan.  

2.8.3. Cap on monetary development contributions 

As part of the State DƻǾŜǊƴƳŜƴǘΩǎ ǎǘǊŀǘŜƎȅ ǘƻ ǎǘƛƳǳƭŀǘŜ ƘƻǳǎƛƴƎ ŎƻƴǎǘǊǳŎǘƛƻƴΣ ƛƴŎǊŜŀǎŜ ƘƻǳǎƛƴƎ ǎǳǇǇƭȅ ŀƴŘ 

improve housing affordability in NSW, the Government now imposes limits on the total monetary contributions 

that a consent authority may impose on certain developments.  

The Minister for Planning issued a direction to the Council under section 94E of the EP&A Act effective from 4 

March 2011 that restricts consent authorities from imposing conditions of consent requiring monetary 

development contributions on development for residential lots or dwellings in excess of the monetary cap 

specified by or under the Direction. 

The monetary cap applying to residential development on the land to which this Plan applies is $20,000 per lot or 

ŘǿŜƭƭƛƴƎΦ IƻǿŜǾŜǊΣ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ǇƻƭƛŎȅ ƛs to allow a cap of $30,000 per lot or dwelling to apply to 

ŘŜǾŜƭƻǇƳŜƴǘ ƛƴ ΨƎǊŜŜƴŦƛŜƭŘ ŀǊŜŀǎΩ ƛƴ ǊŜŎƻƎƴƛǘƛƻƴ ƻŦ ǘƘŜ ƎǊŜŀǘŜǊ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ Ŏƻǎǘǎ ƻŦ ǘƘƻǎŜ ŘŜǾŜƭƻǇƳŜƴǘǎΦ  

Consistent with that policy, this Plan assumes that the Liverpool Precincts will be declared a greenfield area and 
will be subject to a future Direction permitting monetary development contributions up to $30,000 per lot or 

dwelling. 

bƻǘǿƛǘƘǎǘŀƴŘƛƴƎ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ǇƻƭƛŎȅΣ ǘƘƛǎ tƭŀƴ ŘŜǘŜǊƳƛƴŜǎ ǘƘŜ ƳŀȄƛƳǳƳ ǊŜŀǎƻƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘ 

contribution due to expected development in the Liverpool Precincts. The contributions for various types of 

residential development exceed $30,000 per lot or dwelling.  

This is appropriate in order: 

Á to allow IPART to review the extent to which the (capped) development contributions are likely to fund to 

the total cost of public amenities and services required by the development of the Liverpool Precincts; and 

Á to provide information for the State Government, Council and the local community to determine a funding 

strategy to meet the cost of public amenities and services that will not be met (due to the cap) by 

development contributions. 

2.8.4. Obligations of accredited certifiers 

In relation to an application made to an accredited certifier for a complying development certificate: 

Á the accredited certifier must, if a complying development certificate is issued, impose a condition requiring 

a development contribution, if such a contribution is authorised by this Plan; and 

Á any such contribution may only be a monetary contribution required under this Plan; and 

Á the amount of the monetary contribution that the accredited certifier must so impose is the amount 

determined in accordance with this Plan in respect of the development.  

It is the responsibility of the principal certifying authority to accurately calculate and apply the local infrastructure 

contribution conditions to complying development certificates. Deferred payments of contributions required by 

a condition of a complying development certificate will not be accepted. 



  

Liverpool Contributions Plan 2014 ς East Leppington (10 June 2020) 9 

2.8.5. Variation to contributions authorised by this Plan and contributions for 
unanticipated development 

Council retains the right to reduce the development contribution otherwise calculated in accordance with the 

provisions of this Plan. 

! ŘŜǾŜƭƻǇŜǊΩǎ ǊŜquest for variation to a contribution calculated in accordance with this Plan must be supported 

by written justification included with the development application. Such request will be considered as part of the 

assessment of the application. 

There may be circumstances when development is proposed that was not anticipated when this Plan was made 

and that is not specifically identified to be levied under this Plan, but which would if carried out result in the 

provision of, or increase the demand for, the public amenities and services included in this Plan. In these 

circumstances, Council will calculate a reasonable contribution proportionate to the demand for amenities and 

services generated by the unanticipated development, and impose that contribution on the consent for that 

development. 

Notwithstanding the above, an Accredited Certifier other than the Council must not:  

Á vary, waive or modify a development contribution calculated in accordance with this Plan, or  

Á impose any contribution other than a monetary contribution specifically authorised by this Plan 

2.9. Payment of Contributions 

2.9.1. Timing of Payment 

Council requires contributions to be satisfied in full, as follows: 

Development applications involving subdivision only 

Monetary contributions are required to be paid prior to the release of the subdivision certificate whether by 
Council or an accredited certifier (in the case of strata subdivision).  Any dedication of land to Council, in lieu of a 

monetary contribution, shall be shown on the plan of subdivision. 

Development applications involving building work only 

Monetary contributions are required to be paid to Council prior to the issuing of the construction certificate, 

whether by Council or an accredited certifier.  Dedication of land to Council, in lieu of monetary contribution, 

shall be shown on a plan of subdivision, to be registered prior to the issue of an occupation certificate. 

Development applications involving subdivision and building work (for example, dual 
occupancy and integrated housing) 

Monetary contributions are required to be paid to Council prior to the release of the construction certificate or 

subdivision certificate, whichever occurs first, whether by Council or an accredited certifier.  Any dedication of 

land to Council, in lieu of monetary contribution, shall be shown on a plan of subdivision, to be registered prior 

to issue of an occupation certificate. 

Development applications where no building works are proposed 

Monetary contributions are required to be paid to Council prior to occupation / commencement of the 
development.  Any dedication of land to Council, in lieu of monetary contribution, shall be shown on a plan of 

subdivision to be registered prior to issue of an occupation certificate. 

Covid-19 Response 

For Development Applications lodged or approved between 16 April 2020 and 31 December 2020 and for Section 

4.55 modifications lodged in the same period which seek to modify the relevant contributions condition of a 

development consent for which any contributions have not yet been paid, 50% of the contribution can be paid 

prior to the issue of a construction certificate with the remaining 50% payable prior to the issue of the first 

occupation certificate. Any applications during this period that include subdivision must have all contributions 

paid prior to the issue of the Subdivision Certificate.  

For such applications, Council will waive the requirement to have an unconditional bank guarantee in place for 

the duration of the deferral. 
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2.9.2. Obligations of Accredited Certifiers 

It is the responsibility of an accredited certifier issuing a construction certificate to certify that the contributions 

have been paid to Council prior to the issue of the certificate.  The accredited certifier must ensure that the 

applicant provides a receipt (or receipts) confirming that contributions have been fully paid and copies of such 

receipts must be included with copies of the certified plans provided to the Council in accordance with clause 

142(2) of the EP&A Regulation. Failure to follow this procedure may render such a certificate invalid and expose 

the certifier to legal action. 

The only exceptions to the requirement are where Works In Kind, material public benefit, dedication of land 

and/or deferred payment arrangement has been agreed by the Council. In such cases the Council will issue a 

letter confirming that an alternative payment method has been agreed with the applicant. 

2.9.3. Deferred Payments 

Council will allow payment of contributions to be deferred in the following cases only: 

Á where the applicant has the intention and ability to dedicate land or provide a material public benefit in part 

or to full satisfaction of a condition imposed by development consent, and that offer of land or material 

public benefit is acceptable to the Council; or 

Á in other circumstances, to be outlined in writing by the applicant and determined formally by Council on the 

merits of the case. 

In the circumstances where deferred payments are accepted, the debtor must lodge with Council an 
unconditional bank guarantee for the amount to be deferred.  Bank guarantees will be accepted on the following 

conditions: 

Á The guarantee must carry specific wording outlining the purpose for which those contributions were due, for 

example, "drainage contributions for Stage 3". 

Á The guarantee will be for the contribution amount plus the estimated amount of compound interest 

foregone by Council for the anticipated period of deferral (Refer to formula in clause 2.9.4 below). 

Á Council may call up the guarantee at any time without reference to the applicant, however, the guarantee 

will generally be called up only when cash payment has not been received, and land is not dedicated or 

material public benefit not provided by the end of the period of deferral. 

Á The period of deferral must be for a limited time only as agreed where land is to be dedicated or a material 

public benefit is to be provided. The period of deferral may be extended subject to providing a further bank 

guarantee for the extended period in accordance with the above terms.  

Council will discharge the bank guarantee when payment is made in full by cash payment, land transfer or by 

completion of Works In Kind. 

For Development Applications lodged or approved between 16 April 2020 and 31 December 2020 and for Section 

4.55 modifications lodged in the same period which seek to modify the relevant contributions condition of a 

development consent for which any contributions have not yet been paid, a bank guarantee for the deferred 

amount is not required. 

2.9.4. Formula for Bank Guarantee Amounts 

The following formula to be applied to all bank guarantees for contributions is: 

Guarantee Amount = P + P (CI x Y), where: 

P =   Contribution due; 

CI = Compound interest rate comprising of Council's estimate over the period plus 3 percent (allowance 

for fluctuations); and 

Y = Period of deferral (years). 
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2.9.5. Methods of settling contribution requirements 

Contributions may be made by one or a combination of the methods described below. 

Monetary contribution 

A monetary contribution is the most common method of settling contribution requirements.  However, Council 

may consider the transfer of land to Council or providing Works In Kind, but only where the offered land and or 

works are incluŘŜŘ ƛƴ ǘƘƛǎ tƭŀƴΩǎ ²ƻǊƪǎ {ŎƘŜŘǳƭŜ όtŀǊǘ с ƻŦ ǘƘƛǎ tƭŀƴύΦ   

Transfer of land 

An applicant may transfer land to Council in part or in full satisfaction of a contribution requirement.  The land 

Ƴŀȅ ōŜ ŦƻǊ ƻǇŜƴ ǎǇŀŎŜΣ ŎƻƳƳǳƴƛǘȅ ŦŀŎƛƭƛǘƛŜǎΣ ŘǊŀƛƴŀƎŜ ƻǊ ǊƻŀŘǎ ŀƴŘ Ƴǳǎǘ ōŜ ƭŀƴŘΣ ǿƘƛŎƘ ƛǎ ƛƴŎƭǳŘŜŘ ƛƴ ǘƘƛǎ tƭŀƴΩǎ 

Works Schedule (Part 5 of this Plan). The value of the land will be determined by an independent valuer appointed 

by Council.  

Where land which is the subject of a development application contains land identified for acquisition under this 

Plan, Council may as a condition of consent require that land to be dedicated free of charge to Council.  Monetary 
contributions will be adjusted accordingly to reflect the value of the land to be dedicated in lieu of payment of 

cash. 

Works In Kind 

Applicants are encouraged to provide Works In Kind in part or full satisfaction of a contribution.  The works must 

ōŜ ƛƴŎƭǳŘŜŘ ƛƴ ǘƘƛǎ tƭŀƴΩǎ ²ƻǊƪǎ {ŎƘŜŘǳƭŜ όtŀǊǘ р ƻŦ ǘƘƛǎ tƭŀƴύΦ ¢ƘŜ ǾŀƭǳŜ ƻŦ ŎƻƴǘƛƴƎŜƴŎȅ ŦƻǊ ƛƴŘƛǾƛŘǳŀƭ ǿƻǊƪǎ ǿƛƭƭ 

ōŜ ǇŀƛŘ ǿƘŜǊŜ ƛǘ Ŏŀƴ ōŜ ǇǊƻǾŜƴ ǘƻ /ƻǳƴŎƛƭΩǎ ǎŀǘƛǎŦŀŎǘƛƻƴ ǘƘŀǘ ǳƴŦƻǊŜǎŜŜƴ Ŏƛrcumstances have given rise to 

additional costs.  

Prior to proceeding with the works, applicants will be required to provide details of the works to be undertaken 

(including a development application), financial guarantees, bank guarantees and administration. 

Applicants may provide land or works included in Part 5 of this Plan in excess of that required for the development.  

¢ƘŜ ǾŀƭǳŜ ƻŦ ǘƘŜ ǿƻǊƪǎ ǿƛƭƭ ōŜ ŘŜǘŜǊƳƛƴŜŘ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ /ƻǳƴŎƛƭΩǎ ²ƻǊƪǎ ƛƴ YƛƴŘ tǊƻŎŜŘǳǊŜΣ ŀǾŀƛƭŀōƭŜ ŦǊƻƳ 

/ƻǳƴŎƛƭΩǎ ŀŘƳƛƴƛǎǘǊŀǘƛƻn office.   

2.9.6. Goods and Services Tax 

No Goods and Services Tax (GST) is applicable to the payment of contributions made under section 94 of the EP&A 

Act. This exemption applies to both cash contributions and land or works in lieu of contributions. 

2.10. Contributions demand credits for existing development 

Monetary contributions determined under this Plan will be calculated according to the estimated net increase in 
demand for the particular public amenities and public services that are included in this Plan and that a particular 

development is projected to generate.  

The Plan addresses the provision of:  

Á ǊƻŀŘǎΣ ǘǊŀƴǎǇƻǊǘΣ ŀƴŘ ŘǊŀƛƴŀƎŜ ŦŀŎƛƭƛǘƛŜǎ όōŜƛƴƎ ΨŜŎƻƴƻƳƛŎ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΩύΤ ŀƴŘ 

Á ƻǇŜƴ ǎǇŀŎŜΣ ǊŜŎǊŜŀǘƛƻƴΣ ŎƻƳƳǳƴƛǘȅ  ŀƴŘ ŎǳƭǘǳǊŀƭ ŦŀŎƛƭƛǘƛŜǎ όōŜƛƴƎ ΨǎƻŎƛŀƭ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΩύΣ 

that have been designed to meet the needs of the urban development of the Liverpool Precincts. 

The planned economic infrastructure is to facilitate the conversion of the area from semi-rural development 

context to an urban development context. It is the wholesale re-development of the land for urban purposes 

(particularly through land subdivisions) that necessitate the provision of the economic infrastructure. The 

economic infrastructure currently available does not meet the needs of the planned urban development and 

whole new road and drainage networks have to be designed and built to meet those needs. No credit will 

therefore be given in the calculation of contributions for the demand for economic infrastructure attributable to 

development that existed at the time this Plan was prepared. 

The planned social infrastructure is also to facilitate that same conversion, however there are people already 
living in the area that demand and use social infrastructure. It is also likely that current populations will, to some 

extent, demand the recreation and community facilities that will be provided under this Plan. 
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Consistent with the above, in calculating contributions under this Plan a credit will be given in the calculation of 

contributions only for the demand for social infrastructure attributable to development that existed at the time 

this Plan was prepared. That is, a contribution for social infrastructure will only be due to any net increase in 

population relating to the proposed development.  

To determine the net increase in demand for social infrastructure requires that an assessment be made of the 

existing residential population. Such an assessment was undertaken for the preparation of this Plan, and is 

included in Appendix A to this Plan. 

The information included in Appendix A will be used to calculate the estimated net increase in population for any 

proposed Residential Accommodation development, and therefore calculate the contribution toward social 

infrastructure due to that development. 

A precise population attributable to each existing residential development is not available. Instead, this Plan 

assesses existing population on the basis of average dwelling occupancy figures for the East Leppington Precinct 

at the time of the most recently available Census data (2006). 

The assumed household occupancy rate for the purpose of determining net increase in demand for social 

infrastructure and the calculation of open space and recreation, and community and cultural facilities 

contributions under this Plan is 3.1 persons per dwelling.   

2.11. Adjustment to Contribution Rates and Contribution Amounts  

2.11.1. Overview 

The purpose of this clause is to ensure that the monetary contribution rates imposed at the time of development 

consent reflect the current costs of provision of the facilities included in this Plan. 

To convert the cost of facilities included in the Plan to a current cost, the monetary contribution rates shown in 

Part 1 of this Plan are to be adjusted in accordance with the provisions set out below:  

Á at the time of imposing a condition on a development consent requiring payment of the monetary 

contribution; and again 

Á at the time that the monetary contribution is to be paid pursuant to the condition imposed on that same 

development consent.  

¢ƘŜ ŀŘƧǳǎǘŜŘ ŎƻƴǘǊƛōǳǘƛƻƴ ǊŀǘŜǎ ǿƛƭƭ ŀƭǎƻ ōŜ ǇǳōƭƛǎƘŜŘ ǉǳŀǊǘŜǊƭȅ ƻƴ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǿŜōǎƛǘŜ 

www.liverpool.nsw.gov.au. 

This process is distinct and separate from clause 2.12, which deals with future reviews of this Plan.  Future reviews 

will not affect any consent granted in accordance with this Plan and such reviews are required to be publicly 

exhibited. 

2.11.2. Adjustment methods 

The Consumer Price Index (CPI) is the most commonly used index for adjusting contribution rates.  However, it is 
not a suitable index for adjusting contributions relating to land that is yet to be acquired as land prices do not 

correlate with movements in the prices of goods and services, especially in urban release areas. As a result, 

Council will prepare and regularly publish a customised Land Value Index (LVI), generally consistent with in the 

contributions management arrangements it applies to other land release areas within the Liverpool LGA.  

In accordance with the provisions of clause 32(3) of the EP&A Regulation, Council, without the necessity of 

preparing a new or amending contributions plan, will adjust the monetary development contribution rates set 

out in this Plan to reflect quarterly changes to both: 

Á the CPI (for all Works Schedule items identified in this Plan apart from the items comprising land yet to be 

acquired); and  

Á the customised LVI (for Works Schedule items identified in this Plan involving land yet to be acquired). 
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2.11.3. Works Schedule items other than land  

The monetary contributions rates for Works Schedule items as set out in Part 5 of this Plan will be adjusted to 

reflect quarterly variations in the Consumer Price Index (All Groups - Sydney) from the date that the Plan came 

into effect. 

Contribution at time of development consent 

C2    = 

C1 x CPI2 

CPI1 

  

Contribution at time of payment 

C3    = 

C2 x CPI3 

CPI2 

Where:  

C1   = Contribution of rate for works as shown in this Plan 

C2  = Contribution rate for works as included or to be included in the conditions imposed on the 

development consent  

C3  = Contribution rate for works at the time that the contribution is to be paid 

CPI1  = Consumer Price Index (All Groups - Sydney) result at the time that the Plan was prepared - i.e. June 2014  

CPI2  = Consumer Price Index (All Groups - Sydney) result for the quarter immediately prior to the date of granting 

the relevant development consent  

CPI3  = Consumer Price Index (All Groups - Sydney) result for the quarter immediately prior to the date that the 

contribution is to be paid 

2.11.4. Land 

The monetary contributions rates for Works Schedule items that relate to land as set out in Part 5 of this Plan will 

be adjusted in accordance to reflect quarterly variations in the Land Value Index (published on the  Liverpool City 

Council website) from the date that the Plan came into effect. 

The adjustments shall be made at the time of granting development consent so as to determine the appropriate 

contribution to be included on any relevant consent. A further adjustment will be made at the time of payment 

to reflect any further changes between the date of consent and payment of contribution. 

Contribution at time of development consent 

C2    = 

C1 x LVI2 

LVI1 

  

Contribution at time of payment 

C3    = 

C2 x LVI3 

LVI2 

Where:  

C1   = Land component of contributions as shown in this Plan 

C2  = Land component of contributions subject of the conditions imposed on the development consent  
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C3  = Land component of contributions at the time that the contribution is to be paid 

LVI1  = Land Value Index at the time that the Plan was prepared - i.e. [insert number(s)] 

LVI2   = Land Value Index at the time of granting the relevant development consent 

LVI3   = The latest Land Value Index at time that the contribution is to be paid 

2.11.5. Calculation of land Value Index 

The Land Value Index is a measure to reflect the changes in land values during the life of the Plan from the date 

of the adoption of the Plan. 

The land costs included in the Works Schedule in Part 5 of this Plan are based on estimates provided in the report 

prepared by MJ Davis Valuations Pty Ltd and titled MJ Davis December 2014 Section 94 Plan ς Quarterly Land 

Values. 

2.12. Review of Plan and contributions rates 

Council will review this Plan on a regular basis.  

The review process will canvass, as a minimum, the following issues (where data is available): 

Á development activity in terms of latest information on net additional dwellings and populations; 

Á likely total development activity to be experienced during the remainder of the Liverpool Precincts 

development; 

Á progress in the delivery of public amenities and services identified in Part 6 of this Plan; 

Á modification of facility concepts, changes in anticipated facility costs, facility timing and land values; 

Á annual contributions received and expenditure information; and 

Á any other factors likely to affect the delivery of works identified in this Plan. 

Pursuant to clause 32(3) of the EP&A Regulation, Council may make only minor adjustments or amendments to 

the Plan without prior public exhibition and adoption by Council.  Minor adjustments could include minor 

typographical corrections and amendments to rates resulting from changes in the indexes adopted by this Plan. 

Amendments beyond those authorised under clause 32 of the EP&A Regulation require the preparation of a new 

draft plan which in turn must meet the requirements of the EP&A Act and EP&A Regulation (including public 

exhibition of the draft plan for a period of at least 28 days).  The nature of the proposed amendments and reasons 

for same would be clearly outlined as part of the exhibition. 

Amendments requiring public exhibition would include adjustments to contribution rates taking account of more 

recent information and, where relevant, the following: 

Á actual costs of completed works; 

Á reviewed costs of yet to be completed works and land acquisition; 

Á adjustment in projected project management and contingency costs associated with works; and 

Á plan management and administration costs. 

Plan reviews of the type described above will not affect any development contributions obligation required under 

any consent that is granted under this Plan. 

2.13. Pooling of Funds 

/ƻǳƴŎƛƭΩǎ ŀōƛƭƛǘȅ ǘƻ ŦƻǊǿŀǊŘ ŦǳƴŘ ǎŜǊǾƛŎŜǎ ŀƴŘ ŀƳŜƴƛǘƛŜǎ ƛŘŜƴǘƛŦƛŜŘ ƛƴ ǘƘƛǎ tƭŀƴ ƛǎ ǾŜǊȅ ƭƛƳƛǘŜŘΦ /ƻƴǎŜǉǳŜƴǘƭȅ ǘƘŜƛǊ 

provision is largely contingent upon the availability of contributions funds.   

To provide a strategy for the orderly delivery of the public services and amenities, this Plan authorises monetary 

contributions paid for different purposes in accordance with the conditions of various development consents 

authorised by this Plan and any other contributions plan approved by the Council to be pooled and applied 

progressively for those purposes.  
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The priorities for the expenditure of pooled monetary contributions under this Plan are the priorities for works 

as set out in the Works Schedule in Part 5. 

In any case of the Council deciding whether to pool and progressively apply contributions funds, the Council will 

have to first be satisfied that such action will not unreasonably prejudice the carrying into effect, within a 

reasonable time, of the purposes for which the money was originally paid.  
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3. Demand for Public Amenities and Public Services 

3.1. Summary of this Part 

The NSW State Government is planning for the development of land in the South West Growth Centre, of which 

the East Leppington Precinct forms part. 

The East Leppington Precinct falls within three different local government areas, namely, Camden, Campbelltown 

and Liverpool with more than 50% of the development being contained in Campbelltown /ƻǳƴŎƛƭΩǎ local 

government area. This plan deals with that part of the East Leppington Precinct which falls within the Liverpool 

LGA and for which Liverpool City Council will serve as the consent authority. Liverpool City Council will also be the 

manager of the new local public infrastructure that will be required to be delivered in its jurisdiction.  

Planning for housing development which is the overwhelming development type within the East Leppington 

Precinct requires that the public infrastructure to support the development and the incoming population is also 

prepared for. The neighbourhood centre containing 2,500m2 of retail space will also contribute towards the 

demand for drainage infrastructure.  

The extent of public amenities and services required for the future development of an area is usually based on 

standards or benchmarks rates (e.g. per capita provision). 

The incoming population is directly related to the expected number and type of residential dwellings and extent 

of non-residential development floor space in an area. 

A list of infrastructure requirements to meet that development has been quantified in the infrastructure studies 

referred to in Table 3.2, derived by the application of the provision standards to the estimate of expected 

dwellings and population.   

This connection between expected dwellings and population, infrastructure standards, and the resultant 

infrastructure items and costs directly informs the contribution requirements in this Plan. 

The following part of this Plan, Part 3, provides more detail on the servicing requirements expressed in the three 

main infrastructure studies outlined in Table 3.2. 
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Development and infrastructure planning context 

3.1.1. Growth Centres Structure Planning 

9ŀǎǘ [ŜǇǇƛƴƎǘƻƴ tǊŜŎƛƴŎǘ ƛǎ ƛƴ {ȅŘƴŜȅΩǎ {ƻǳǘƘ ²Ŝǎǘ DǊƻǿǘƘ /ŜƴǘǊŜΦ  

To facilitate planning and orderly development of the South West Growth Centre, this area has been divided into 

seventeen precincts. The locations of the early release precincts, including East Leppington Precinct, are shown 

in Figure 3.1. 

 

Source: East Leppington: Final Precinct Planning Report, 2012, Department of Planning and Infrastructure 

Figure 3.1 South West Growth Centre released precincts 

A structure plan has been prepared for the Growth Centre, a copy of which is included as Figure 3.2. 

Apart from the construction of local neighbourhood centres, the structure plan proposes ten (10) new town or 

village centres in the South West Growth Centre. Infrastructure investment is underway to support the future 

Leppington Major Centre, including new rail line from Glenfield via Edmondson Park. 

The Austral and Leppington North Precincts were released for precinct planning purposes by the Minister for 
Planning in November 2011.  The Austral Precinct is wholly located in the Liverpool LGA, while the Leppington 

North Precinct is located partly in the Liverpool LGA and partly in the Camden LGA.  This contributions plan relates 

to the Austral Precinct and that part of the Leppington North Precincts that is within the Liverpool LGA ς and 

discussed in this Plan as thŜ Ψ[ƛǾŜǊǇƻƻƭ tǊŜŎƛƴŎǘǎΩΦ 

A structure plan has been prepared for the Growth Centre, a copy of which is included as Figure 3.2. Apart from 

local neighbourhood centres, the structure plan proposes ten (10) new town or village centres.  The largest of 

these is the planned Major Town Centre at Leppington that will be located in the Leppington North Precinct in 

the adjoining Camden LGA, immediately adjacent to the southern boundary of the land affected by this Plan.  The 

Western Sydney Parkland forms the northern and eastern boundaries of the Liverpool Precincts.  

The Leppington Major Centre will be a major service provider for properties in the Liverpool Precincts and some 

of the regional facilities of the centre will be located within the land affected by this Plan.  Other infrastructure 

investment is underway to support the future Leppington Major Centre, including a new rail line from Glenfield 

via Edmondson Park. 
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Source: South West Growth Centre Structure Plan Edition 3, prepared by Department of Planning 

Figure 3.2: South West Growth Centre Structure Plan 

To facilitate planning and orderly development of the South West Growth Centre, this area has been divided into 

seventeen precincts. The locations of the early release precincts, including East Leppington Precinct, are shown 

in Figure 3.1. 

The East Leppington Precinct was released for precinct planning purposes by the Minister for Planning in 

November 2011. Table 3.1 provides a context for the area the subject of this Plan in terms of the planned dwellings 

and population. 

Table 3.1 Estimated dwelling and populations 

District Area (ha) Additional dwellings Projected population 

South West Growth Centre (17 Precincts) 17,000 110,000 300,000 

East Leppington Precinct  463 4,386 14,497 

East Leppington Precinct (Liverpool) 106 1,143 3,535 

Source: Growth Centres Commission (Structure Plan Explanatory Note); Indicative Layout Plan, Department of Planning and Infrastructure 
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3.1.2. Precinct Planning  

A package of information on anticipated development and required infrastructure has been prepared for the East 

Leppington Precinct, including: 

Á Indicative Layout Plan for the Liverpool part of the Precinct. This will guide the planning and assessment of 
the precincts.  

Á Amendment to State Environmental Planning Policy (Sydney Growth Centres) 2006 to facilitate the formal 
rezoning of the land to enable urban development. 

Á Development Control Plans for each of the Council areas which make up the East Leppington Precinct. 

Á Contributions plans prepared by Liverpool City Council, (this Plan), and Camden and Campbelltown 
/ƻǳƴŎƛƭǎΩΦ 

Á Infrastructure Delivery Plan (IDP). 

Research and studies have informed the preparation of plans and provided the tǊŜŎƛƴŎǘǎΩ ǳǊōŀƴ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ 

needs and costs. Key information sources that have underpinned infrastructure planning and costing and this Plan 

in particular, are listed included in Table 3.2. 

Table 3.2 Studies supporting infrastructure planning and costing 

Public amenity or service Studies informing infrastructure need and cost 

Land acquisition for public 
amenities or services 

MJ Davis December 2014 Section 94 Plan ς Quarterly Land Values 

Stormwater drainage works Cardno, June 2013, Water Cycle Management Report, East Leppington 

Roads and transport works Cardno, June  2013, Traffic Assessment, East Leppington 

Open space and recreation, 
community and cultural 
facilities works 

Elton Consulting, June 2013, Social Infrastructure and Open Space 
Assessment, East Leppington Precinct 

Centres 
SGS (Spiller, Gibbons and Swan), March 2013, Employment and Retail 
Centres Study, East Leppington 

3.1.3. Infrastructure Delivery Plan 

Existing infrastructure and essential services within the East Leppington Precinct is consistent with the current 
predominantly rural land use. As such, there is limited existing infrastructure available in the Precinct to facilitate 

the proposed new urban development. Liaison with the relevant authorities suggests that the critical 

infrastructure such as water, sewer and electricity can be provided to the early stages of development.  However, 

there will need to be commitments to further and substantial investment in the short, medium and long term to 

serve the ultimate development.  

Infrastructure providers typically allocate resources for infrastructure delivery on the principles of efficiency, 

value for money and return on investment. This applies to the range of infrastructure delivery authorities, 

including private infrastructure companies (such as Jemena), State Owned Corporations (SOCs) (such as Sydney 

Water) or other government authorities (such as the Roads and Maritime Services). Private sector and SOCs in 

particular, seek to make investment in areas that will provide the greatest return and are therefore reluctant to 

invest in an area unless there is evidence of future returns based on strong and steady development. 

Considering the extent of additional infrastructure to be delivered to the East Leppington Precinct, there needs 
to be willingness and cooperation between agencies, landowners and developers for the development to proceed 

in an orderly and economic way. This will require a joint approach and communication and understanding of the 

issues which discussed in the Infrastructure Delivery Plan. 

The IDP collates information from existing background studies for the East Leppington Precinct, each of these 

contain detail appropriate to the current stage of planning. Initial advice from key infrastructure agencies 

regarding the infrastructure needs of the Precincts has been provided, however this will be developed and 

modified through future design development. 

Servicing of the East Leppington Precinct can be achieved providing that a number of clear steps and processes 

are followed so that infrastructure is delivered in an orderly and cost efficient manner. 
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3.2. Expected development outcomes 

3.2.1. Existing development in East Leppington Precinct - Liverpool Precinct 

Current land use within the East Leppington Precinct comprises generally rural residential land and small lot 
agricultural activities including market gardens, grazing and poultry farms. Several businesses such as a childcare 

centres and commercial greenhouses are currently in operation along Camden Valley Way. Land within the 

Liverpool LGA is currently used predominantly for agricultural purposes. 

3.2.2. Overview of expected development in East Leppington - whole precinct 

The Precinct Plan for the East Leppington Precinct has been prepared with reference to the Structure Plan and 

the indicative dwelling targets, and achieves the following outcomes: 

Á Capacity for 4,386 dwellings and 14,497 people. 

Á A mix of housing types ranging from town houses and terrace style houses to single dwellings on both large 
and small blocks.  

Á ! ƭƻŎŀƭ ŎŜƴǘǊŜ ƛƴ /ŀƳŘŜƴκ/ŀƳǇōŜƭƭǘƻǿƴ [D!Ωǎ ǿƛǘƘ ŀ ŎŀǇŀŎƛǘȅ ƻŦ мсΣрллƳ2 gross retail and commercial floor 
area. 

Á Medium density residential areas concentrated around the Local Centre.   

Á A community centre located adjacent to the Local Centre.  

Á A proposed neighbourhood centre has been located in Liverpool LGA with the capacity for 2,500m² of retail 
space.  

Á The location for a primary school is located in the centre of the Precinct within walking distance to the 
sports fields in Campbelltown LGA  

Á 5.9 hectares of active open space (2 sporting fields) 

Á 10.2 hectares for local parks 

Á 9.8 hectares of passive open space 

Á A local park co-located with the Leppington House Estate archeological ruins and cultural heritage elements 
that will remain in public ownership.   

Á Pedestrian paths and cycleways within the open space network are located along the post development 
flood prone corridors. 

Á Several pedestrian bridges over Bonds Creek providing additional access in the Precinct.    

Á On road cycle lanes and off-road pedestrian/shared paths on all roads.  

Á A pedestrian connection provided over the Upper Canal to facilitate pedestrian access across the south of 
the Precinct.  

Á Non-Certified Existing Native Vegetation is retained and protected to meet the requirements of the 
Biodiversity Certification. 

Á Two areas containing Pimelea spicata protected under an environmental conservation zone and appropriate 
management measures developed for these areas.  

Á The Scenic Hills are identified as having significant landscape and environmental values and will be retained.   

The ILP sets out the proposed land uses in East Leppington. 

Figure 3.3 sets out that part of the ILP, which pertains to Liverpool LGA and contains more detail of the proposed 

land uses in the Liverpool part of the East Leppington Precinct. The area is to comprise a mix of low and medium 

density residential development with medium density housing comprising almost 40% of the total housing 

proposed. A neighbourhood centre is also envisaged as well as land for public recreation and drainage and local 

roads infrastructure. 
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Figure 3.1 East Leppington - Liverpool Precinct: Proposed Land Uses  
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3.2.3. Overview of expected development 

Table 3.3 outlines the expected extent of development in the Liverpool LGA portion of the East Leppington 

Precinct. These yields and quantities have been estimated using a Geographical Information System extract from 

ILP 12.6. The dwelling yields have been forecast through applying net dwelling density estimates to the 

development areas. 

Table 3.2: Expected Net Developable Area ς East Leppington Precinct ς Liverpool LGA 

Development type 

Developable Area (ha) 

East Leppington Precinct 
East Leppington 
(Liverpool Precinct) 

Residential (Net Developable Area1) 

Low Density Residential 235.5 40.38 

Medium Density Residential 18.7 17.75 

Large Lot Residential 24.5 15.86 

Total 278.82 69.15 

Environmental 

Scenic Hills ** 48.3 0.00 

Conservation (E2) - Pimelea Spicata Denham Court 
Road 

1.9 0.00 

Conservation (E2) - Pimelea Spicata Scenic Hills 0.7 0.00 

Conservation (E2) - Corner of St Andrews Road 1.2 0.00 

Total 52.14 0.00 

Open Space 

Active 5.9 0.0 

Local Parks 10.2 1.76 

Passive 9.8 3.95 

Total 26.01 5.71 

Other 

Centres 6.6 1.6 

Mixed Use 1.0 0.00 

School 3.0 0.00 

Community Facilities 0.3 0.00 

Community Facilities- affected by gas easement 0.05 0.00 

Total 10.91 1.6 

Source: Department of Planning and Infrastructure 

1 Includes Local Roads consistent with the plan definition 
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3.2.4. Demographic characteristics - within the whole precinct 

The likely demographic characteristics of a development area is important for understanding and planning for the 

future social infrastructure needs of that area. 

The report Social Infrastructure and Open Space Assessment ς East Leppington Precinct prepared by Elton 

Consulting analyses the demographics and housing market conditions in the in similar release areas and in the 

surrounding Camden, Campbelltown and Liverpool LGAs.  

The Social Infrastructure and Open Space Assessment makes the following conclusions about the anticipated 

demography of the future release area: 

άAnalysis of the populations of nearby new release areas including West Hoxton, Horningsea Park, Prestons, 

Harrington Park and Mount Annan has been undertaken to identify the characteristics of households moving into 

the new residential areas of south west Sydney. This analysis shows:  

In the 2006 Census, the predominant household type was a couple family with young children 

The median age in the new release areas was 29 years (range 27-32), compared with 35 for Sydney as a whole. 

Children (0-14 years) made up 29% of the population, compared with 20% in Sydney as a whole. Conversely, the 

proportion of people aged 65+ years is well below the Sydney average 

35% of residents were born overseas, (compared with 31% for Sydney as a whole) 

Average household size generally ranged between 3.3 (Mount Annan) and 3.5 (Horningsea Park), but was as high 

as 3.7 in West Hoxton. By comparison, average household size for Sydney was 2.7 persons 

Household income was above the Sydney average, reflecting high rates of workforce participation to pay off a 

mortgage, rather than high individual incomes 

This examination of the current social profile of the East Leppington precinct shows that the existing population 

of the area differs significantly from the populations moving into the new residential areas in the wider area, 

particularly in terms of age, family structure, household type and income. It is assumed that the new population 

moving into East Leppington as it undergoes development will be similar to the populations moving into other new 

residential areas in the region.έ 

3.2.5. Dwelling occupancy rates - within the whole precinct 

The amount and mix of expected residential development will inform an estimate of the population of an area. 

The need for social infrastructure is usually based on per capita benchmarks. Section 94 contributions are levied 

on a development-by-development basis and in order for the contribution to be reasonable, there needs to be 

an assumption of how many people are likely to live in the proposed development. 

¢ƘŜ ŀƴŀƭȅǎƛǎ ōŜƭƻǿ ŘŜǊƛǾŜŘ ŦǊƻƳ 9ƭǘƻƴΩǎ {ƻŎƛŀƭ LƴŦǊŀǎǘǊǳŎǘǳǊŜ ŀƴŘ hǇŜƴ {ǇŀŎŜ !ǎǎŜǎǎƳŜƴǘ Ƙŀǎ ōŜŜƴ ǳǎŜŘ ǘƻ ŘŜǊƛǾŜ 

occupancy rate assumptions for the projected population. 

In determining the most appropriate occupancy rates to be applied to East Leppington Precinct, average 

household size and trends in household size in new release areas in south west Sydney have been examined, 

based on ABS 2006 Census data (2011 small area Census data not being available at the time of preparation). This 

analysis has examined average household size in different types of dwellings (ie detached, attached and 

apartments), recognising that occupancy rates will reflect the mix of dwellings in a given area, with smaller, 

attached forms of housing generally accommodating smaller households. 
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The results of this analysis are shown in Table 3.4 below. 

Table 3.3 Average household size in nearby areas from 2006 Census 

Area Detached 
Semi-detached, town house, 
terrace 

Flat, unit, 
apartment 

Assumed Oran Park 3.3 2.4 1.8 

Harrington Park 3.4   

Currans Hill 3.1 2.0  

Mount Annan 3.3 2.0  

Camden LGA 3.1 1.7 1.4 

Prestons 3.5 2.8 1.3 

West Hoxton 3.7 2.8  

Horningsea Park 3.5 3.2  

Cecil Hills 3.8 3.0  

Liverpool LGA 3.3 2.7 2.2 

Glenfield 2.9 2.4 1.9 

Macquarie Links 3.5 1.7 2.3 

Raby 3.2 2.2  

St Andrews 3.3 2.1  

Campbelltown LGA 3.1 2.5 1.7 

Sydney SD 3.0 2.4 1.9 

 Source: Elton Consulting, 2013, Social Infrastructure and Open Space Assessment ς East Leppington 

The Elton report notes that: 

This table shows that average household size in all dwelling types in new release areas within Liverpool LGA are 
significantly higher than in Camden release areas and nearby suburbs of Campbelltown. This is thought to reflect 

the cultural mix of the Liverpool area and prevalence of larger families amongst overseas-born households, relative 

to Camden which has lower levels of cultural diversity.  

Taking into account the range of occupancy rates being achieved in adjacent equivalent release areas, the 

following occupancy rates are proposed to apply in East Leppington Precinct, and in the Liverpool part of the 

precinct: 

Á Detached dwelling: 3.4 persons 

Á Semi-detached, town house, terrace: 2.6 persons 

Á Low density rural residential: 3.4 persons. 

Table 3.4 Dwelling occupancy rates assumed in this Plan 

Dwelling type Occupancy rate 

Detached dwelling, detached dual occupancy (each dwelling) 3.4 

Semi-detached, town house, terrace, attached dual occupancy (each dwelling) 2.6 

Large Lots 3.4 
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3.2.6. Anticipated resident population ς Liverpool Precinct 

The anticipated population in the East Leppington Precinct has been determined on the basis of the Net 

Developable Area for various types of residential development, the minimum density of dwellings in those areas 

(specified in the draft SEPP amendment), and the assumed average occupancy rates for those dwellings. The 

anticipated population is shown in Table 3.5. 

Table 3.5: Calculation of anticipated resident population ς East Leppington - Liverpool Precinct 

Dwelling type 
Projected 
dwellings 

Assumed dwelling occupancy rate Population 

Low density residential 605 3.4 2,057 

Medium density residential  438 2.6 1,139 

Large Lots 85 3.4 289 

Expected net additional 
population 

  3,485 

3.2.7. Anticipated non-residential floor space ς whole of precinct 

The predominant land use in the East Leppington Precinct will be low density residential, reflecting the location 

of the Leppington Major Centre in the North Leppington Precinct.  

Non-residential floor space is anticipated to be limited to a local retail centre, (Campbelltown LGA), a small area 

of mixed use and civic, cultural, education, and other public uses.  A small neighbourhood centre is to be located 

in the Liverpool part of the Precinct 

The scale of the anticipated non-residential floor space in the Precinct and the Liverpool LGA part is shown in 

Table 3.6. Figures for public uses have been excluded as these will not be subject to a contribution under this 

Plan.  

It is possible that there may be other non-residential development take place within the residential areas.  

Contributions will be levied for the increased demand that they create for local infrastructure. 

Table 3.6: Anticipated non-residential floor space ς Whole Precinct  and Liverpool Precinct 

Land use category 
Projected gross floor area (GFA m2) 

East Leppington (whole of precinct) Liverpool Precinct 

Retail 19,000m2 2,500m2 

Mixed Uses N/A N/A 

Total 19,000m2 2,500m2 

Source: Department of Planning and Infrastructure 

3.3. Infrastructure demand arising from the expected development 

The process used to quantify and cost the development infrastructure for the East Leppington Precinct ensured 
a rigorous and independent verification procedure has been used to confirm the cost assumptions. This included 

preliminary infrastructure costing from Cardno which were then checked by an independent QS and property 

valuer to set the final cost assumptions. These were then checked again by AECOM in preparing the detailed 

Section 94 calculations.  
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4. Strategy plans  

4.1. Infrastructure costs and delivery generally 

4.1.1. Apportionment of the infrastructure costs to expected development 

The costs for public services and amenities were informed by the information contained in the studies informing 

the infrastructure planning of the area (refer Table 3.2). 

The monetary contribution for each of the facilities identified in this Plan is determined by dividing the total cost 

of the facility by the contribution catchment (which is expressed in persons or amounts per dwelling). This process 

ensures that fair apportionment of facility costs is calculated for development expected to occur under this Plan.  

The contribution catchments for each infrastructure type are: 

Á in the case of stormwater drainage, roads and transport land and works, the estimated number of persons 
in East Leppington Precinct, (Liverpool LGA). 

Á in the case of open space and recreation facilities land and works, the expected additional resident 
population of the East Leppington Precinct (Liverpool LGA). 

Á in the case of community facilities land and works, the number of people (or future residents) the 
respective facility has been designed for. No community facilities are to be provided in Liverpool LGA. 

The infrastructure included in this Plan has been sized to reflect the demand generated by the expected 

development under this Plan.  

More details on this apportionment are discussed in the remainder of Part 5 of this Plan. 

4.1.2. Delivery of the infrastructure 

Council will require contributions from developers under this Plan toward provision of the public amenities and 

public services identified in this Plan. These contributions may be in the form of a monetary contribution, 

dedication of land free of cost, or a combination of these. 

Developers may choose to provide, subject to the agreement of the Council, one or more infrastructure item 

identified in this Plan as works-in-kind or provide another type of material public benefit as a means of satisfying 

development contributions required under the Plan (refer clause 2.18 of this Plan).  A Works In Kind Agreement 

must be in place prior to commencing the works ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƻǳƴŎƛƭΩǎ Developer Contributions Works 

In Kind Policy. 

{ǳōǎǘŀƴǘƛŀƭ ǊŜǎŜŀǊŎƘ Ƙŀǎ ōŜŜƴ ŀǇǇƭƛŜŘ ǘƻ ǘƘŜ ŘŜǊƛǾŀǘƛƻƴ ƻŦ ǘƘŜ tƭŀƴΩǎ ǿƻǊƪǎ ǎŎƘŜŘǳƭŜ ŀƴŘ ǘƘŜ ǇƭŀƴƴƛƴƎ ŦƻǊ ǘƘŜ 

location of all facilities has been completed. Detailed design will be carried out in the development phase. The 

facilities will be developed in a manner that allows them to serve the demand attributable to development 

envisaged under this Plan.  

Council will prepare design concepts for the facilities so that specification and costing of the facilities can be more 

accurately defined as implementation of this Plan proceeds. This may result in amendment of this Plan. 

Where alternatives to the works schedule are proposed in conjunction with the development of areas and the 
alternatives are approved by the Council, the development contribution applicable to a development the subject 

of a development application may be reviewed, or the works schedule in this Plan updated, or both.  
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4.1.3. Proposed Development Staging 

Based on existing infrastructure availability and the pattern of land ownership within the East Leppington 

Precinct, a proposed development staging plan has been produced and is presented as Figure 4.1. Cardno 

developed the development staging plan based on information provided by the major landowner in Cambelltown 

LGA, along with associated development projections. 

 
Source Department of Planning and Infrastructure, 2013, East Leppington Infrastructure Delivery Plan 

Figure 4.1 Indicative Development Staging Plan 

The development staging plan proposes 11 separate development stages, commencing in the south west corner 

of the Precinct and progressing to the north and east. Construction of first lots is anticipated to commence in the 

southern parts of the precinct, as advised by the major landowner, with the release program thereafter consisting 

of approximately 250 lots per annum. Full delivery of development within the Precinct is likely to be achieved 

over approximately 16 years, with development complete in approximately 2029.  

  


