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Glossary of terms and abbreviations

Words and phrases used in this plan have the same meaning as the terms defined in the Liverpool
Local Environmental Plan 2008 (LEP), or the Environmental Planning and Assessment Act 1979, except
as provided for below.

In this plan, the following words and phrases have the following meanings:
Applicant means the person, company or organisation submitting a development application.

Bank guarantee means an irrevocable and unconditional undertaking without any expiry or end
date in favour of Council to pay an amount or amounts of money to Council on demand issued by
an Australian bank, non-bank financial institution, or insurance company subject to prudential
supervision by the Australian Prudential Regulatory Authority and has a credit rating of ‘A’ or above
(as assessed by Standard and Poors) or ‘A2’ or above (as assessed by Moody's Investors Service) or
‘A’ or above (as assessed by Fitch Ratings).

CDC means complying development certificate.

Consent authority has the same meaning as in the EP&A Act but also includes an accredited
certifier responsible for issuing a complying development certificate.

Council means Liverpool City Council.

DPIE means the Department of Planning, Industry and Infrastructure

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

EP&A Regulation means the NSW Environmental Planning and Assessment Regulation 2000.
LGA means local government area

Local infrastructure means public amenities and public services that are traditionally the
responsibility of local government, excluding water supply or sewerage services.

Material public benefit means something provided by an applicant, other than the dedication of
land or the payment of a monetary contribution, which does not relate to an item appearing in the

works schedule of a contributions plan.

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.

Works schedule means the schedule of the specific public amenities and public services for which
contributions may be required as set out in Appendix B of this plan.
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Plan summary

Summary of contribution rates

The contribution rates that apply to developments in the Warwick Farm Precinct are shown below.

Per resident or
Per 3 or more

group Per 1 bedroom | Per 2 bedroom bedroom Per m? of non-
home/hostel dwelling dwelling . residential GFA
bed dwelling

Infrastructure category

Community facilities

stratum land $898 $1,616 $2,065 $2,784 -
Open space and )
recreation facilities $12,834 $23,101 $29,518 $39,785

Roads and active

transport facilities 35,745 $10,341 $13,214 $17,810 $1,151
Drainage facilities $577 $1,038 $1,326 $1,788 $14
Plan administration and

management $121 $217 $278 $375 $15
Total $20,175 $36,314 $46,402 $62,541 $1,180

Summary of proposed infrastructure

The contributions that are made by developers will be applied by the Council to deliver the schedule
of infrastructure works shown in Appendix B to this plan. The types of infrastructure facilities to be
provided are:

e A multipurpose community facility, with the potential to include a mobile library service

e Open space and recreation works including the redevelopment of Rosedale Oval and
various parks, playground and sports court facilities

e New roads including a bypass road from Priddle Street to Governor Macquarie Drive as a
better route for heavy vehicles from the south, intersections, pedestrian bridges and other
road upgrades incorporating road level raising for flood management purposes, and

e Drainage facilities co-located on open space areas.

Contributions anticipated to be made under this plan will fund the estimated cost of these facilities
as shown below.
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Type of local infrastructure Total cost of works

Community facilities stratum land $4,500,000
Open space and recreation facilities $64,311,244
Roads and active transport facilities $57,577,000
Drainage facilities $3,239,000
Plan administration and management $972,720
Total $130,599,964

More details on the demand for local infrastructure, the relationship of the local infrastructure with
the expected development, and specific facilities to be provided are in the Appendices to this plan.

Plan overview

Warwick Farm is located within the Liverpool LGA of the Western City District, and as a major
transport node, is set to experience increasing density and significant population growth in coming
years.

The Warwick Farm Structure Plan Precinct (referred to as the “Warwick Farm Precinct” in this plan)
has an area of approximately 28ha. It is located in the south-western junction of the Hume Highway
and Governor Macquarie Drive, also bounded by Shore Street, Warwick Farm Sewage Treatment
Plant land, Priddle Street and the Main South Railway line. It is approximately 1 to 1.5km north of
Liverpool City Centre.

Warwick Farm Racecourse sits adjacent to the north-east of the site, which is the main driver for the
plan area being dominated by horse stabling and racecourse related uses. The three sub-precincts
that make up the precinct are the Warwick Farm Training Precinct, the former Masters’ Site to the
north and the medium density (R3) residential area opposite the train station.

Liverpool City Council has resolved that a structure plan and planning proposal be prepared to
rezone the Warwick Farm Precinct to B4 — Mixed Use and R4 — High Density Residential to
accommodate a mix of high density residential, retail, commercial and community land uses. The
precinct is forecast to deliver 2,295 high density dwellings with a population of 5,256 residents, and
25,008 m? of retail and commercial floorspace.

The forecast population growth will create additional demand for new and upgraded local
infrastructure, including social infrastructure, transport and drainage facilities. The retail and
commercial development will also create demand for transport and drainage facilities. A key
challenge in developing the precinct is adapting to flood risk given that the site is in a flood planning
area of the LEP, and ensuring development is outside the Sydney Water odour buffer zone from the
sewage treatment plant. The flood risk issue requires substantial investment in raising the level of
many of the existing roads in the precinct.

Contributions of land works and money from the developers of land in the Warwick Farm Precinct
will be a key source funding for the infrastructure requirements.

Section 7.11 of the Environmental Planning and Assessment Act 1979 (EP&A Act) authorises a council
(if it has adopted a contributions plan) and other consent authorities to require contributions of land
or money from developments toward the provision, extension or augmentation of local
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infrastructure, if the development is likely to require the provision of or increase the demand for that
infrastructure.

This plan’s primary purpose is to authorise Liverpool City Council (Council), a planning panel or an
accredited certifier to impose conditions on development consents or complying development

certificates (CDCs) requiring section 7.11 contributions from development to which the plan applies.

This plan has been prepared in accordance with the EP&A Act and Environmental Planning and
Assessment Regulation 2000 (EP&A Regulation); and having regard to the latest practice notes
issued by the Secretary of the Department of Planning, Industry and Environment.

Plan structure

This plan has been broken up into the following sections to allow easy navigation by Council staff,
developers and private certifiers. A brief description of each section is provided below:

Section 1 - Is a contribution required and how is it calculated?

This section describes the types of developments required to make contributions, developments that
are exempt from making contributions and guidance on how to calculate a contribution. To aid
understanding, the section also provides worked examples on the calculation of contribution
amounts.

Section 2 — How is a contribution imposed on a development?

This section explains how conditions of consent will be used to require contributions and levies, and
the way in which contribution rates will be adjusted over time to reflect changes in infrastructure
costs. It also describes accredited certifiers’ obligations to address the requirements of this plan in
the issuing of construction certificates and CDCs.

Section 3 — How and when can a contribution requirement be settled?

This section explains how contribution amounts are adjusted over time, how consent conditions
requiring the payment of contributions can be settled, typically by cash payment. It also provides
Council's requirements for considering alternative means to satisfy contribution requirements under
this plan, such as using works-in-kind agreements.

Section 4 — Other administration matters

This section outlines other administrative arrangements applying to the operation of this plan.
Appendices

The appendices comprise:

Appendix A: a discussion on the anticipated infrastructure demand and how the section 7.11
contribution rates in the plan have been determined.

Appendix B: the schedule and location maps of the local infrastructure that is to be delivered under
the plan.
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1 Is a contribution required and how is it calculated?

1.1 Name and purposes of the plan
This plan is called Warwick Farm Local Infrastructure Contributions Plan 2020.
The main purpose of this plan is to authorise:

e the consent authority, when granting consent to an application to carry out development to
which this plan applies; or

e the Council or an accredited certifier, when issuing a CDC for development to which this
plan applies,

to require a contribution under section 7.11 of the EP&A Act to be made towards the provision,
extension or augmentation of:

(@  future local infrastructure required as a consequence of future development in the Warwick
Farm Precinct, or

(b)  existing infrastructure that has been provided in anticipation of, or to facilitate, future
development.

Section 1.2 of this plan describes the developments that are subject to section 7.11 contributions
under this plan.

Other purposes of this plan are as follows:

e To provide the framework for the efficient and equitable determination, collection and
management of development contributions in the Warwick Farm Precinct.

e To establish the relationship between the expected development and proposed local
infrastructure to demonstrate that the section 7.11 contributions required under this plan are
reasonable.

e To ensure that the broader Liverpool City community is not unreasonably burdened by the
provision of local infrastructure that is required as a result of development in the Warwick
Farm Precinct.

11242 Warwick Farm s7.11 CP_Draft V2 g I I l ®
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1.2 What land and development does this plan apply to?

1.2.1 Land

This plan applies to the Warwick Farm Precinct — Structure Plan Area as shown in Figure 1. Figure
2 shows the preferred Structure Plan for new development in this area.

Figure 1 Warwick Farm Precinct - Structure Plan Area
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Figure 2 Warwick Farm Precinct - Structure Plan
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1.2.2 Developments affected by the plan

Subject to the exemptions listed in Section 1.2.3, this plan applies to the following development
types:

(@) Residential accommodation development (including the subdivision of land) that would
result in a net increase in residents on the land, and

(b)  Non-residential development being development other than ‘residential accommodation’
that would, if approved, result in a net increase in non-residential gross floor area (GFA) on
the site.!

1.2.3  What development is exempted from contributions
This plan DOES NOT apply to development:

(@)  exempted from s7.11 contributions by way of a direction made by the Minister for Planning.
Copies of the current directions are available to download from the Department of Planning,
Industry and Environment website;

(b)  for the purposes of public infrastructure provided by or on behalf of State Government or
Council;

()  for the purposes of public amenities or public services under this Plan or another
contributions plan prepared under section 7.13 of the EP&A Act;

(d)  affordable housing or social housing by a social housing provider;

(e)  forworks to be carried out by Sydney Water, Endeavour Energy, Telstra or equivalent water,
sewer, energy or telecommunications provider; or

(f)  that in the opinion of Council does not increase the demand for the public amenities or
public services included in this plan.

1.3 What are the contribution rates?

Table 1 and Table 2 contain the rates for developments that are subject to a section 7.11
contribution under this plan. A detailed description of the demand for infrastructure and calculation
of the rates is contained in Appendix A.

T GFA that was, when this plan came into effect, used for equine or racecourse administration purposes is disregarded in the calculation of net
increase in GFA
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Table 1 Section 7.11 contribution rates for residential development

Per 3 or more
bedroom
dwelling

Per resident or
bed in group
home/hostel

Per 2 bedroom
dwelling

Per 1 bedroom
dwelling

Infrastructure category

Community facilities

stratum land $898 $1,616 $2,065 $2,784
Open space and

recreation facilities $12,834 $23,101 $29,518 $39,785
Roads and active

transport facilities $5.745 $10,341 $13,214 $17,810
Drainage facilities $577 $1,038 $1.326 $1788
Plan administration and $121 $217 $278 $375
management

Total $20,175 $36,314 $46,402 $62,541

Table 2 Section 7.11 contribution rates for non-residential development

Per m? of net additional GFA for non-

Infrastructure category

11242 Warwick Farm s7.11 CP_Draft V2
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residential development

Roads and active transport facilities $1,151
Drainage facilities $14
Plan administration and management $15
Total $1,180

Note: GFA that was, when this plan came into effect, used for equine or racecourse administration purposes is disregarded in
the calculation of net additional GFA

14 How to calculate a contribution amount

Any single development is subject to section 7.11 contributions for either the residential
accommodation component, the increase in non-residential floorspace or both, as applicable.

1.4.1  Calculating a contribution

Section 7.11 contributions will be calculated according to the estimated net increase in infrastructure
demand that a development is deemed to generate.

The contribution that applies to residential development is calculated using the rates shown in Table
1, less any allowances for assumed infrastructure demand arising from existing developments, if

applicable (see below).

The contribution that applies to non-residential development is calculated using the rate shown in
Table 2, based on the non-residential GFA.

For mixed use developments, the contribution will be the sum of the contribution for residential
development (Table 1) and the contribution for non-residential development (Table 2).

gln.
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Contribution demand credits for existing residential developments

For development sites that contain existing residential development or that have been subdivided
for residential development, a credit for the existing infrastructure demand (based on the assumed
existing population) relating to the development or site will be applied for the purpose of
determining the net increase in population. The credit applied will be based on the occupancy rates
in Table 3.

Table 3 Assumed occupancy rates for calculating contributions and demand credits

Development type Assumed occupancy rate

Residential accommodation

3+bedroom dwellings or vacant lot with a dwelling entitlement 3.1 persons per dwelling
2 bedroom dwellings 2.3 persons per dwelling
1 bedroom dwellings, bed-sitters, secondary dwellings, or self- 1.8 persons per dwelling

contained seniors housing dwellings

Group homes, boarding houses, and hostels 1 person per bed

Source; Liverpool Contributions Plan 2018 — Established Areas
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1.4.2 Worked examples
Worked example 1:

A proposed development on National Street involves the demolition of an existing 3 bedroom house
and horse stabling facilities (over 2 lots in total) and construction of a residential flat building
containing 40 x 2-bedroom apartments and 80 x 1-bedroom apartments.

Drafting note: worked examples values to be inserted when Council agrees to draft contribution
rates

40 x 2-bedroom dwellings 40 x $46,402 (refer to Table 1) = $1,856,080

80 x $36,314 (refer to Table 1) = $2,905,120

Plus 80 x 1-bedroom dwellings

Less 1 dwelling house = -$62,541 (refer to Tables 1 & 3)
Less 1lot with dwelling entitlement = -$62,541 (refer to Tables 1 & 3)
Total contribution = $4,636,118

Worked example 2:

A proposed development on Munday Street involves the construction of a mixed-use development
containing 110 x 1-bedroom apartments, 60 x 2-bedroom apartments and 2,500 square metres of
ground floor /retail commercial GFA on a vacant lot (previously B5 land).

110 x $36,314 (refer to Table 1) = $3,994,540

110 x 1-bedroom dwellings

Plus 60 x 2-bedroom dwellings 60 x $46,402 (refer to Table 1) = $2,784,120

Plus 2,500m? of non-residential 2,500 x $1,180 (refer to Tables 1 & 2) = $2,950,000

floorspace

Total contribution $9,728,660

10
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2 How is a contribution imposed on a development?

2.1 Monetary contributions

This plan authorises the Council or an accredited certifier, when determining an application for
development or an application for a CDC, and subject to other provisions of this plan, to impose a
condition requiring either a contribution under section 7.11 of the EP&A Act on that approval for:

e the provision, extension or augmentation of local infrastructure to be provided by Council;
and

e the recoupment of the previous costs incurred by Council in providing existing local
infrastructure.

The types of development subject to a contribution, and the contribution rates applying to different
development types, are identified in Tables 1 and 2 of this plan.

Accredited certifiers should also refer to Section 2.3 of this plan as to their obligations in assessing
and determining applications.

2.1.1  Adjustment to contribution rates

To ensure that the value of contributions for the construction and delivery of infrastructure is not
eroded over time by inflation or significant changes in land values, this plan authorises that
contribution rates will be adjusted over time.

Council will, without the necessity of preparing a new or amending contributions plan, make changes
to the section 7.11 contribution rates set out in this plan to reflect quarterly movements in the
Consumer Price Index (All Groups Index) for Sydney, as published by the Australian Bureau of
Statistics.

The rates will be adjusted at the date of publication of the CPI for each quarter.
At the time this plan was adopted the CPI = 117.4 (March 2020).
2.1.2 Cap on monetary contributions for residential development

The Minister for Planning has issued a Direction to Council that caps section 7.11 contributions (or
s94 as it was formerly known) for residential development in areas including Warwick Farm Precinct.

The Direction requires that:

A council (or planning panel) must not grant development consent ... subject to a condiition
under section 94 (1) or (3) of the Environmental Planning and Assessment Act 1979 requiring
the payment of a monetary contribution that:

(a) in the case of a development consent that authorises one or more dwellings, exceeds
$20,000 for each dwelling authorised by the consent, or

11
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(b) in the case of a development consent that authorises subdivision into residential lots,
exceeds $20,000 for each residential lot authorised to be created by the development
consent.

Consistent with the Direction, consent authorities (including accredited certifiers) shall not issue a DA
consent or a CDC that requires the applicant to pay a total monetary contribution amount that
exceeds $20,000 for each dwelling or lot, unless the contribution plan is IPART-assessed and contains
the associated amendments requested by the Minister or delegate.

As this plan <has>/<has not> been assessed by IPART, the cap of $20,000 per dwelling/lot <does
not apply>/<applies>.

2.2 Land contributions

This plan authorises the consent authority, other than an accredited certifier?, when granting consent
to an application to carry out development to which this plan applies, to impose a condition under
section 7.11(1) of the EP&A Act requiring the dedication of land free of cost to Council for the
provision, extension or augmentation of local infrastructure to be provided by Council.

Wherever land required under this plan is situated within or adjacent to a development site, the
consent authority will generally require the developer of that land to dedicate the land required

under this plan free of cost.

Drafting note: the works schedule map is to show the land comprising the new roads that are to be
dedicated free of cost

2.3 Obligations of accredited certifiers

2.3.1 Complying development certificates
This plan requires that, in relation to an application made to an accredited certifier for a CDC:

e the accredited certifier must, if a CDC is issued, impose a condition requiring a monetary
contribution, if such a contribution is authorised by this plan; and

e the terms of the condition be in accordance with the following:
Contribution
The developer must make a monetary contribution to Liverpool City Council in the amount

of $finsert amount] for the purposes of the local infrastructure identified in the Warwick
Farm Local Infrastructure Contributions Plan 2020.

Community facilities stratum land $ [insert amount]

2 Note: the EP&A Act does not allow an accredited certifier other than a Council to impose a condition requiring the dedication of land free of
cost.

12
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Open space and recreation facilities $ [insert amount]

Roads and active transport facilities $[insert amount]

Drainage facilities $[insert amount]

Plan administration and management $ [insert amount]

Total $ [insert amount]
Indexation

The monetary contribution must be indexed between the date of this certificate and the
date of payment in accordance with the following formula:

$Cc X CPlp

CPlc

Where:
$Cc is the contribution amount shown in this certificate expressed in dollars

CPlp is the Consumer Price Index (All Groups Index) for Sydney as published by the Australian
Statistician at the time of the payment of the contribution

CPlc is the Consumer Price Index (All Groups Index) for Sydney as published by the Australian
Statistician which applied at the time of the issue of this certificate

Note: The contribution payable will not be less than the contribution specified in this
certificate.

Time for payment

The contribution must be paid prior to any work authorised by this complying development
certificate commences, as required by section 136L of the Environmental Planning and
Assessment Regulation 2000.

Deferred payments of contributions will not be accepted.

Works in kind agreement

This condition does not need to be complied with to the extent specified in any planning
agreement or works in kind agreement entered into between the developer and the Council.

13
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2.3.2 Construction certificates

It is the responsibility of an accredited certifier issuing a construction certificate for building work or
subdivision work to ensure that each condition requiring the payment of a monetary contribution
before work is carried out has been complied with in accordance with the CDC or development
consent.

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.

The only exceptions to the requirement are where a work 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.

14

11242 Warwick Farm s7.11 CP_Draft V2 g I I l ®

July 2020


https://www.legislation.nsw.gov.au/#/view/regulation/2000/557/part8/div2/sec142

3 How and when can a contribution requirement be settled?

3.1 Indexing of contribution amounts in consents

A section 7.11 monetary contribution amount required by a condition of development consent
imposed in accordance with this plan will be indexed between the date of the grant of the consent
and the date on which the contribution is paid in accordance with quarterly movements in the
Consumer Price Index (All Groups Index) for Sydney as published by the Australian Bureau of
Statistics.

The following formulas for indexing contributions are to be used:

Contribution at time of development consent

G = Ci1 X CPI
CPI4

Contribution at time of payment

G = C> X CPI3
CPl>
G = Monetary contribution as shown in this contributions plan.
G = Monetary contribution imposed on the development consent.
G = Monetary contribution at the time that the contribution is to be paid.
CPly = Latest "Consumer Price Index: All Groups Index Number" for Sydney available from the

Australian Bureau of Statistics at the time that the contributions plan was prepared - i.e.
June 2018 Quarter

CPI = Latest "Consumer Price Index: All Groups Index Number" for Sydney available from the
Australian Bureau of Statistics as at the time of granting the relevant development
consent.

CPI3 = Latest "Consumer Price Index: All Groups Index Number" for Sydney available from the

Australian Bureau of Statistics at time that the contribution is to be paid.
Future reviews will not affect any consent granted in accordance with this contributions
plan.

3.2 Goods and Services Tax

No Goods and Services Tax (GST) is applicable to the payment of contributions made under Section
7.11 of the EP&A Act.

3.3 Timing of payments

Monetary contributions are required to be paid to Council prior to the issuing of the Construction
Certificate, whether by Council or a private certifier, except in the case of a CDC when monetary
contributions must be paid to the Council prior to work commencing.

15
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3.4 Deferred payments
Council will allow payment of contributions to be deferred in the following cases only:

e Where the applicant has the intention and ability to provide a material public benefit in part
or to full satisfaction of a condition imposed by development consent; or

e In other circumstances, to be outlined in writing by the applicant and determined formally
by Council on the merits of the case.

Deferred payments as outlined above are acceptable only where an unconditional bank guarantee
is provided for the amount deferred. Bank guarantees will be accepted on the following conditions:

e The bank guarantee must carry specific wording, for example, a description of the
development, address, development application number and staging where applicable;

e The bank 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 the
formula below).

e Council may call up the bank 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;

e 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. In merit cases, the period of deferral
will be as approved by Council. The period of deferral may be extended subject to providing
a renewed bank guarantee, which includes anticipated future interest; and

e  Council will discharge the bank guarantee when payment is made in full by cash payment,
land transfer or by completion of works in kind.

The following formula to be applied to all bank guarantees for contributions is:
Guarantee Amount = P + P (C | xY), where:
P = Contribution due.

C | = Compound interest rate comprised of Council's estimate over the period plus 3 percent
(allowance for fluctuations).

Y = Period of deferral (years).

3.5 Can the contribution be settled by dedicating land or undertaking
works?

Warwick Farm Precinct's flooding constraints and the likely strong link between earthworks on
proposed open space and the need to use that fill to raise the level of roads and sites to enable
flood-free access, means that the provision of works in kind by developers is likely to be a critical
means of providing the local infrastructure needed in the Precinct.

16
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Council will consider offers by developers to provide works or dedicate land contained in this plan’s
works schedule.

Where works and / or land identified in the contributions plan are proposed to be provided in
conjunction with the development, Council will consider such offers in accordance with Council's
Development Contributions Land Dedication and Works in Kind Policy.

If applicable, and only if acceptable to Council, the value of land transfer or works in kind may be
used to offset the monetary contribution otherwise applicable to the development under this plan.

The value of the offset will be as agreed with Council in accordance with the value of the works
identified in the plan in Appendix B. Applicants will be required to provide details of the works to
be undertaken, financial guarantees, bank guarantees and administration.
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4 Other administration matters

4.1 Relationship of this plan to other contributions plans

Liverpool Contributions Plan 2018 — Established Areas (as amended) does not apply to development
to which this plan applies.

Drafting note: Council may consider that some low-key developments that are permissible under the
current zonings, or continuation of existing uses (uses made prohibited as a result of the rezoning)
should remain subject to Liverpool Contributions Plan 2018 — Established Areas. For example,
subdivision for dwelling houses, or secondary dwellings, or expansion of equine uses.

4.2 Pooling of contributions funds

Council will administer money obtained from the contributions and make decisions on the funding
and provision of the projects in accordance with the EP&A Act and EP&A Regulation.

The funds collected under this plan may be pooled for projects and applied progressively for those
purposes, the priorities of which will be determined by the various Council strategies for purposes
and by the timing and scale of development in the Warwick Farm Precinct.

Council's ability to forward fund services and amenities identified in this plan is very limited.
Consequently, their provision is largely contingent upon the availability of contributions funds. The

priorities for the expenditure of pooled monetary contributions under this plan are the priorities for
works as set out in the Works Schedule (Appendix B).

4.3 Review of plan

Council will review the contributions plan on a regular basis. The review process will canvass the
following, where data is available:

o Development activity in terms of latest information on net additional dwellings and
populations;

o Likely total development activity to be experienced in the future;

e Progress in the delivery of public facilities and amenities identified in the schedules of
facilities

e Modification of facility concepts, changes in anticipated facility costs, facility timing and land
values;

e Annual contributions received and expenditure information;

e Any other factors likely to affect the delivery of works identified in this contributions plan;
and

e Changes resulting from amendments to Liverpool DCP 2008 or Liverpool LEP 2008.

18
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Any significant reviews of this contributions plan must be undertaken in accordance with the EP&A
Act and EP&A Regulation and placed on public exhibition for a period of 28 days. The nature of the
proposed changes and reasons for these changes would be clearly outlined as part of the exhibition.

Contributions will be adjusted, taking account of more recent information and, where relevant, the
following:

e Consumer Price Index;

e Annual changes in land values;

e Actual costs of completed works;

e Reviewed costs yet to be completed works and land acquisition;

e Adjustment in projected project management and contingency costs associated with works;
and

e Management and legal costs associated with land acquisition.

4.4 Accountability and access to information

In accordance with the EP&A Act and EP&A Regulation a contributions register will be maintained
by Council and may be inspected upon request.

The register will be maintained at regular intervals and will include the following:

e Particulars sufficient to identify each development consent for which contributions have
been sought

e Nature and extent of the contribution required by the relevant condition of consent

e Name of the contributions plan under which the condition of consent was imposed

e Date the contribution was received, for what purpose and the amount.
Separate accounting records will be maintained for each contribution type in this plan and published
every year in Council’s financial accounts. They will contain details concerning contributions received

and expended, including interest for each service or amenity to be provided. The records are held
at Council's administration office and may be inspected upon request.

gln.
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APPENDIX A: INFRASTRUCTURE
DEMAND AND THE CALCULATION
OF THE CONTRIBUTION RATES
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A1 Infrastructure Demand and the Calculation of Rates

This section explains the infrastructure required to meet the demand of the expected development
in the Warwick Farm Precinct. It is proposed to be transformed from a low to medium residential
development area characterized by horse stabling and racecourse related uses to a high density
residential, retail and other services area, as shown in the Structure Plan.

The local infrastructure necessary to support the future urban development of the Precinct has been
identified during the preparation of the Structure Plan based on various technical studies and
infrastructure cost assessments.

A1.1 Development in the Warwick Farm Precinct

A1.1.1 Existing development

The Precinct has a site area of approximately 28ha and existing development comprises low and
medium density housing, and Rosedale Oval, a premier sporting oval with playground, amenities
building and cricket pitch. The Precinct contains no existing retail or community facilities (Figure
A1)

At the time of this plan’s preparation, there are an estimated 56 low density dwelling lots in the
Warwick Farm Precinct where much of the racecourse related uses are found. For the purpose of
calculating contribution credits, these lots can accommodate a population of 174 residents on
average, notwithstanding existing land uses. There are also estimated to be 23 medium density R3
dwellings opposite the train station, which are estimated to accommodate a population of 71
residents.
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Figure A1 Existing zonings prior to new development -Warwick Farm Precinct

The sum of these existing population estimates (245 residents) have been accounted for in
calculating the contributions for infrastructure by the new development. This is necessary because
credits for the existing dwellings or dwelling entitlements will be afforded to developers of these
sites in determining contributions payable under the plan.

The B5 site (as also shown in Figure A1) is undeveloped at the time of this plan’s preparation, and
so no adjustment needs to be made for existing non-residential floorspace in calculating
contributions for the Precinct.

A1.1.2 Expected residential development and population growth

The Structure Plan proposes the development of 2,295 high density residential dwellings or
approximately 206,835 m? of residential GFA (Table 4).

An average household size of 2.29 people has been used to forecast the future population of the
Warwick Farm Precinct, based on the proposed number of dwellings’. The future population of the
Precinct is forecast to be 5,256 residents.

For the purpose of calculating contributions, the net increase in population is assumed to be 5,011
residents, with contribution credits for existing development accounted for (as explained in Section
A1.1.1).

Table AT Forecast residential development yield

Net increase
in population
for
contributions

Existing
residents (for
credits)

Residential No. of Average Forecast

GFA (m?) Dwellings household size | population

206,835 2,295 2.29 5,256 245 5,011

The future population is expected to be?:

e highly culturally diverse, with 54% of people in the neighbouring high density suburb of
Liverpool born overseas and 65% speaking a language other than English at home.

e Relatively more disadvantaged compared to the average Liverpool City resident with
affordable housing a high priority in the area

e Characterized by a higher proportion of people living alone who need communal and
public spaces that facilitate chance meetings and social interaction.

" Draft Community Needs Assessment — Warwick Farm Structure Plan March 2020, CRED Consulting

2 CRED Consulting, p 14
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e Largely characterized by a 'young workforce’ likely to be working during the daytime and
needing community, recreation and exercise spaces for night-time activities.

e Living in high density apartments and needing communal rooms in high rise buildings for
social and other gatherings.

Accordingly, the new population will demand a range of social infrastructure facilities which support
its social, recreation and health needs, as well as a new road network and drainage facilities that
properly cater for accessibility and connectivity to services, and address flooding risk.

A1.1.3 Expected non-residential development and employment growth

Approximately 25,008 m? of retail and commercial GFA is anticipated in the Warwick Farm Precinct
Structure Plan. The B4 Mixed Use zoning aims to provide for a ground floor retail offering along
the western portion of the Precinct, including a supermarket and cafes. The inclusion of retail
options provides convenience service retail potential for the existing population, as well as providing
employment opportunities. This type of development will contribute to the demand for new and
upgraded transport and drainage infrastructure in the Precinct.

Although no employment forecasts are available for the Precinct specifically, commercial
development will contribute to the Council's economic growth target of 2,500 new jobs a year to
20293 It will also contribute to the need for the Western City District to accommodate more than
1.54 million m? of additional retail floor space over the next 20 years.

A1.2 Infrastructure requirements to meet demand
A1.2.1 Community facilities

The need for community facilities to meet the needs of the new population was determined by Cred
Consulting in its Community Needs Assessment. Cred found that:
e There are no community facilities within 400m of the site.

e Within 800m of the site, there is the Warwick Farm Community Hub, which is leased to a
service provider, and is not available for general community hire.

e There are a further 18 community facilities within 2km of the site, including the Liverpool
Public Library, a relatively new facility.

e Based on Liverpool City Council adopted benchmarks, there is a need for 1 neighbourhood
centre per 5,000 people and 1 multipurpose facility for every 10,000-20,000 people.

e There is also a need for a branch library for every 10,000-15,000 people with a provision
need of 42 m? of floorspace per 1,000 people (231 m? for 5,011 people).

3 Connected Liverpool 2040 - Local Strategic Planning Statement — A Land Use Vision to 2040 (p 51)

4 Greater Sydney Commission, Western City District Plan, March 2018 (updated), p 94
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e There is a further need for mobile library services to be provided at a threshold of 2,500
residents.

Cred identified how the location of the train station within the Precinct means that would be best
practice to locate district level community facilities nearby the station. For the entire future
population of up to 15,140 people for the Warwick Farm suburb (forecast.id), Cred has recommended
a district level multipurpose facility of around 1,200 m?.

The Structure Plan includes 1,000 m? of multipurpose community facility floorspace to be provided
in a mixed use multi-storey building. The facility is shown adjacent to the station, but the position is
indicative only. Reflecting the definition of essential works in the IPART Practice Note®, the cost
included in the plan is the cost of acquiring a stratum in a new building that would later be fitted out
using other funding sources.

The plan apportions the full cost of the facility to new development in the Warwick Farm Precinct as
the Precinct population generates the need for half of a district level facility alone®. The study’ also
recommended a branch library should also be delivered to the suburb in the longer term, however
the library is not levied for under this plan.

A1.2.2 Open space and recreation facilities

The Cred study® identified a need for high quality, multipurpose recreation and open spaces that

meet the needs of and consider the barriers faced by a high density and diverse population.

Regarding existing open space, Cred identified how:
e Rosedale Oval is the only open space within the site
e There are approximately 4 open spaces within 800m of the site, equal to around 8.94 ha.

e There are a number of District and Regional level parks and open spaces accessible within
2km of the site, including Hart Park 450m from the site, over the railway line.

e The Georges River Regional Open Space Corridor has been identified as a major project
that has attracted state government level interest.

A Council benchmark suggests the need for 2.0 ha of open space per 1,000 residents (with 80%
local open space and 20% district open space). This would equate to around 10 ha for the Precinct
overall and around 8 ha of local open space.

The study recommended:

e 1-2 new local parks (development scenario dependent) as Council identified an oversupply
of district open space in the Warwick Farm suburb,

5 Secretary's Practice Note, Local Infrastructure Contributions, January 2018
6 CrRED Consulting, benchmarking for community floorspace.
7 CRED Consulting March 2020

8 Draft Community Needs Assessment 2020, CRED Consulting
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e 1-2 outdoor multipurpose courts,
e One double playing field (2 fields in total), and

e Increasing the size of the existing playground at Rosedale Oval to accommodate older
children between 5 to 11 years.

The Structure Plan allows for open space is to be distributed as follows:

e 0.25 ha for a small privately-owned park along 240 Governor Macquarie Drive (not levied
for in this plan),

e 0.49 ha for a linear park along Munday Street with playground,

e 135 ha to the north of Rosedale Oval, providing a new local sport venue with sports field,
multipurpose court, BBQ and picnic shelters, and

e 2.69 ha to the west of Rosedale Oval, providing another new local sport venue with sports
field, multipurpose court, BBQ and picnic shelters, and natural based play spaces.

The Rosedale Oval will have the Manning Street bypass road traversing its border, thus reducing its
useability in its current form. However, residents will be able to access Hart Park (0.6 ha) just outside
the Precinct in the southwest with a new pedestrian bridge over the railway line.

The Structure Plan also identified the need for a new stormwater pipeline to be introduced to the
future local sport venues around Rosedale Oval to drain the areas during a flood event.

The cost of providing open space and recreation infrastructure within the Precinct are wholly
apportioned to residential development, given that there will be little demand for these facilities from
the limited amount of planned non-residential development.

A1.2.3 Roads and active transport facilities

The proposed high density residential and retail development will place significant pressure on the
existing road network. Accordingly, the plan includes a series of new roads and intersections, road
upgrades, and pedestrian bridges to cater for the needs of the new development. The proposed
infrastructure was analysed in a traffic and transport study by SCT Consulting.®

Any new transport infrastructure must account for the significant flood risk in the Precinct. The
Structure Plan includes raising the finished floor levels of future development sites and the associated
connecting roads above the 1in 100 Average Recurrence Interval (ARI). Raising the street level for
roads is included in the roadwork cost estimates in this plan.

The road network through the Precinct is grid like with the only access points at Governor Macquarie
Drive (a main connector road to the Hume Highway) in the north and Scrivener Street in the south.
This means that the Precinct carries a high volume of heavy vehicle traffic from the industrial precinct
immediately to the south via Manning and Priddle Streets. To improve the local amenity for future

9 Warwick Farm Structure Plan Planning Proposal — Traffic and Transport Impact Assessment (June 2020), SCT Consulting
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residents, Council resolved to construct a bypass road around Rosedale Oval to divert industrial
traffic around the Precinct.
Other proposed transport facilities in the plan are:
e Extra traffic / turning lanes on Hume Highway and Governor Macquarie Drive that are
needed to maintain intersection levels of service at satisfactory standard;
e Five new laneways, 4 north of Munday Street and 1 west of Manning Street,

e Road upgrades to existing local roads;

e Two roundabout intersections between Stroud Avenue and Priddle Street, and a signalised
intersection at Governor Macquarie Drive and the bypass road;

e A pedestrian bridge to the train station with a ramp one side; and

e A pedestrian bridge to Hart Park, which is located just to the southeast of the Precinct, with
ramps both sides.

The cost of the traffic facilities will be apportioned to both residential and non-residential
development. The traffic study identified the traffic impacts of both the future background growth
of traffic (not associated with the proposed Structure Plan) and the impacts associated with the
proposed development. The modelling showed that the Structure Plan development will generate
986 vehicle trips in the AM peak and 1,168 trips in the PM peak. The distribution between residential
and non-residential trips in the study™ is summarised below:

Table A2 Total net vehicle trip generation for Warwick Farm Precinct

m Total net vehicle trips

AM Peak % PM Peak %
Residential 601 60 576 50
Retail 234 488
40 50
Office 152 104
Total 986 100 1,168 100

Source: SCT Consulting, Warwick Farm Structure Plan Planning Proposal Traffic and Transport Impact Assessment, Table
5-3

The modelling shows that the generation of vehicle trips are split almost evenly between the
residential and non-residential land uses for both morning and afternoon peaks. For the purpose of
the calculation of contributions in this plan, the costs associated with the roads and active transport
facilities required by the Precinct will be split 50% to residential development and 50% to non-
residential development.

10 13ple 5-3 p. 31
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A1.2.4 Drainage and flood management facilities

Warwick Farm Precinct is in the Georges River catchment and the entire Precinct is mapped as flood
prone land under the LEP (Figure A2).

WMA Water undertook a flooding assessment to inform the flood risk plan and drainage needs of
the Precinct™ . It is critical that the flooding impacts of new development are mitigated to avoid the
costly disasters of major Georges River catchment flooding, as occurred most recently in 1988.

/|

Figure A2 Extract of LEP Flood Planning Area Map

The study identified the potential flood extent for the site through an earthworks approach that
would provide compensatory flood storage along the eastern side of the Precinct to manage flood
impacts for the proposed future development and minimise onsite detention storage for
development.

Compensatory flood storage options are proposed along the existing and proposed open space
areas. Compensatory flood storage may also be necessary within basements of future development.
The Structure Plan also includes raising the finished floor levels of future development sites and the
associated street levels above the 1in 100 Average Recurrence Interval (ARI).

A further challenge with the new development is the evacuation of residents during a flood. Shelter
in place is not appropriate and there must be appropriate access from every building in a Probable
Maximum Flood (PMF) event. To meet this need, the Structure Plan identifies a preliminary

T Warwick Farm Structure Plan and Planning Proposal Flooding Assessment, 1 Draft, June 2020
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evacuation route from the residential blocks. Two separate paths would lead from each block and
head north along rising street levels to the high point of the Precinct at the northern corner of 240
Governor Macquarie Drive.

The:
e path of the evacuation routes,

e the streets that are shown with raised levels and which are to be funded under this plan,
and

e the local infrastructure facility items, their cost and location in the Precinct
are shown in Appendix B.

The costs of the flood mitigation works and drainage are first apportioned between residential
development and non-residential development based on the relative total forecast floorspace of
both types of development. Then, the residential contribution will be calculated on a per additional
person basis, while the non-residential contribution will remain as a cost per additional GFA (m?).

A1.2.5 Plan administration and management

There are significant costs associated with administering funds collected and expended in
accordance with this plan. Both the plan preparation, review and implementation aspects of
contributions are administered by staff within Council and involve the commissioning of various
technical studies and external advice. A core team of employees are engaged to provide support in
coordinating such a process, as well as to prepare status reports, review relevant data, and liaise with
other Council staff and external agencies.

The estimated plan administration and management costs are based on the Independent Pricing
and Regulatory Tribunal (IPART) benchmark of an allowance equivalent to 1.5% of the cost of capital
works identified in the plan. The costs have been apportioned across all development in the Precinct.
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A2 Calculation of Contribution Rates

A2.1 Infrastructure cost estimates

The capital works estimates are based on an assessment of item specifications and costs by quantity
surveyors, Mitchell Brandtman in June 2020:

The land cost rates are based on a valuation of the land acquisition requirements for each
infrastructure item by Atlas Urban Economics in June 2020.

A2.2 Contribution calculations
A2.2.1 Residential contributions

Community, Open Space and Recreation for community facilities and open space and recreation
categories, the contribution per resident is based on the following formula:

Costs of the infrastructure category ($)

Contribution per resident ($) = Z
Net additional residents (5,011)

Roads and Active Transport

For road and active transport the contribution is based on 50% of the total cost being apportioned
to residential development. The contribution per resident is based on the following formula:

Costs of the infrastructure category ($) X 50%

Contribution per resident (§) = Z Net additional residents (5,011)

Drainage and Flood Management

For drainage and flood management the residential contribution is first apportioned between
residential development and non-residential development based on the relative total forecast
floorspace of both types of development. There is expected to be 206,835 m? (89%) of residential
GFA and 25,008 m? (11%) of commercial/retail GFA in the Precinct. The contribution per resident is
based on the following formula:

Costs of the infrastructure category ($) X 89%

Contribution per resident ($) = Z
Net additional residents (5,011)
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A2.2.2 Non-residential contributions

Roads and Active Transport

For roads and active transport, the contribution is based on 50% of the total cost being apportioned
to non-residential development. The contribution per additional m? of GFA is based on the following
formula:

Costs of the infrastructure category ($) X 50%

Contribution per m? of GFA (§) = Z
Net additional non-residential floorspace (25,008)

Drainage and Flood Management
For drainage and flood management the contribution is first apportioned between residential
development and non-residential development based on the relative total forecast floorspace of

both types of development. There is expected to be 206,835 m? (89%) of residential GFA and 25,008
m? (11%) of commercial/retail GFA in the Precinct.

The contribution per additional m? of GFA is based on the following formula:

Costs of the infrastructure category ($) X 11%

Contribution per m? of GFA ($) = Z
Net additional non-residential floorspace (25,008)
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Warwick Farm Precinct
Works Schedule - June 2020
Roads and active transport facilities

gln.

[V ET) Land Area

Cost (Indexed to base
period of plan)

Quantity

Item Description Unit Cost Rate Indicative Timing

Ref. (m?) Required

Roads and active transport - Land acquisition
oo | Bypass Road from Priddle Street to Governor 5,670 Lineal Metre 455 600 $3,400,000 $3,400,000 To be confirmed
Macquarie Drive
Land severed by bypass 9,842 Item 1 599 $5,900,000 $5,900,000 To be confirmed
Subtotal - land acquisition $9,300,000 $9,300,000
Roads and active transport - Capital works
1 Warwick Street 2,840 Lineal metre 142 $11,570 $1,643,000 $1,643,000 To be confirmed
2 Munday Street 6,180 Lineal metre 309 $13,042 $4,030,000 $4,030,000 To be confirmed
3 Manning Street 6,480 Lineal metre 324 $14,441 $4,679,000 $4,679,000 To be confirmed
4 Bull Street 3,240 Lineal metre 162 $12,216 $1,979,000 $1,979,000 To be confirmed
5 Stroud Avenue 3,720 Lineal metre 186 $11,586 $2,155,000 $2,155,000 To be confirmed
6 National Street 1,800 Lineal metre 920 $14,822 $1,334,000 $1,334,000 To be confirmed
7 Road 7 1,155 Lineal metre 76 $14,645 $1,113,000 $1,113,000 To be confirmed
8 Road 8 540 Lineal metre 920 $9,733 $876,000 $876,000 To be confirmed
9 Road 9 588 Lineal metre 98 $9,265 $908,000 $908,000 To be confirmed
14 Road 14 546 Lineal metre 91 $9,418 $857,000 $857,000 To be confirmed
15 Road 15 1,100 Lineal metre 55 $12,109 $666,000 $666,000 To be confirmed
16 Road 16 450 Lineal metre 75 $9,600 $720,000 $720,000 To be confirmed
17 Road 17 546 Lineal metre 91 $9,209 $838,000 $838,000 To be confirmed
18 Pedestrian Bridge 2,780 Metre squared 2780 $1,089 $3,027,000 $3,027,000 To be confirmed
18 (1) | Ramp on one side 360 Metre squared 360 $1,869 $673,000 $673,000 To be confirmed
19 Pedestrian Bridge 210 Metre squared 210 $23,386 $4,911,000 $4,911,000 To be confirmed
19 (1) | Ramp on both side 720 Metre squared 720 $1,869 $1,346,000 $1,346,000 To be confirmed
o | BypassRoad from Priddle Street to Governor 9,241 Lineal metre 455 $11,024 $5,016,000 $5,016,000 To be confirmed
Macquarie Drive
21 Roundabout |r.1tersect|on upgrade between Stroud 3390 ltem 1 ) $1,657,000 $1,657,000 To be confirmed
Avenue and Priddle Street
Signalised intersection upgrade between .
22 R . 10,490 Iltem 1 - $4,674,000 $4,674,000 To be confirmed
Governor Macquarie Drive and Bypass Road
Additional lanes at and on approach to the
23 Governor Macquarie Drive /Shore Road/Hume Item 1 - $2,720,000 $2,720,000 To be confirmed
Highway intersection
24 Additional lanes on Hume Highway Item 1 - $2,455,000 $2,455,000 To be confirmed

$48,277,000
$57,577,000

$48,277,000
$57,577,000

Subtotal - capital works

Total cost - roads and active transport
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Warwick Farm Precinct
Works Schedule - June 2020
Social Infrastructure facilities

\"ETe)

Item Description
Ref. P

Community facility - land acquisition

Land Area

(m?)

Works (Unit)

Quantity
Required

Unit Cost Rate

Cost

Total Cost

(Indexed to base
period of plan)

aln.

Indicative Timing

Multipurpose Community Facility

Total cost - community facility

$4,500,000
$4,500,000

$4,500,000
$4,500,000

To be confirmed

exc. capital works

Subtotal - embellishment

Total cost - open space

Warwick Farm Works Schedule V3

$13,332,000
$64,311,244

$13,332,000
$64,311,244

Open space - land acquisition

A Local Parks 1,800 Metre squared 1,800 1,427 $2,568,575 $2,568,575 To be confirmed
B Local Parks 1,590 Metre squared 1,590 1,439 $2,287,469 $2,287,469 To be confirmed
C Local Parks 1,560 Metre squared 1,560 720 $1,123,200 $1,123,200 To be confirmed
D Local Sport Venue 4,750 Metre squared 4,750 1,516 $7,200,000 $7,200,000 To be confirmed
E Local Sport Venue 4,400 Metre squared 4,400 982 $4,320,000 $4,320,000 To be confirmed
F Local Sport Venue 3,350 Metre squared 3,350 1,218 $4,080,000 $4,080,000 To be confirmed
G Local Sport Venue 7,200 Metre squared 7,200 1,267 $9,120,000 $9,120,000 To be confirmed
H Local Sport Venue 7,200 Metre squared 7,200 1,283 $9,240,000 $9,240,000 To be confirmed
I Local Sport Venue 6,740 Metre squared 6,740 818 $11,040,000 $11,040,000 To be confﬁrmed
J Local Sport Venue 6,760 Metre squared 6,760 To be confirmed

pto ad acq 0 4 0.9 D.9

Open space - embellishment

A Local Parks 1,800 Metre squared 1,800 442 $796,000 $796,000 To be confirmed
B Local Parks 1,590 Metre squared 1,590 274 $435,000 $435,000 To be confirmed
C Local Parks 1,560 Metre squared 1,560 287 $448,000 $448,000 To be confirmed
D Local Sport Venue 4,750 Metre squared 4,750 396 $1,881,000 $1,881,000 To be confirmed
E Local Sport Venue 4,400 Metre squared 4,400 342 $1,503,000 $1,503,000 To be confirmed
F Local Sport Venue 3,350 Metre squared 3,350 278 $930,000 $930,000 To be confirmed
G Local Sport Venue 7,200 Metre squared 7,200 253 $1,824,000 $1,824,000 To be confirmed
H Local Sport Venue 7,200 Metre squared 7,200 316 $2,276,000 $2,276,000 To be confirmed
I Local Sport Venue 6,740 Metre squared 6,740 244 $1,645,000 $1,645,000 To be confirmed
J Local Sport Venue 6,760 Metre squared 6,760 236 $1,594,000 $1,594,000 To be confirmed

15/07/2020



Warwick Farm Precinct
Works Schedule - June 2020 gIn.
Drainage facilities

5 Total Cost

Map L. Land Area . Quantity . A
Item Description : Works (Unit) . Unit Cost Rate Cost (Indexed to base Indicative Timing
Ref. (m®) Required .
period of plan)

Drainage - capital works only
D Local Sport Venue 4,750 Metre squared 4,750 80 $381,000 $381,000 To be confirmed
E Local Sport Venue 4,400 Metre squared 4,400 80 $353,000 $353,000 To be confirmed
F Local Sport Venue 3,350 Metre squared 3,350 80 $269,000 $269,000 To be confirmed
G Local Sport Venue 7,200 Metre squared 7,200 80 $577,000 $577,000 To be confirmed
H Local Sport Venue 7,200 Metre squared 7,200 80 $577,000 $577,000 To be confirmed
I Local Sport Venue 6,740 Metre squared 6,740 80 $540,000 $540,000 To be confirmed
J Local Sport Venue 6,760 Metre squared 6,760 80 $542,000 $542,000 To be confirmed
Total cost - drainage 40,400 $3,239,000 $3,239,000

Warwick Farm Works Schedule V3 15/07/2020
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