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REPORT: Draft Infrastructure 
Contributions Plan - North-West Urban 
Release Area

DIVISION: Development and Environment 
REPORT DATE: 9 April 2024 
TRIM REFERENCE: ID23/2539

EXECUTIVE SUMMARY 

Purpose Seek endorsement Fulfil legislated requirement 

Issue  Council adopted a Master Plan for the North-West Urban Release 
Area on 28 September 2023, which identifies the vision and desired 
future character of the Precinct. 

 To help plan, fund and deliver the infrastructure required to 
support the Precinct, a draft Infrastructure Contributions Plan has 
been prepared (attached in Appendix 1) to allow Council and 
registered certifiers to levy infrastructure contributions. The 
infrastructure required to support the Precinct includes roads and 
transport, stormwater drainage systems, and open space and 
recreation facilities. 

 The cost of infrastructure and ongoing administration identified in 
the Plan is $102,042,200. The infrastructure contribution rates will 
initially be capped at $20,000 per residential lot (or three or more 
bedroom dwelling). The rates for other development types are 
identified in the report.  

 It is intended that Council will make a request to the NSW Minister 
for Planning and Public Spaces to increase the capped contribution 
amount beyond $20,000. If approved, Council would levy up to a 
maximum of $22,857.50 per lot or three bedroom or more 
dwelling. 

 The Environmental Planning and Assessment Act 1979 allows 
Council to collect infrastructure contributions through 
development applications and complying development certificates. 
This is based on the demonstrated link and nexus between new 
development and the demand for new infrastructure.  

Reasoning  Environmental Planning and Assessment Act 1979 

 Environmental Planning and Assessment (Local Infrastructure 
Contributions) Direction 2012 

Financial 
Implications 

Budget Area Growth Planning 

Funding Source Growth Planning budget 

Proposed Cost There are no proposed costs associated with this 
report. 

Ongoing Costs There are no ongoing costs associated with this 
report. 
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Policy 
Implications 

Policy Title There are no policy implications arising from this 
report. 

STRATEGIC DIRECTION 

The Towards 2040 Community Strategic Plan is a vision for the development of the region 
out to the year 2040. The Plan includes six principle themes and a number of objectives and 
strategies. This report is aligned to:  

Theme: 2 Infrastructure 

CSP Objective:  2.2 Infrastructure meets the current and future needs of our 
community 

Delivery Program Strategy: 2.2.5 Council maintains infrastructure and delivers services 
at the adopted service levels as agreed with the community  

RECOMMENDATION 

1. That Council adopt the draft North-West Urban Release Area Infrastructure 
Contributions Plan (attached in Appendix 1) for the purpose of public exhibition. 

2. That public exhibition be undertaken in accordance with the Environmental Planning 
and Assessment Act 1979.  

3. That following conclusion of the public exhibition period, a further report be 
presented to Council for consideration, including the results of public exhibition. 

4. That Council make a request to the NSW Minister for Planning and Public Places to 
increase the capped contribution amount of $20,000 to a maximum of $30,000, 
noting that the full $30,000 will not be required to implement the infrastructure 
identified in the Plan. 

Stephen Wallace TH 
Director Development and Environment Manager Growth Planning
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BACKGROUND  

1. Previous Resolutions of Council 

28 
September 
2023 
CCL23/256 

In Part 
1.  That Council adopts the draft North-West Development Control Plan 

- Master Plan 
2.  That Council adopts the draft North-West Urban Release Area - 

Development Control Plan – Stage 1. 

23 November 
2023 
CCL23/319 

In Part 
1. That Council endorse the Planning Proposal to amend the Dubbo 

Regional Local Environmental Plan 2022 for land in the North-West 
Urban Release Area. 

2. That Council submit the Planning Proposal to the NSW Department 
of Planning and Environment for a Gateway Determination. 

2.  What are Infrastructure Contributions? 

Infrastructure contributions are payments made by developers that help plan, fund and 
deliver the necessary infrastructure required as a result of new development, which includes 
road and transport infrastructure, stormwater drainage systems, and open space and 
recreation facilities. Infrastructure contributions are a key source of funding for Council to 
provide infrastructure to support our community whilst ensuring the existing community is 
not burdened by the provision of new infrastructure.  

Infrastructure contributions are levied through conditions of development consent or 
complying development and require the payment of a monetary contribution towards 
infrastructure, the dedication of land free of cost, or both. Infrastructure contributions are 
administered in accordance with Part 7, Division 7.1, Subdivision 3 of the Environmental 
Planning and Assessment Act 1979. 

Infrastructure contribution plans specify what infrastructure will be provided, when it is 
planned for delivery, and approximately how much it will cost. Infrastructure contribution 
rates can be charged on a per residential lot, per dwelling, per person or per square metre of 
development rate. 

3. North-West Urban Release Area 

The North-West Urban Release Area is a key residential growth area for Dubbo and will drive 
residential development opportunities, provide increased housing opportunities, and ensure 
the city can provide housing for our increasing urban population into the future. It is 
anticipated that when fully developed, it will have the potential to realise between 4,500 and 
5,500 dwellings, with a population of 12,500 to 15,500 people. These assumptions are based 
on a Planning Proposal that is currently being progressed by Council and the NSW 
Department of Planning, Housing and Infrastructure. 
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REPORT 

1. North-West Urban Release Area Infrastructure Contributions Plan 

To help plan, fund and deliver the necessary infrastructure to support the North-West Urban 
Release Area, a draft Infrastructure Contributions Plan has been prepared (attached in 
Appendix 1), and will apply to land identified in Figure 1. The Plan will allow Council and 
registered certifiers to levy infrastructure contributions through a Development Consent or 
Complying Development Certificate. 

Figure 1 – Land to which the Plan applies

The Plan includes a schedule of infrastructure works valued at $102,042,200, which is 

planned to be delivered between 2024 and 2039. The total cost of infrastructure is attributed 

to all future development within the Precinct. 

Infrastructure Cost 

Roads and Transport $66,592,200 

Open Space and Recreation $22,950,000 

Stormwater $10,000,000 

Plan Preparation and Administration $2,500,000 
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Infrastructure contributions are proposed to be applied using Section 7.11 contributions or a 
Section 7.12 levy, noting a development cannot be levied under both mechanisms. 

(a) Section 7.11 contributions 

Section 7.11 contributions will apply to residential lots at the subdivision stage, residential 
accommodation, and tourist and visitor accommodation, and be based on the number of 
persons or bedrooms. The contribution rates have been determined using the below formula, 
with final rates based on the mid-growth population scenario: 

Contribution rate 
per new resident

= Cost of infrastructure attributable to future development 

Additional residents 

Growth scenario Low-growth  Mid-growth  High-growth 

Cost of infrastructure  $102,042,200 $102,042,200  $102,042,200
Population 10,500 12,500  15,500 

Rate per person  $9,718.30  $8,163.40  $6,583.40 

The occupancy rates and contribution rates for various types of development are identified in 
the table below. These rates will be subject to the Consumer Price Index – Sydney All Groups 
over the life of the Plan. 

Type of development Occupancy 
rate* 

Contribution 

Residential subdivision: 

Subdivision into a single lot smaller than 250m2 1.8 people $14,694.10 

Subdivision into a single lot larger than 250m2 2.8 people $20,000 (capped) 
$22,857.50 (full)** 

Residential accommodation: 

1 bedroom dwelling 1.3 people $10,612.40 

2 bedroom dwelling 1.8 people $14,694.10 

3 or-more bedroom dwelling 2.8 people $20,000 (capped) 
$22,857.50 (full)** 

Boarding house, co-living housing, group home, 
hostel, student housing, and seniors housing 

1 person $8,163.40 

Tourist and visitor accommodation: 1 person per 
bed

$8,163.40

*These figures have been derived from an analysis of Australian Bureau of Statistics 2021 Census data. 
** The Environmental Planning and Assessment Act 1979 limits the maximum payment of monetary 
contributions for each dwelling or subdivision into residential lots to $20,000, unless approved by the NSW 
Minister of Planning. 
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(b) Section 7.12 levy 

A Section 7.12 levy will apply to any development not subject to a Section 7.11 contribution. 
The levy is calculated based on the cost of works of the development.

Section 7.12 Levy Levy rate 

Cost of works of the development: 

Less than and including $100,000 Nil 

More than $100,000 and up to and including $200,000 0.5% of that cost 

More than $200,000 1.0% of that cost 

This levy is likely to apply to the Village Heart as the majority of the precinct will be residential 
development. 

(c) Mixed-use developments 

A single development can only be the subject of either a Section 7.11 contribution or a 
Section 7.12 levy, not both. Where a single development comprises a mix of types covered by 
both Section 7.11 contributions and Section 7.12 levy, the component that represents the 
highest monetary contribution will apply.   

2. Comparison to Existing Infrastructure Contributions Plans 

Council currently has infrastructure contribution plans for road and transport, stormwater 
drainage systems, and open space and recreation facilities, with different rates applying to 
different areas within the Dubbo locality. These rates are shown below. 

Suburb Price per lot Roads Open space Stormwater 

North-West URA $13,333.42  $7,335.35  $5,998.07  Nil 

Keswick $17,380.08  $7,335.35  $5,506.28  $4,538.45  

Southlakes  $14,262.33  $7,335.35  $5,506.28  $1,420.70  

Central-West URA $13,197.44  $7,335.35  $5,862.09  Nil 

Huntingdale $11,649.66  $7,335.35  $4,314.31  Nil 

If the North-West Urban Release Area Infrastructure Contributions Plan is adopted at a later 
Council meeting, infrastructure contributions will increase by approximately up to $6,667 per 
lot in this precinct and be higher than other urban release areas. If the Plan is not adopted at 
a later Council meeting, Council would only collect approximately $60 million under the 
current contribution plans, and a lot of the works in the North-West Urban Release Area 
infrastructure schedule are not included in the existing contributions plans. As such, the 
infrastructure required to support the Precinct may not be provided. 
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3. Feasibility Analysis of Infrastructure Contribution Rates 

Council commissioned HillPDA to conduct a feasibility study of proposed infrastructure 
contribution rates. 

The study compared contribution levels between different locations in Dubbo. As a result, 
there appears to be little competitive advantages or disadvantages with any particular release 
area. All release areas are reasonably price competitive and any variation in end sale values is 
likely to reflect the desirability to live there rather than the cost of infrastructure and 
development.  

A sudden rise in contributions in any release area, without similar increases in other areas, 
may put that release area at a competitive disadvantage. Under this scenario it may be 
difficult for a developer to pass the cost increase onto the buyers due competitive market 
forces. If that is the case, then the feasibility of development is weakened and the market 
take-up in the area may fall. 

The feasibility analysis tested the following four options, with results presented in Figure 2: 

 Option 1: Section 7.11 charge remaining at $13,333 per lot (feasible) 

 Option 2: Section 7.11 is charged at $20,000 per lot (marginally feasible) 

 Option 3: Section 7.11 is charged at $30,000 per lot (marginally weak) 

 Option 4: Same as Option 3 but the end sale value of the lots is increased by $15,000 to 
cover infrastructure contributions increase (marginally feasible) 

Figure 2 – Feasibility analysis of different contribution rates 
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Given the increase in value of the average house block in recent years, it is considered that 
the rise in the contribution rate would be easily absorbed in land price rises over time.  

4. Comparison to other Councils  

The infrastructure contribution rates are comparable to other regional cities, with their 
contributions identified below: 

 Orange - $10,300 - $28,600 

 Bathurst - $11,863 - $30,000 

 Tamworth - $2,500 - $9,141 and 7.12 plan 

 Albury - $3,933 - $11,712 

5. Maximum Payment of Infrastructure Contributions 

The Environmental Planning and Assessment Act 1979 currently limits the maximum payment 
of monetary contributions for each dwelling or subdivision into a residential lot to $20,000. In 
order to raise the maximum amount above $20,000, Council must apply to the NSW Minister 
for Planning and Public Spaces. The Environmental Planning and Assessment (Local 
Infrastructure Contributions) Direction 2012 identifies $30,000 as the next highest limit, but it 
is important to note the contribution rates would commence at $22,857.50 per residential lot 
for a three or more bedroom dwelling and be subject to annual CPI adjustment.  

The request must identify: 

 The area of the land involved and its relationship to adjacent existing urban areas. 

 Details of any rezoning demonstrating that the land is newly zoned for residential 
purposes, that is expected to be developed in the short term and will generate a high 
demand for infrastructure. 

 Details of the infrastructure needs, proposed contribution rates, and expected 
timeframe for development. 

 Why the proposed rate of $20,000 isn’t sufficient, and why up to $30,000 is needed to 
cover additional costs. 

6. Consultation  

Following Council’s consideration, the draft Infrastructure Contributions Plan will be placed 
on public exhibition for a minimum of 28 days in accordance with the Environmental Planning 
and Assessment Act 1979. A notice will be placed on Council’s website and in Customer 
Experience Centres, and the Daily Liberal newspaper, and letters will be sent to adjoining 
landowners.  

Following completion of the public exhibition period, a further report will be presented to 
Council for consideration, including any submissions received. 
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7. Options 

Council has the following options: 

(a) Proceed with the draft Infrastructure Contributions Plan 

If the Infrastructure Contributions Plan is adopted at a later Council meeting and Council is 
successful in its request to increase the contribution cap, infrastructure contributions will 
increase up to $22,857.50 per residential lot in certain circumstances (such as for a 3 or-more 
bedroom dwelling) and be higher than other urban release areas. 

(b) Not proceed with the draft Infrastructure Contributions Plan 

If the Infrastructure Contributions Plan is not adopted at a later Council meeting, Council 
would only collect approximately $60 million under the current contributions plans, and a lot 
of the works in the infrastructure schedule are not included in the existing contributions 
plans. As such, the infrastructure required to support the precinct may not be provided. 

8. Resourcing Implications  

Total Financial 
Implications  

Current 
year  

($) 

Current 
year + 1 

($)  

Current 
year + 2 

($)  

Current 
year + 3 

($)  

Current 
year + 4 

($)  

Ongoing

($) 

a. Operating revenue 0 0 0 0 0 0

b. Operating expenses 0 0 0 0 0 0

c. Operating budget 
impact (a – b)

0 0 0 0 0 0

d. Capital Expenditure 0 0 0 0 0 0

e. Total net impact 

(c – d)

0 0 0 0 0 0

Does the proposal require ongoing funding? No 

What is the source of this funding? N/A 

Table 1. Ongoing Financial Implications 
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9. Timeframe  

The below estimated timeline provides a mechanism to monitor and resource the various 
steps required to progress the draft infrastructure contributions plan: 

Key Date Explanation 

24 April 2024 Consideration by Council 

9 May 2024 Consideration by Infrastructure, Planning and Environment Committee

Mid-May to June 
2024 

Public exhibition period 

July 2024 Consideration of submissions 

15 August 2024 Consideration by Council 

APPENDICES: 

1 Draft Infrastructure Contributions Plan
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