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Strathfield Council would like to show respect and acknowledge the Wangal people, the Traditional Custodians of the 

land on which the Strathfield area is located. We pay respect to Elders past, present and emerging.
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The Strathfield Local Government Area (LGA), 
excluding the Homebush TOD Precinct will grow significantly to 2051

Projected minimum allocations 
of development contributions

To meet this 
growth, Council 
has developed 
an infrastructure 
plan valued at 

19,440 
new residents

8,100 
new dwellings

$408.5m

10,939 
new workers

$76.2m 
Open space

$71m 
Public domain

$114.8m 
Community facilities

$146.4m 
Traffic & transport

4

DRAFT



Executive Summary
This Plan is called Strathfield Section 7.12 Local Infrastructure Contribution Plan 2024 (the Plan) and commenced 
on XX XXXX XXXX. 

This summary assists readers with understanding the Plan and should be read in conjunction with detailed 
provisions in subsequent parts of this Plan.

Table 1: Section 7.12 levy rates

Development type and proposed development cost Levy

All development with a proposed cost up to and including $100,000 NIL

All development with a proposed cost between $100,001 to $250,000 0.5%

All development with a proposed cost of more than $250,000 3%

A. Plan purpose
This Plan’s main purpose is to authorise Council, 
registered certifiers and other consent authorities 
to impose a condition requiring a levy to be paid 
under section 7.12 of the Environmental Planning and 
Assessment Act 1979 (EP&A Act) when determining an 
application for development (DA) or an application 
for a complying development certificate (CDC).

A section 7.12 levy is required to fund the public 
amenities and public services set out in the works 
schedule in Appendix B to this Plan, which are 
intended to support development in the Strathfield 
local government area.

The items described in Appendix B to this Plan address 
existing demand in the Plan area as well as additional 
demand created by the anticipated development in 
the Plan area.

B. Land and development covered
The Plan applies to all land within Strathfield LGA 
except the Homebush Transit Oriented Development 
(TOD) Precinct. Land to which the plan applies is 
shown in the map in Figure 2 in section 1.2 of this Plan. 
The Plan applies to all residential and non-residential 
development that:

•	 is subject to a development application DA or 
CDC application under Part 4 of the EP&A Act; 
and

•	 is located on land to which this Plan applies, as 
outlined above; and

•	 is not exempt under section 1.4; and
•	 has a cost of development in line with Table 

1 below.

C. Section 7.12 levy rates
The section 7.12 levy amount is calculated by multiplying the levy rates in the following table by the proposed 
cost of development. Table 1 identifies the percentage levy rates that will apply to all residential accommodation 
development and non-residential development.

Local Infrastructure Contribution Plan 2024 Section 7.12
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D. Determining the development cost
The section 7.12 levy amount is calculated by 
multiplying the relevant levy rates shown in Table 1 
above by the proposed cost of development. 
Section 208 of the Environmental Planning and 
Assessment Regulation 2021 (EP&A Regulation) 
sets out how the proposed cost of carrying out 
development is determined, including what costs 
must be excluded.

Any development that will incur a section 7.12 levy 
must complete the relevant Cost Summary Report. 
The Cost Summary Report must be prepared by 
an authorised person, at the applicant’s cost and 
submitted with the DA or CDC.

The Cost Summary Report is available on Council’s 
website: https://www.strathfield.nsw.gov.au/

The relevant consent authority will validate all Cost 
Summary Reports before they are accepted using a 
standard costing guide or other generally accepted 
costing method. A consent authority may, at its 
sole discretion and at the applicant’s cost, engage a 
person such as a quantity surveyor to review a cost 
report submitted by an applicant. 

In all cases, the determination of the proposed cost 
of development by the consent authority is final.

E. Obligations of registered certifiers 
(Complying Development)
Registered certifiers are responsible for issuing 
either (1) CDC – in the case of development that 
is complying development, or (2) construction 
certificates – in the case of development requiring a 
construction certificate.

In relation to an application made to a registered 
certifier for a CDC, if the complying development 
is subject to this Plan, the certifier must impose a 
section 7.12 levy condition on the CDC in accordance 
with this Plan and requirements of section 156 of the 
EP&A Regulation. Appendix G specifies the wording 
of the condition certifiers must use. Applicants 
must pay the contribution before commencing the 
complying development works. This will be subject 
to compliance checking.

F. Payments
The condition of consent will specify the timing of 
payment for a levy.

The cost of development, as required by conditions 
of consent, will be indexed at the time of payment 
using the most recent quarterly update to the 
Producer Price Index (Building Construction, NSW) 
as published by the Australian Bureau of Statistics. 

Council does not permit deferred or periodic 
payments of infrastructure contributions

G. Key steps in the process
Key steps in the overall process are depicted in 
Figure 1 below. Further details are provided in 
relevant subsections of this plan.

H. Further information
Further information is available on the development 
contributions section of Council’s website at www.
strathfield.nsw.gov.au.
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Determination 
The consent authority determines if 
a s7.12 levy is required and includes a 
condition in the consent or complying 
development certificate specifying the 
required contribution amount, how it will 
be indexed for inflation, when it needs to 
be paid and how it can be paid.

Indexation 
Council will index the contribution amount at the time of payment using the most recent 
quarterly update to the Producer Price Index (Building Construction NSW), as published by the 
Australian Bureau of Statistics

Payment 
The consent or complying development certificate will specify when and how the contribution 
can be paid. For most developments, applicants must pay the contribution before obtaining 
a construction certificate. For complying development, applicants must pay the contribution 
before commencing the complying development works. Applicants can pay their contribution 
at Council’s customer service centre by EFTPOS (debit card only) or a bank cheque. Council 
will provide a receipt confirming receipt of payment, which applicants can use to obtain a 
construction certificate.

Application
The applicant lodges a 
development application 
with Council or a complying 
development certificate application 
with a registered certifier

Figure 1 
Key Steps In The Process

Local Infrastructure Contribution Plan 2024 Section 7.12
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CHAPTER

01

Local Infrastructure Contribution Plan 2024 Section 7.12
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This chapter contains key information including the date it commences, the land and development it applies 
to and the section 7.12 levy rates.

1. BACKGROUND

1.1 Purpose Of The Plan
This Plan is called the Strathfield Section 7.12 Local 
Infrastructure Contributions Plan (the Plan). It 
commenced on XX XXXX XXXX.
This Plan authorises Council, registered certifiers 
and other consent authorities to impose a condition 
requiring a levy to be paid under section 7.12 of the 
Environmental Planning and Assessment Act 1979 
(EP&A Act) when determining an application for 
development (DA) or an application for a complying 
development certificate (CDC).

A section 7.12 levy is required to fund the public 
amenities and public services (local infrastructure) 
set out in the works schedule in Appendix B to this 
Plan, which are intended to support development 
in the Strathfield local government area (LGA). The 
items described in Appendix B to this Plan address 
existing demand in the Plan area as well as additional 
demand created by the anticipated development in 
the Plan area. 

As of this Plan’s commencement date, the following 
plans (displaced plans) do not apply to development 
on land to which this Plan applies:

•	 Strathfield Local Government Area Direct 
Development Contributions Plan 2010 to 2030 
(section 7.11)

•	 Strathfield Indirect Development Contributions 
Plan 2010 (section 7.12).

 1.2 Land to which this Plan applies
This Plan applies to all land within the Strathfield LGA 
with the exception of land within the Homebush 
TOD Precinct, as shown in Figure 2 below.
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Figure 2 
Land to which the Plan applies

Local Infrastructure Contribution Plan 2024 Section 7.12
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1.3 Development to which this Plan applies
This Plan applies to all residential and non-residential 
development that:
•	 is subject to a DA or CDC application under Part 

4 of the EP&A Act; and
•	 is located in Strathfield LGA excluding the 

Homebush TOD area as identified under section 
1.2; and

•	 is not exempt under section 1.4; and
•	 has a cost of development in line with table 2 

under section 1.7.
•	
1.4 Development exempt from a section 
7.12 levy
This plan does not apply to the following types 
of developments:
•	 development exempted from section 7.12 

levies by Ministerial Direction under 7.17 of 
the EP&A Act.

•	 Any form of seniors housing if carried out by, 
or on behalf of s social housing provider as 
defined in the State Environmental Planning 
Policy (Housing) 2021. 

•	 Residential accommodation, if carried out 
by or on behalf of a social housing provider 
within the meaning of State Environmental 
Planning Policy (Housing) 2021. 

•	 Supportive accommodation within the 
meaning of section 34 of State Environmental 
Planning Policy (Housing) 2021

•	 Boarding houses that will be used for affordable 
housing in perpetuity in accordance with 
section 26 of State Environmental Planning 
Policy (Housing) 2021. 

•	 Affordable housing within the meaning of the 
EP&A Act if carried out by or on behalf of a 
social housing provider within the meaning of 
State Environmental Planning Policy (Housing) 
2021 and is subject to restrictions being 
imposed under the Conveyancing Act 1919 to 
ensure the land use is provided in perpetuity

•	 Dwellings that are dedicated, free of cost 
to Council and are used for the purpose of 

affordable housing as defined under section 
7.32 of the EP&A Act. 

•	 Specialist disability accommodation 
(within the meaning of the National 
Disability Insurance Scheme Act 2013 of the 
Commonwealth).

•	 Development carried out by or on behalf of 
the State for purposes of schools , health 
services facilities, emergency services 
facilities, or public administration buildings. 

•	 Development carried out by or on behalf 
of Council including but not limited to 
the purposes of a local infrastructure item 
specified in Appendix B to this Plan.

If the development is a mixed-use development 
and includes any of the above excluded 
development only the excluded component of 
the development will be excluded from the need 
to pay a contribution under the Plan. 
Council is responsible for determining if 
development meets the requirements above to 
be excluded from the need to pay a contribution 
under this Plan. Applicants should identify how 
their development is consistent with the relevant 
exclusion in their DA or CDC. 
In addition, there are certain costs that cannot 
be considered in determining the cost of 
development for section 7.12 levies. These are 
detailed further under section 2.2 of this Plan.

1.5 Development where a section 7.11 
contribution was paid at subdivision
Under Environmental Planning and Assessment (Local 
Infrastructure Levies) Direction 2015 (dated 14 April 
2016), consent authorities must not impose a section 
7.12 condition on development where a section 7.11 
contribution was made for the initial subdivision for 
that land. However, a condition may still be imposed 
where the new development is likely to increase the 
demand for relevant local infrastructure beyond the 
initial subdivision.

12

DRAFT



1.6 Development exempt under a Ministerial 
direction
The imposition of levies in accordance with this Plan 
is also subject to any direction given by the Minister 
administering the EP&A Act after the commencement of 
this Plan from time to time. Ministerial directions can be 
viewed on the local infrastructure contributions policy 
section of the Department of Planning, Housing and 
Infrastructure’s website at www.planning.nsw.gov.au.

1.7 Section 7.12 levy rates 
Development listed as exempt under section 1.4 of 
this Plan is not charged a section 7.12 levy. 

The section 7.12 levy amount is calculated by 
multiplying the levy rates in the following table by 
the proposed cost of development. Table 2 identifies 
the percentage levy rates that will apply to all 
development types. This includes development for 
the purpose of residential accommodation and non-
residential development types.

Table 2: Section 7.12 levy rates

Development type and proposed development cost Levy

All development with a proposed cost up to and including $100,000 NIL

All development with a proposed cost between $100,001 to $250,000 0.5%

All development with a proposed cost of more than $250,000 3%

Local Infrastructure Contribution Plan 2024 Section 7.12
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02

Local Infrastructure Contribution Plan 2024 Section 7.12
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This chapter contains information on the operation of the Plan including how to calculate the levy payable, 
how the levy will be indexed for inflation, when to pay the levy, and how to pay the levy.

2. HOW THE PLAN WORKS

2.1 Calculating the levy amount

A section 7.12 levy amount is calculated by multiplying the relevant levy rates shown in Table 2  above by 
the proposed cost of development. Section 208 of the EP&A Regulation sets out how the proposed cost of 
carrying out development is determined, including what costs must be excluded.

2.2 Determining the cost of development
An extract from section 208 of the EP&A Regulation that was in force at the date this Plan was made is shown below:

The proposed cost of carrying out development must be determined by the 
consent authority by adding up all the costs and expenses that have been or will be 
incurred by the applicant in carrying out the development.

The costs of carrying out development include the costs of, and costs incidental to, the following—

(a) �if the development involves the erection of a building or the carrying out of engineering or 
construction work—

i. erecting the building or carrying out the work, and
ii. demolition, excavation and site preparation, decontamination or remediation,

(b) �if the development involves a change of use of land—doing anything necessary to enable the 
use of the land to be changed,

(c) �if the development involves the subdivision of land—preparing, executing and registering—
i. the plan of subdivision, and
ii. the related covenants, easements or other rights.

In determining the proposed cost, a consent authority may consider an estimate of the 
proposed cost that is prepared by a person, or a person of a class, approved by the 
consent authority to provide the estimate.
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Section 208(4) of the EP&A Regulation outlines costs that 
must be excluded from the cost of development. This 
includes:

a) �the cost of the land on which the development 

will be carried out,

b) �the costs of repairs to a building or works on 

the land that will be kept in connection with 

the development,

c) �the costs associated with marketing or 

financing the development, including interest 

on loans,

d) �the costs associated with legal work carried 

out, or to be carried out, in connection with 

the development,

e) �project management costs associated with the 

development,

f) �the cost of building insurance for the 

development,

g) �the costs of fittings and furnishings, including 

refitting or refurbishing, associated with the 

development, except if the development 

involves an enlargement, expansion or 

intensification of a current use of land,

h) �the costs of commercial stock inventory,

i) �the taxes, levies or charges, excluding GST, paid 

or payable in connection with the development 

by or under a law,

j) �the costs of enabling access by people with 

disability to the development,

k) �the costs of energy and water efficiency 

measures associated with the development,

l) ��the costs of development that is provided as 

affordable housing,

m) �the costs of development that is the adaptive 

reuse of a heritage item.

Local Infrastructure Contribution Plan 2024 Section 7.12
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Table 3: Type of Summary Reports by development cost and authorised person

Type Development Cost Authorised Person

Cost Summary Report $100,001 - $1,000,000 Any suitably qualified building professional

Detailed Cost Summary Report More than $1,000,000
A quantity surveyor who is a registered 

member of the Australian Institute of 
Quantity Surveyors

The relevant consent authority will validate all Cost Summary Reports before they are accepted using a standard 
costing guide or other generally accepted costing method. 
Should the costing as assessed by Council be considered inaccurate, Council may, at its sole discretion and at 
the applicant’s cost, engage a suitably qualified and experienced person, such as a quantity surveyor who is a 
registered member of the Australian Institute of Quantity Surveyors, to review the applicant’s Cost Report. 
In all cases, the determination of the proposed cost of development by the consent authority is final.

2.5 Complying development 
In relation to an application made to a registered certifier for a CDC, if the complying development is subject 
to this Plan, the certifier must impose a section 7.12 levy condition on the CDC in accordance with this Plan and 
requirements of section 156 of the EP&A Regulation.

This includes: 
•	 Calculating the levy amount using the precise method included in this Plan.
•	 Imposing a condition consistent with the standard condition included in Appendix D of this Plan.

It is the professional responsibility of registered certifiers to accurately calculate the contribution and to apply 
the section 7.12 levy condition correctly.

2.3 Development that combines different development types
Where this is proposed, any listed exemption under section 1.4 of this Plan or costs to be excluded will only 
apply to that component of the development. 

2.4 Cost summary reports
The development cost is determined by completing the relevant Cost Summary Report.
 
There are two types of cost summary form: (1) a Cost Summary Report and (2) a Detailed Cost Summary 
Report. The type of report and the person authorised to complete it depends on the development cost, as 
shown in Table 3 on the following page.

Any development that will incur a levy under this Plan must arrange for a Cost Summary Report to be 
completed by a relevant authorised person, at the applicant’s cost and submit the completed report with 
the DA or CDC application.
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2.6 Timing of payment
The condition of consent should set out the timing of payment for a levy. Applicants must pay the levy at the 
time specified. If no time is specified, payment must be made before obtaining the relevant certificate under 
Part 6 of the EP&A Act as detailed below.

A condition must provide for payment as follows:
•	 Development involving building work – prior to the release of the first construction certificate.
•	 Development involving subdivision – prior to the release of the subdivision certificate.
•	 Development involving building work and subdivision – prior to the release of the construction 

certificate or subdivision certificate, whichever occurs first.
•	 Development where no construction certificate or subdivision certificate is required – prior to 

issue of the first occupation certificate.
•	 Development authorised by complying development certificates – prior to the commencement 

of any building or subdivision work authorised by the certificate.

At the time of payment, it will be necessary for levy amounts to be indexed for inflation in accordance with 
indexation provisions in section 2.8 of this Plan.

2.7 Deferred and periodic payments
Council will not accept the deferred or periodic payment of a levy imposed under this plan.

2.8 Indexation 
This Plan authorises the proposed cost of development to be indexed between the granting of consent and 
the date of payment in accordance with quarterly movements in the Australian Bureau of Statistics Producer 
Price Index (Building Construction, NSW) . This is to account for increases in construction costs over time due 
to the effects of inflation.

The cost of development, as required by conditions of consent, will be indexed at the time of payment in 
accordance with the below formula:

Current index figure is the last published Producer Price Index (Building Construction, NSW) figure as at the 
first day of the quarter in which the payment is made.

Base index figure is the last published Producer Price Index (Building Construction, NSW) figure as at the first 
day of the quarter in which the consent was issued.

If the adjusted contributions amount at payment is less than the contributions amount in the condition of 
consent, then the contributions will not be amended.

Indexed cost of development = cost of development at consent  x
current index figure

base index figure

Local Infrastructure Contribution Plan 2024 Section 7.12
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03
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This chapter details administrative and other Plan matters including savings and transitional arrangements, 
relationship of this plan to other contributions plans, alternatives to monetary levies, pooling of levies, reporting 
and accounting requirements, and the review of the Plan.

3. OTHER ADMINISTRATIVE MATTERS

3.1 Relationship to other contributions plans
The following plans (displaced plans) do not apply to 
development on land to which this Plan applies:

•	 Strathfield Local Government Area Direct 
Development Contributions Plan 2010 to 
2030 (section 7.11).

•	 Strathfield Indirect Development Contributions 
Plan 2010 (section 7.12).

This Plan does not affect any condition of consent 
imposing a local infrastructure contribution under 
displaced plans that applied to land to which this 
Plan applies before the date of commencement of 
this Plan. 

Any contributions that have been, or will be, paid 
for development on land to which this Plan applies 
under conditions of consent imposed in accordance 
with a displaced plan may be pooled with levies paid 
under this Plan and applied to the local infrastructure 
in the works schedule in Appendix B to this Plan. 

A consent authority cannot impose as a condition 
of the same development consent a condition under 
section 7.12 as well as a condition under section 7.11 of 
the EP&A Act. A condition requiring a contribution 
under section 7.11 may not be imposed for any 
development on land to which this Plan applies.

3.2 Savings and transitional arrangements
This Plan applies in relation to all DAs and CDC 
applications to carry out development under Part 
4 of the EP&A Act made on or after the date of 
commencement of this Plan. 

For DAs and applications for CDCs for development 
made before the commencement of this Plan, 
conditions imposing contributions will be 
determined in accordance with the displaced plan 
(or other contributions plan) that applied to the 
land and the development concerned before the 
commencement of this Plan. 

The rates in the relevant plan will be applied 
instead of the rates in this Plan. Any adjustment 
to a contribution imposed as a condition of a 
development consent applying a repealed or 
displaced or other contributions plan will be made 
in accordance with that plan if a modification to 
the consent is to be approved, to the extent an 
adjustment is permitted.

3.3 Use of contributions
Council will apply the contributions received 
from development under this Plan to the works in 
Appendix B. 

In the case of contributions collected under 
repealed, displaced or predecessor plans but not yet 
spent, Council will also apply the contributions to 
the works in Appendix B.

3.4 Pooling of levies
This Plan authorises pooling of levies paid for 
different purposes and applied progressively for 
those purposes. The priorities for the expenditure of 
pooled levies are set out in the works schedule.
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3.5 Refunds
Councils are not obligated under legislation to refund 
a development contributions payment. Nevertheless, 
Council may consider refunding a development 
contribution payment in either of the following 
circumstances:

•	 A consent is modified under section 4.55 
of the Act resulting in a reduction in the 
contribution. In this case Council may 
refund the difference, or

•	 The applicant has not commenced the 
development and decides not to proceed 
with the consent, including cases where 
the consent has lapsed. In this case the 
applicant will need to surrender the 
consent in accordance with section 4.63 
of the Act.

In both cases, Council will only consider 
refunding the contribution if:
•	 Council considers the refund won’t 

materially impact on Council’s cash flow 
and ability to deliver the works in the 
works schedule in Appendix B.

•	 the applicant applies for the refund 
in writing to Council within 12 months 
(except in exceptional circumstances) of 
paying the contribution for which the 
refund is sought.

3.6 Alternatives to monetary levies
Section 7.12 levies can only be made as monetary 
contributions. A section 7.12 condition cannot require 
the dedication of land. 

Council may accept an offer, in connection with a 
development application, by an applicant, to enter 
into a planning agreement to provide works-in-kind, 
dedication of land or other material public benefit but 
is not required to do so. A planning agreement must 
be entered into before the granting of a development 
consent that imposes section 7.12 levies in accordance 
with this Plan.

Further information on planning agreements is 
available on Council’s website.

3.7 Reporting and accounting requirements
Council is required to comply with all requirements in 
the Environmental Planning & Assessment Regulation 
2021 (EP&A Regulation) for accounting and reporting in 
relation to this Plan. This includes:

•	 Keeping contributions register in 
accordance with section 217 of the EP&A 
Regulation

•	 Accounting for funds received under this 
Plan within its annual financial report in 
accordance with section 218 of the EP&A 
Regulation

•	 Providing details about projects funded 
using levies collected under this Plan in its 
annual reports in accordance with section 
218A of the EP&A Regulation

•	 Disclosing receipt and expenditure 
of contributions in annual financial 
statements in accordance with section 219 
of the EP&A Regulation.

Council must publish, in accordance with sections 
218A and 220 of the EP&A Regulation, the following 
on the NSW Planning Portal and its website:

•	 This Plan
•	 The levy rates
•	 Contributions register
•	 Annual statements
•	 Information relating to the use of levies 

required to be included in its annual 
reports.

3.8 Review of this Plan
The Plan will be reviewed by Council as needed to 
incorporate any changes to the items and staging of 
works specified in the works schedule in Appendix B 
to this Plan. At a minimum Council will review this Plan 
every 5 years from the date of its commencement. 

3.9 Repeal of this Plan
Conditions of consent are not affected by the 
repeal of this Plan. Money collected from consents 
approved under this Plan but paid after this Plan has 
been repealed will be transferred to the subsequent 
contributions plan applicable to the area defined in 
Figure 2.

Local Infrastructure Contribution Plan 2024 Section 7.12
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APPENDIX 
SUMMARIES
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APPENDIX SUMMARY

Appendix A: Growth Projections
This appendix describes expected growth on land to which this Plan applies and the relationship with the 
infrastructure required to service that growth. 

Future demand 
The Homebush TOD area was identified as an accelerated precinct by the NSW Government under the 
Transport Oriented Development program in 2023.

Master planning for the precinct included identifying changes to planning controls (such as height of buildings 
and floor space ratio) to permit an increase in density. Using these changes, identified dwelling and worker 
projections within the Homebush TOD were identified. This is illustrated in table 3.  

Growth projections for the remainder of the LGA shown in table 4 were developed by Council with consideration 
of forecasts developed by ID Forecast. These forecasts are conservative estimates of growth anticipated to 
occur within the remainder of the LGA between 2024-2051. 

Council will monitor actual and anticipated future growth within the LGA and amend this plan where necessary.  

Table 4: Growth projections – Homebush TOD precinct, 2024-2051 

 Existing, 2024 Forecast, 2051 Change, 2024-2051 

Dwellings 4,250 12,540 +8,290 +195% 

Residential population 10,200 30,096 +19,896 +195% 

Workers 5,280 7,250 +1,970 +37% 

26

DRAFT



2. Infrastructure needs and costs 
Table 5 below identifies the total costs for all local infrastructure included in this Plan. Refer to Appendix B for 
the detailed works schedule. 

Table 6 below identifies costs apportioned to development to development to be funded using contributions 
under this Plan. Council will need to fund unapportioned costs using other (non-contributions) funding sources, 
such as grants and general revenue. 

The items in the works schedule comprise: 
•	 Works needed to address the development-generated infrastructure demand. Examples are new 

and upgrade open spaces and associated facilities such as playgrounds. 
•	 Works needed to address demand from both the existing population and the new development-

generated population. Examples are new and upgraded community facilities, public domain works 
and traffic and transport works.

Table 5: Growth projections – Strathfield LGA, excl. Homebush TOD, 2024-2051 

 Existing, 2024 Forecast, 2051 Change, 2024-2051 

Dwellings 16,469 24,569 +8,100 +49% 

Residential population 39,525 58,965 +19,440 +49% 

Workers* 27,368 38,307 +10,939 +40% 

*Derived from Hill PDA Strathfield Employment Lands Strategy (September 2020) (page 58) 

Table 6: Infrastructure costs, by land and capital costs ($2024) 

Infrastructure category Items Land Capital Total 

Open space and recreation  20 $27.6m $48.7m $76.2m +49% 

Community facilities 4 $0 $114.8m $114.8m +49% 

Public domain  9 $15m $56m $71m +40% 

Traffic and transport 38 $3m $143.4m $146.4m 

Total 71 $171.5m $237m $408.5m 

Table 7: Infrastructure costs, by apportioned and unapportioned costs ($2024) 

Infrastructure category Items Apportioned Unapportioned Total costs 

Open space and recreation  20 $61.8m $14.4m $76.2m 

Community facilities 4 $37.9m $76.9m $114.8m 

Public domain  9 $23.4m $47.6m $71m 

Traffic and transport 38 $48.3m $98.1m $146.4m 

Total 71 $171.5m $237m $408.5m 

Local Infrastructure Contribution Plan 2024 Section 7.12
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Methodology for costing items 
Cost estimates were prepared by using benchmarks derived from other recently completed comparable 
projects. 

Methodology for assigning attributable costs to items 

•	 The cost of new and upgraded open space works and related facilities are apportioned 
100% to new development. This is because land values are such that the cost of land 
and associated section 7.12 levy rate needed to maintain existing low provision rates 
is prohibitive. In lieu of this, the Plan targets a smaller quantum of new open space 
supplemented by upgrades to existing facilities to improve their quality and carrying capacity.2   

•	 The cost of all remaining works are apportioned to the total future population comprising the 
existing population and the expected development-generated population. This is appropriate as 
the demand for the works will be generated by both the existing and new population. The effective 
apportionment to the new development-generated population is 33%. Council will need to funded 
the remaining 67% using other funding sources, such as grants and general revenue. 
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Appendix B – Works Schedule – see attached
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Appendix B: Works schedule 

This appendix describes the works that Council will deliver using contributions under this Plan. 

 

Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

1 Community 

facilities 

Community 

centre 

Community 

facility 

Accessibility and 

capacity 

upgrades. - 

Upgrade of 

existing 

community 

facilities to 

improve 

operational 

capacity, allow 

multiuse and 

provide DDA 

compliant and 

inclusive facilites.  

Various $0 $5,000,000 $5,000,000 33% $1,650,000 Long 

2 Community 

facilities 

Multipurpose 

facility 

Multipurpose 

sporting facility 

and Aquatic 

Centre - to 

service the entire 

LGA. Potentially 

Co-located within 

an existing park. - 

Large scale 

Homebush $0 $100,000,000 $100,000,000 33% $33,000,000 Long 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

multipurpose 

sports and 

community 

centre, include 

swimming pool, 

multi-use courts 

and community 

spaces.  

3 Community 

facilities 

Multipurpose 

facility 

Multipurpose 

facility for Seniors, 

Youth &  persons 

with disability- 

Multipurpose 

building suitable 

for a range of 

uses include 

community 

lounge / learning 

facility, meeting / 

group activity 

rooms and indoor 

recreation / social 

activities / Arts or 

cultural activities.  

Strathfield $0 $5,800,000 $5,800,000 33% $1,914,000 Long 

4 Community 

facilities 

Multipurpose 

facility 

Multipurpose 

facility for Seniors, 

Youth &  persons 

with disability- 

Multipurpose 

building suitable 

for a range of 

uses include 

community 

Strathfield South $0 $4,000,000 $4,000,000 33% $1,320,000 Long 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

lounge / learning 

facility, meeting / 

group activity 

rooms and indoor 

recreation / social 

activities / Arts or 

cultural activities.  

5 Open space 

and 

recreation 

Park Land acquisitions 

to expand open 

space at Begnell 

Field, Chisholm 

Street or Bark 

Huts Reserve - 

Land acquisition, 

site clearance and 

embellishment 

based on 

4,000sqm. 

Strathfield South $13,792,000 $2,000,000 $15,792,000 100% $15,792,000 Medium 

6 Open space 

and 

recreation 

Park Land acquisitions 

to expand open 

space at Wallis 

Reserve, 

Strathfield Town 

Centre, Boden 

Reserve or Airey 

Park- Land 

acquisition, site 

clearance and 

embellishment 

based on 

4,000sq.m. 

Strathfield $13,792,000 $2,000,000 $15,792,000 100% $15,792,000 Medium 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

7 Open space 

and 

recreation 

Park Cooks River 

Upgrade- 

Naturalisation of 

a 2.5km section of 

Cooks River. 

Strathfield South $0 $15,500,000 $15,500,000 33% $5,115,000 Medium 

8 Open space 

and 

recreation 

Park Park amenities 

building upgrades 

- Upgrade or new 

amenities 

buildings across 

all parks to 

provide inclusive 

accessibility and 

improve capacity.  

Various $0 $7,500,000 $7,500,000 100% $7,500,000 Long 

9 Open space 

and 

recreation 

Park Coxs Creek 

Upgrade- 

Naturalisation of 

a 1km section of 

Coxs Creek.  

Strathfield South $0 $6,000,000 $6,000,000 33% $1,980,000 Long 

10 Open space 

and 

recreation 

Park Hudson Park - 

Implementation 

of Park Master 

Plan  

 $0 $2,000,000 $2,000,000 100% $2,000,000 TBD 

11 Open space 

and 

recreation 

Park Bagnell Fields- 

Implementation 

of Park Master 

Plan  

 $0 $1,900,000 $1,900,000 100% $1,900,000 TBD 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

12 Open space 

and 

recreation 

Park Airey Park - 

Implementation 

of Park Master 

Plan  

 $0 $1,000,000 $1,000,000 100% $1,000,000 TBD 

13 Open space 

and 

recreation 

Park Fitzgerald Reserve 

Green-Link-  

Strathfield $0 $750,000 $750,000 100% $750,000 Medium 

14 Open space 

and 

recreation 

Park Strathfield Park - 

Implementation 

of Park Master 

Plan  

 $0 $400,000 $400,000 100% $400,000 TBD 

15 Open space 

and 

recreation 

Park Ford Park 

Upgrade- 

Upgrades to 

fencing, furniture, 

cricket nets, BBQ 

facilities, 

maintenance 

entrances, and 

construction of a 

footpath along 

the James Street 

frontage. 

Strathfield South $0 $250,000 $250,000 100% $250,000 Short 

16 Open space 

and 

recreation 

Park Centenary 

Playground 

Upgrade- General 

upgrade of 

playground, soft 

fall, play 

Strathfield $0 $150,000 $150,000 100% $150,000 Short 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

equipment, park 

infrastructure and 

landscaped areas. 

17 Open space 

and 

recreation 

Park Dean Reserve 

Upgrade-  

Upgrades park 

furniture, BBQ 

facilities, and 

flying fox play 

equipment. 

Strathfield South $0 $150,000 $150,000 100% $150,000 Short 

18 Open space 

and 

recreation 

Park Freshwater Park 

Upgrade- 

Upgrades to the 

park fencing, BBQ 

facilities, water 

station, furniture, 

and parts of the 

playground. 

Strathfield $0 $150,000 $150,000 100% $150,000 Short 

19 Open space 

and 

recreation 

Park Austin Park 

Upgrade- 

Upgrades to the 

playground, 

furniture, lighting, 

pathways, and 

entrance 

enhancements. 

Homebush West $0 $150,000 $150,000 100% $150,000 Short 

20 Open space 

and 

recreation 

Park Maria Reserve 

Upgrade-  

Upgrades  to the 

park entrances, 

Strathfield South $0 $150,000 $150,000 100% $150,000 Short 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

furniture, fencing, 

and pathways. 

21 Open space 

and 

recreation 

Park Elliott Reserve 

Upgrade-  

Upgrades are 

required to 

sections of 

fencing, furniture, 

cricket nets, BBQ 

facilities, 

maintenance 

entrances, and 

construction of a 

new footpath 

links. frontage. 

Strathfield South $0 $100,000 $100,000 100% $100,000 Short 

22 Open space 

and 

recreation 

Playground Playground 

Accessibility 

Improvements - 

Upgrading all 

existing open 

space and 

recreation areas 

provide fully 

inclusive areas. 

This includes 

upgrading 

playground 

equipment, 

flooring, safety 

gates, pathways 

to and from the 

play ground and 

other recreational 

Various $0 $5,000,000 $5,000,000 100% $5,000,000 Medium 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

areas where 

needed. 

23 Open space 

and 

recreation 

Playground All Abilities 

Playground and 

facilities - New All 

Abilities 

Playground and 

Facilities  

Various $0 $2,000,000 $2,000,000 100% $2,000,000 Medium 

24 Open space 

and 

recreation 

Skate park Cook Park Skate 

Park (not 

identified in 

Grants)-  

Various $0 $1,500,000 $1,500,000 100% $1,500,000 TBD 

25 Public 

domain 

Other Flood Mitigation 

Works  - LGA 

Wide -  

Various $15,000,000 $10,000,000 $25,000,000 33% $8,250,000 Short 

26 Public 

domain 

Other Strathfield Town 

Square 

Redevelopment - 

Upgrade of 

Strathfield Square 

(3,750sq.m) to 

provide a 

multipurpose civic 

space for the 

town centre.  

Strathfield $0 $20,000,000 $20,000,000 33% $6,600,000 Short 

27 Public 

domain 

Other Homebush 

Centre - 

Streetscape 

Homebush $0 $2,000,000 $2,000,000 33% $660,000 Short 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

Upgrades - 

Upgrade of 750m 

of public domain 

and streetscape 

to include new 

pavers, street 

furniture, street 

lighting, public art 

and wayfinding.  

28 Public 

domain 

Other Homebush West 

Streetscape 

Upgrades- 

Upgrade of 750m 

of public domain 

and streetscape 

to include new 

pavers, street 

furniture, street 

lighting, public art 

and wayfinding.  

Homebush West $0 $2,000,000 $2,000,000 33% $660,000 Short 

29 Public 

domain 

Other Strathfield South  

Streetscape 

Upgrade- 

Upgrade of 

800mm of public 

domain and 

streetscape to 

include new 

pavers, street 

furniture, street 

lighting, public art 

and wayfinding.  

Strathfield South $0 $2,000,000 $2,000,000 33% $660,000 Short 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

30 Public 

domain 

Other Broadway 

Streetscape 

Upgrade- 

Upgrade of 500m 

of public domain 

and streetscape 

to include new 

pavers, street 

furniture, street 

lighting, public art 

and wayfinding.  

Strathfield $0 $1,000,000 $1,000,000 33% $330,000 Medium 

31 Public 

domain 

Other Cave Road 

Streetscape 

Upgrade- 

Upgrade of 200m 

of public domain 

and streetscape 

to include new 

pavers, street 

furniture, street 

lighting, public art 

and wayfinding.  

Strathfield $0 $500,000 $500,000 33% $165,000 Short 

32 Public 

domain 

Streetscape Strathfield Town 

Centre 

Streetscape 

Upgrades - 

Upgrade of 2.5km 

of public domain 

and streetscape 

to include new 

pavers, street 

furniture, street 

Strathfield $0 $15,000,000 $15,000,000 33% $4,950,000 Short 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

lighting, public art 

and wayfinding.  

33 Public 

domain 

Streetscape Homebush West 

& Marlborough 

Road Wayfinding 

and Placemaking 

Project- Public 

realm and 

wayfinding 

interventions 

including  creative 

lighting, public 

art, signage, and 

selective materials 

through paving 

and furniture. 

Homebush West $0 $3,500,000 $3,500,000 33% $1,155,000 Medium 

34 Traffic and 

transport 

Bridge Railway crossing 

upgrades - 

Subway Lane 

Railway 

Underpass- 

Widen the 

Sunway Lane 

Railway 

Underpass to 4 X 

3.5m wide Lanes 

with 4.0m wide 

pedestrian paths 

on both sides 

Homebush $0 $25,000,000 $25,000,000 33% $8,250,000 Long 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

35 Traffic and 

transport 

Bridge Upgrades to 

existing 

pedestrian bridge 

over the M4 

Corridor to be 

suitable for active 

transport - Widen 

the bridge to 

provide 3.5m 

active transport 

pathways in both 

directions.  

Homebush $0 $20,000,000 $20,000,000 33% $6,600,000 Medium 

36 Traffic and 

transport 

Bridge Railway crossing 

upgrades - Bridge 

Road  Railway 

Overpass.- Widen 

the Bridge Road 

Railway Over to 4 

X 3.5m wide 

Lanes with 3.5m 

wide pedestrian 

paths on both 

sides. 

Homebush West $0 $20,000,000 $20,000,000 33% $6,600,000 Long 

37 Traffic and 

transport 

Bus stop(s) Provision of Bus 

Stop 

Infrastructure 

throughout the 

LGA. - Upgrade 

of existing bus 

stop 

infrastructure to 

provide all 

Various $0 $675,000 $675,000 33% $222,750 Medium 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

weather 

protection, DDA 

compliant 

accessibility, 

lighting and 

timetable 

information.  

38 Traffic and 

transport 

Road LGA Road and 

Intersection 

Improvements - 

Expected Road 

and Intersection 

Improvements as 

identified by the 

2024 LGA Traffic 

and Transport 

Study  

Various $0 $10,000,000 $10,000,000 33% $3,300,000 TBD 

39 Traffic and 

transport 

Road Traffic calming 

and facilities 

upgrades-  

Strathfield South $0 $5,000,000 $5,000,000 33% $1,650,000 TBD 

40 Traffic and 

transport 

Road Traffic calming 

and facilities 

upgrades-  

Greenacre $0 $4,000,000 $4,000,000 33% $1,320,000 TBD 

41 Traffic and 

transport 

Road Traffic calming 

and facilities 

upgrades-  

Homebush $0 $3,000,000 $3,000,000 33% $990,000 TBD 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

42 Traffic and 

transport 

Road Traffic calming 

and facilities 

upgrades-  

Strathfield $0 $2,500,000 $2,500,000 33% $825,000 TBD 

43 Traffic and 

transport 

Road Traffic calming 

and facilities 

upgrades-  

Homebush West $0 $2,000,000 $2,000,000 33% $660,000 TBD 

44 Traffic and 

transport 

Active 

transport 

Separated bike 

path, shared 

path- Separated 

bike path, shared 

path and active 

transport link. 

Homebush West $3,000,000 $2,000,000 $5,000,000 33% $1,650,000 Short 

45 Traffic and 

transport 

Active 

transport 

Shared path, 

quiet way, 

separated bike 

path- Separated 

bike path, shared 

path and active 

transport link. 

Various $0 $5,000,000 $5,000,000 33% $1,650,000 Short 

46 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Strathfield $0 $4,000,000 $4,000,000 33% $1,320,000 Medium 

47 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

Strathfield $0 $4,000,000 $4,000,000 33% $1,320,000 Medium 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

active transport 

link.  

48 Traffic and 

transport 

Active 

transport 

Shared path- 

Separated bike 

path, shared path 

and active 

transport link. 

Various $0 $4,000,000 $4,000,000 33% $1,320,000 Long 

49 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Various $0 $3,500,000 $3,500,000 33% $1,155,000 Short 

50 Traffic and 

transport 

Active 

transport 

Shared path- 

Separated bike 

path, shared path 

and active 

transport link. 

Various $0 $3,000,000 $3,000,000 33% $990,000 Long 

51 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path, shared 

path and active 

transport link. 

Greenacre $0 $3,000,000 $3,000,000 33% $990,000 Long 

52 Traffic and 

transport 

Active 

transport 

Shared path- 

Separated bike 

path, shared path 

and active 

transport link. 

Strathfield $0 $2,500,000 $2,500,000 33% $825,000 Long 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

53 Traffic and 

transport 

Active 

transport 

Separated bike 

path, shared 

path- Separated 

bike path, shared 

path and active 

transport link. 

Strathfield $0 $2,000,000 $2,000,000 33% $660,000 Medium 

54 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Strathfield South $0 $2,000,000 $2,000,000 33% $660,000 Medium 

55 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Homebush $0 $1,500,000 $1,500,000 33% $495,000 Medium 

56 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Various $0 $1,500,000 $1,500,000 33% $495,000 Medium 

57 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Strathfield South $0 $1,500,000 $1,500,000 33% $495,000 Medium 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

58 Traffic and 

transport 

Active 

transport 

Shared path- 

Separated bike 

path, shared path 

and active 

transport link. 

Various $0 $1,500,000 $1,500,000 33% $495,000 Long 

59 Traffic and 

transport 

Active 

transport 

Separated bike 

path, quiet way- 

Separated bike 

path and active 

transport link.  

Homebush West $0 $1,500,000 $1,500,000 33% $495,000 Long 

60 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Strathfield South $0 $1,000,000 $1,000,000 33% $330,000 Medium 

61 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Strathfield $0 $1,000,000 $1,000,000 33% $330,000 Medium 

62 Traffic and 

transport 

Active 

transport 

Separated bike 

path, quiet way, 

shared zone- 

Separated bike 

path, shared path 

and active 

transport link. 

Various $0 $1,000,000 $1,000,000 33% $330,000 Long 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

63 Traffic and 

transport 

Active 

transport 

Separated bike 

path, quiet way- 

Separated bike 

path and active 

transport link.  

Strathfield $0 $1,000,000 $1,000,000 33% $330,000 Long 

64 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Strathfield $0 $750,000 $750,000 33% $247,500 Medium 

65 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path and 

active transport 

link.  

Homebush West $0 $750,000 $750,000 33% $247,500 Long 

66 Traffic and 

transport 

Active 

transport 

Shared path- 

Separated bike 

path, shared path 

and active 

transport link. 

Strathfield South $0 $750,000 $750,000 33% $247,500 Long 

67 Traffic and 

transport 

Active 

transport 

Separated bike 

path, quiet way- 

Separated bike 

path and active 

transport link.  

Strathfield $0 $750,000 $750,000 33% $247,500 Long 

68 Traffic and 

transport 

Active 

transport 

Separated bike 

path, quiet way- 

Strathfield South $0 $500,000 $500,000 33% $165,000 Long 



Item Category Subcategory Description Suburb Land Capital Total Apportionment Timing 

Separated bike 

path, shared path 

and active 

transport link. 

69 Traffic and 

transport 

Active 

transport 

Separated bike 

path, quiet way- 

Separated bike 

path and active 

transport link.  

Strathfield $0 $500,000 $500,000 33% $165,000 Long 

70 Traffic and 

transport 

Active 

transport 

Separated bike 

path- Separated 

bike path, shared 

path and active 

transport link. 

Strathfield $0 $500,000 $500,000 33% $165,000 Long 

71 Traffic and 

transport 

Active 

transport 

Quietway- 

Separated bike 

path, shared path 

and active 

transport link. 

Strathfield $0 $250,000 $250,000 33% $82,500 Long 

        $45,584,000 $362,875,000 $408,459,000  $171,463,250  

 



Appendix C – Infrastructure Map - see attached
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Appendix D – Standard Condition for Complying Development

Appendix D: Standard condition for complying development 
This appendix describes a standard condition that must be used for complying 
development. 

A.1: Standard condition 

A levy is to be paid to Strathfield Council in the amount of $ [insert amount] for the purposes of 
the local infrastructure identified in the Strathfield Section 7.12 Local Infrastructure 
Contributions Plan 2024. 
Indexation 
The monetary contribution is based on a proposed cost of carrying out the development of $ 
[insert amount]. This cost (and consequently the levy) must be indexed between the date of 
this certificate and the date of payment in accordance with the following formula: 

𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊 𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄 𝒐𝒐𝒐𝒐 𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅 
=  𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄 𝒐𝒐𝒐𝒐 𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅𝒅 𝒂𝒂𝒂𝒂 𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄 ×  𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄𝒄 𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊 𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇

𝒃𝒃𝒃𝒃𝒃𝒃𝒃𝒃 𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊𝒊 𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇𝒇  

Current index figure is the last published Producer Price Index (Building Construction, NSW) 
figure as at the first day of the quarter in which the payment is made. 
Base index figure is the last published Producer Price Index (Building Construction, NSW) 
figure as at the first day of the quarter in which the consent was issued 
NB: If the adjusted levy amount at payment is less than the levy amount specified in the 
consent, then the levy amount specified in the consent is payable. 
Timing of payment 
The levy must be paid prior to the commencement of any work authorised by this certificate, as 
required by section 156 of the Environmental Planning and Assessment Regulation 2021.  
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Except as provided for above, words and phrases used in this Plan have the same meanings as they have in the 
EP&A Act and the standard instrument set out in Standard Instrument (Local Environmental Plans) Order 2006.

Appendix E - Glossary
This appendix sets out the meaning of terms used in this Plan. 
In this Plan, the following words and phrases have the following meaning: 

 Term Definition

Council Strathfield Council 

Consent Authority Has the same meaning as section 4.5 of the EP&A Act and includes a registered certifier 
within the meaning of that Act 

EP&A Act Environmental Planning and Assessment Act 1979 

EP&A Regulation Environmental Planning and Assessment Regulation 2021 

Gross Floor Area 

Is the sum of the floor area of each floor of a building measured from the internal face 
of external walls, or from the internal face of walls separating the building from any other 
building, measured at a height of 1.4 metres above the floor, and includes— 

(a)  the area of a mezzanine, and 

(b) habitable rooms in a basement or an attic, and 

(c) any shop, auditorium, cinema, and the like, in a basement or attic, and 

(d) any area for common vertical circulation, such as lifts and stairs, and 

(e) any basement— 

(i) storage, and 

(ii) vehicular access, loading areas, garbage and services, and 

(f) plant rooms, lift towers and other areas used exclusively for mechanical services 	 or 
ducting, and 

(g) car parking to meet any requirements of the consent authority (including 	
access to that car parking), and 

(h) any space used for the loading or unloading of goods (including access to it), 	
and 

(i) terraces and balconies with outer walls less than 1.4 metres high, and 

(j) voids above a floor at the level of a storey or storey above. 

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

LGA Local Government Area 

Planning agreement A voluntary agreement as described in section 7.4 of the EP&A Act 

Registered certifier Has the same meaning as in the EP&A Act 
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