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Figure 1: Site location — Casuarina Town Centre
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Stage 1 Preiect Approval:
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Figure 2: Approved Casuarma Town Centre Concept Plan
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Council Meeting Date: Thursday 10 April 2014

25 [E-CM] Response to Notice of Motion - Tweed Road Contribution Plan

SUBMITTED BY: Planning and Infrastructure

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK:

2 Supporting Community Life
25 Provide vibrant and accessible town, community and business centres
252 Facilitate the development of a network of neighbourhood centres and community places to meet the needs of local residents
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SUMMARY OF REPORT:
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At the February 2014 meeting Council resolved:

‘that the exclusion of the South Kingscliff/Casuarina area from the employment
¥ generating development concessions in the Tweed Roads (sic) Contribution Plan be
reviewed by Council officers and a report brought back to a future Council meeting."

This report is provided in response to that resolution.

Based on a review of the plan's history, the exclusion of coastal development between
Kingscliff and Bogangar, including the South Kingscliff / Casuarina area, is no longer
considered to be reasonable, given the passing of time and changed development
landscape. Further, similar exclusions of Bilambil Heights and Cobaki are also no longer
considered reasonable. As such, amendment to CP4 Tweed Road Contribution Plan
(TRCP) is recommended, subject to the statutory public exhibition and reporting process.

Amendments to the TRCP (draft Version 6.2) are detailed in this report.

RECOMMENDATION:

That draft Version 6.2 of Section 94 Plan No. 4 Tweed Road Contribution Plan,
containing the amendments detailed in this report, be placed on public exhibition.
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Council Meeting Date: Thursday 10 April 2014

REPORT:
Section 94 Plan No.4 Tweed Road Contribution Plan (TRCP) enables Council to levy
developer contributions for the provision of additional road capacity to service urban growth.

It ensures that the existing community is not burdened by the provision of distributor road
infrastructure required as a result of future development demands.

The TRCP commenced in 1997, and has been subject to several reviews.

At the February 2014 meeting Council resolved unanimously as follows, in response to a
Notice of Motion:

RESOLVED that the exclusion of the South Kingscliff/Casuarina area from the
employment generating development concessions in the Tweed Roads (sic)
Contribution Plan be reviewed by Council officers and a report brought back to a future
Council meeting.

This follows correspondence in November 2013 from the development company
Consolidated Properties, requesting that Council amends the TRCP to reduce the financial
impact it has on the proposed development of the Town Centre at Casuarina, by applying
the concession for "commercial job creating developments".

Existing Concessions

The current TRCP Version 6.1.2, Section 3.1 provides the following concessions:

Council Policies

A) Concessions:
A concession is offered to all commercial job creating developments (not including
detached housing and unit developments), across the Shire except in the following
areas:
i)  coastal development between Kingscliff and Bogangar (Sector 7): Casuarina,
Kings Forest, Salt, and the ‘Tourist Property’ (Lot 490 DP 47021); and
i) developments in Bilambil Heights and Cobaki. )

\
The concession is not available for developments exploiting ‘existing use rights’ as/deﬁned
in Clause 3.6.1, and nor can Local Area Contributions be discounted by the concession.

The offer by Council stands at forty percent (40%),and Council may review the concession
on an annual basis at 1% July each year. \

» and fifty percent (50%), for eligible businesses that are issued with
B) Deferred Payments: an Occupation Cettificate in the period 1/1/2013 - 31/12/2013.

Coineil accante etanad navmant af commercial canfnhiifinne: Tnlir annal navmenfc nvar

The 40% concession has been applied since the original 1997 version. The following

explanation to the exclusion of coastal development between Kingscliff and Bogangar,
including South Kingscliff / Casuarina, is provided in the adoption report of 18 June 1997:

"2.2.2 Containment of Employment

The TRCP could have a significant influence on this economic parameter. The Tweed
Development Program is to be amended to indicate that Council has a ‘job containment policy’
which promotes permanent job creating commercial developments. The proposal is to allow a
forty percent (40%) concession in TRCP charges for commercial developments...
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The benefit will apply for all commercial developments in the Shire except in those instances
where assistance is already available or previously provided, and therefore would not apply to:

a)  coastal development between Kingscliff and Bogangar (Sector 7): Kings Beach, Kings
Forest, Sahben, and the ‘Tourist Property’ (Lot 490 DP 47021); These developments
already benefit from the State Government grant of $2.2M towards the construction of
Old Bogangar Road and the relocation of the Tweed Coast Road. This grant effectively
removes the private agreement between the above parties to build this corridor;

b)  developments in Bilambil Heights and Cobaki who will gain from the benefit of the
construction of Lakes Drive Bridge prior to receipt of all related contributions;

¢)  developments which exploit ‘existing use rights’; and

d)  local area contributions; the Local Area Contribution Funds will have a shortfall if the
Job containment concession is applied.”

It appears that the original authors of the TRCP were concemed about developers "double
dipping" by receiving infrastructure benefits paid for by the community while also paying a
reduced contribution towards the consumption of road capacity by their developments.

While it is difficult to relate to all of the logic and negotiations that were no doubt involved in
these previous decisions, on review it is no longer considered reasonable to continue to
exclude the coastal development area between Kingscliff and Bogangar from the job
creation concessions enjoyed by all other areas, on the basis of a State Government grant
obtained around 20 years ago. It is therefore recommended that this exclusion from
concessions be lifted, allowing the Casuarina Town Centre and other commercial
development sites in Casuarina, Kings Forest, Salt, Seaside and potentially Lot 490 access
to the 40% concession on TRCP contributions.

Further, the exclusion of Bilambil Heights and Cobaki from the concession is no longer
relevant given their exclusion appears to be based on the public funding of the Lakes Drive
Bridge. This link between Kirkwood Road west across to Lakes Drive in Tweed Heads West
is no longer contained in Council's road network planning, and was deleted from the TRCP
works program in 2007 (Version 5.0). It is therefore recommended that the exclusipn of

these localities also be lifted by amending Clause 3.1.

No changes are proposed to the concession exclusions for development under "existing use
rights" or where Local Area Contributions apply.

The above amendments address the current inequity in the application of this concession
which aims to assist the development of job creating commercial enterprises, which are due
to historical circumstances that are no longer considered relevant in today's development

landscape.

Proposed Amendments to draft TRCP Version 6.2

It is proposed to amend Section 3.1 of the TRCP as follows, as the basis of draft VVersion
6.2:
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"Council Policies

A) Concessions:

A concession is offered to all commercial job creating developments (not including
detached housing and unit developments), across the Shire. except-in—thefollowing
areas:

The concession is not available for developments exploiting ‘existing use rights’ as defined
in Clause 3.6.1, and nor can Local Area Contributions be discounted by the concession.

The offer by Council stands at forty percent (40%) and Council may review the concession on
an annual basis at 1 July each year."

Concession Amount

Version 6.1.2 specifies that a 50% concession was applicable for eligible businesses that
were issued with an Occupation Certificate for the period 1/1/2013 to 31/12/2013. Council
should note that this larger concession has now lapsed, and may wish to review it as part of

draft Version 6.2.
OPTIONS:

1. To accept draft TRCP Version 6.2 as detailed in this report as the basis for public
exhibition and comment;

2. To accept draft TRCP Version 6.2 with further amendments as the basis for public
exhibition and comment;

3.  To retain the current TRCP Version 6.1.2.
Option 1 is the recommendation of this report.

CONCLUSION:

The current exclusion of the coastal development area between Kingscliff and Bogangar,
including South Kingscliff / Casuarina, from job creating concessions under Version 6.1.2 of
the TRCP is no longer considered relevant, as these exclusions were based on the funding
of projects many years ago, and hold limited relevance to the current development

landscape. Amendment to Section 3.1 of the TRCP is recommended, with these
amendments to also remove Bilambil Heights and Cobaki areas from the concession
exclusions.

COUNCIL IMPLICATIONS:

a. Policy:
CP4 - Tweed Road Contribution Plan

b. Budget/Long Term Financial Plan:
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Under TRCP Version 6.1.2, South Kingscliff / Casuarina falls within Sector 7 - Duranbah /
Cabarita. This area attracts a Standard Contribution of $1,186 per trip end. The area of
Casuarina south of Dianella Drive (which includes the Town Centre site) attracts an
additional Local Area Contribution (LAC) of $174 per trip end towards intersection works on
Tweed Coast Road (total contribution rate = $1,186 + $174 = $1,360).

The amendments would reduce TRCP contributions by 40% for eligible commercial
development, amounting to a reduced Standard Contribution of $711.60 per trip end. As the
LAC is not eligible for concessions, the total contribution rate in the LAC area would be
$711.60 + $174 = $885.60 per trip end.

For a development such as the Town Centre, the application of the concession represents
considerable savings, and a loss of potential income for Council.

EXAMPLE CALCULATIONS (FOR COMPARISON PURPOSES ONLY)
Current approvals for the Town Centre are based around a trip generation of 1,143.9 trips
from the commercial component (this is subject to current modification applications, so may

change).

Using this example, the TRCP contribution payable for the combined Standard Rate + LAC
is about $1.55 million.

By applying the 40% concession to the Standard Rate, but not the LAC, the TRCP
contribution is reduced to around $1.01 million. The developer benefits to the tune of
$540,000, at the expense of TRCP income. However this reduction in contributions is
available to other eligible commercial developments across the LGA (a recent example
being the Woolworths supermarket development in Cabarita Beach), and will obviously
make the development of the Town Centre more viable for the developer, with positive flow
on to local employment and services to the local community likely.

The reduction of TRCP income has been considered in the context of equity and existing
business incentive policies of Council, and removal of the concession exemption remains

the recommendation.

c. Legal:
Not Applicable.

d. Communication/Engagement:
Consult-We will listen to you, consider your ideas and concerns and keep you informed.

UNDER SEPARATE COVER/FURTHER INFORMATION:

Nil

Page 137










































































































































	Report
	Concept
	Project

