7.5 C236MBEK - DEVELOPMENT CONTRIBUTIONS PLAN 2.0 -
GATEWAY 1 - AUTHORISATION & EXHIBITION

Director Place and Environment, Pene Winslade
City Strategy and Economy

Officer Recommendation
That Council:

1. Endorses the report Merri-bek Development Contributions Plan (April 2025) as shown
in Attachment 1 as part of Amendment C236mbek.

2.  Seeks authorisation from the Minister for Planning to prepare Merri-bek Planning
Scheme Amendment C236mbek in accordance with section 8A of the Planning and
Environment Act 1987.

3.  Subject to the Minister’s authorisation, prepares Amendment C236mbek, generally in
accordance with the documentation provided at Attachments 1 and 2.

4. Exhibits Amendment C236mbek in accordance with section 19 of the Planning and
Environment Act 1987 and as outlined in the Consultation section of this report.

5.  Authorises the Director Place and Environment to make changes to the Amendment
prior to exhibition based on any conditions imposed in the authorisation granted by the
Minister for Planning and to make administrative changes to correct errors and
grammatical changes.

REPORT

Executive Summary

In 2015 Council adopted the Moreland Development Contributions Plan 2015 (DCP 1.0) as a
formal, lawful, and equitable way to collect contributions from new development toward the
necessary infrastructure for a growing population.

DCP 1.0 established an obligation on Council to collect levies in line with specified rates in
the Merri-bek Planning Scheme, deliver the infrastructure projects listed in the DCP’s
incorporated document, and spend the collected levies on these projects.

The collection period for levies under DCP 1.0 has expired, and a new DCP, the Merri-bek
Development Contributions Plan, April 2025 (DCP 2.0) has been prepared to support new
and upgraded infrastructure to meet the needs of the community over the next 15 years.

Amendment C236mbek proposes to introduce DCP 2.0 into the Merri-bek Planning Scheme
by applying Schedule 2 to the Development Contributions Overlay to all land within the
municipality. Schedule 2 to the Development Contributions Plan Overlay imposes a
development infrastructure levy and/or a community infrastructure levy on new residential,
commercial, and industrial development.

The DCP 2.0 is based on Council’s Capital Works Program (CWP) and includes
infrastructure projects such as roads, drainage, footpath, streetscape works as well as
community infrastructure projects (early years centres, libraries and aquatic facilities). The
infrastructure is required to cope with the growing population of the municipality and the
consequential increased demand on infrastructure.

The DCP 2.0 will provide certainty for Council, developers and the broader community on
the application and extent of levies for new residential, commercial and industrial
developments. The DCP 2.0 will also reduce uncertainty and resource demands associated
with case-by-case voluntary negotiations and agreements between Council and developers.




Previous Council Decisions

Amendment C221more — Development Contribution Plan Project Substitutions —
Decision Gateway 2 — Adoption — 7 December 2022

That Council:

1. Using its powers as a planning authority under s 29 of the Planning and Environment
1987, adopt Moreland (Merri-bek) Planning Scheme Amendment C221more as shown
in Attachments 1, 2 and 3 to this report.

o Submit the adopted Amendment to the Minister for Planning.

Amendment C215 — Development Contributions Plan (DCP) — Extension of Project
Delivery Dates — Decision Gateway 3— 10 November 2021

That Council:

1. Adopts Amendment C215more to the Moreland Planning Scheme Pursuant to Section
29(1) of the Planning and Environment Act 1987.

2. Submits Amendment C215more to the Moreland Planning Scheme to the Minister for
Planning for approval, pursuant to section 31 of the Planning and Environment Act
1987.

Moreland Planning Scheme C133 — Development Contributions Plan - 11 February 2015
Council resolve to:

1. Note the recommendations of the Amendment C133 Panel Report dated 27 November
2014 (Attachment 1).

2.  Adopt Amendment C133 pursuant to section 29(1) of the Planning and Environment
Act 1987, with changes recommended in the Amendment C133 Panel Report
(Attachment 1) as follows:

a)  Correct all errors in the exhibited DCP identified in Appendices C and E.

b)  Revise the apportionment of all road or drainage projects in the Development
Contributions Plan that span two (or more) charge areas in proportion to the
length of street frontage relating to the project in each charge area.

c) Delete project RD0163 from the Development Contributions Plan.
d) Insert an end date of 30 June 2023 in the Development Contributions Plan.

e) Delete Clauses 5.0, 6.0, 7.0 and 8.0 from the Development Contributions Plan
Overlay schedule.

f) Insert the following revised dot point under Clause 4.0 of the Development
Contributions Plan Overlay schedule:

“Land known as 'Coburg Hill' (the former Kodak site), located at

173-199 Elizabeth Street, Coburg North (described as Lot B on PS608167Y),
which is defined by Schedule 10 to Clause 43.04-Development Plan Overlay to
the Moreland Planning Scheme.”

g) Amend the charging rates in the Development Contributions Plan Overlay
schedule as required to reflect the changes to the DCP recommended in this
report.

3. Delegate to the Director Planning and Economic Development the authority to finalise
changes to the Amendment in accordance with Council’s resolution and also to
undertake any changes as required to correct errors, grammatical changes, map
changes and any consequential changes required to the Municipal Strategic Statement
(MSS) to align it with the final Amendment.



4, Submit Amendment C133 with changes to the Minister for Planning for approval,
pursuant to section 31(1) of the Planning and Environment Act 1987.

5. Notify all submitters of Council’s resolution and to write to all submitters advising of the
Minister’s decision on Amendment C133 once confirmed.

1. Policy Context

Council Plan 2021-2025

The Council Plan 2021-2025 (Council Plan) aims to create a municipality that is
healthy and caring, contains vibrant spaces and places, and is empowered and
collaborative.

The preparation of a new Development Contributions Plan (DCP) is a major initiative
and priority of the Council Plan (Item 46). The Council Action Plan 2024-2025 (Action
Plan) also includes Action 134 — Continue preparation of a new Development
Contributions Plan.

The development of a new DCP also aligns with the following strategic objectives of
the Council Plan:

. Strategy 4.1 - Improve and provide equitable access to council-owned
community infrastructure by investing in needs driven, place-based,
integrated services and facilities including developing precinct plans.

. Strategy 5.6 - Significantly progress efforts to secure more developer
funding towards Council’s response to population growth.

. Strategy 5.8 - Ensuring our assets provide the best fit for community needs
over the long term

Budget and Capital Works Program

Council’'s Adopted 4-Year Budget (2024-2028) sets out what Council will deliver in
terms of services, infrastructure and projects over four years and how these activities
will be funded. The Budget also contains Council’s 4-year Capital Works Program
(CWP) which sets out a detailed breakdown of project spending over the four-year
budget period.

The 4-year Budget and CWP have informed the project list for the new DCP, with
projects commencing in the 2026/27 financial years onwards considered for inclusion.

Planning and Environment Act 1987 and Ministerial Direction

The DCP is enabled by the Planning and Environment Act 1987 (the Act), which sets
out the legislative requirements to guide operation of a DCP. Having a DCP means
Council can collect levies from those land developments which enable local population
growth and economic development. This collection obliges Council to deliver all the
infrastructure projects listed in the DCP before its expiry.

The Ministerial Direction on the Preparation and Content of Development Contributions
Plans (Ministerial Direction) provides direction to Councils on the preparation and
content of a DCP, including where a DCP can be applied, exempt development, and
what can be funded from collected levies. It also sets out specific reporting
requirements Councils must follow when they have a DCP.

Development Contributions Guidelines

The Victorian State Government has published Development Contributions Guidelines,
March 2007 (DCP Guidelines) for the preparation of a full cost apportionment DCP.
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The DCP Guidelines provide a clear and detailed guidance on key concepts and
required tasks in preparing a full cost apportionment DCP. These guidelines are
recognised by Planning Panels Victoria as the appropriate guide to the development of
DCPs. The new DCP has been prepared in accordance with these guidelines.

Merri-bek Planning Scheme

Municipal Planning Strategy

Merri-bek’s Municipal Planning Strategy (MPS) at Clause 02.03-8 (Infrastructure —
Community Infrastructure) includes the following strategic direction focused on
providing infrastructure to support a growing and changing population:

In planning and delivering community infrastructure, Council supports:

" Providing accessible community infrastructure (e.g. health, education, social,
leisure and cultural facilities) in different locations suited to the local community’s
needs.

Planning Policy Framework

The Planning Policy Framework (PPF) includes State planning policies that apply in all
planning schemes across the State. This includes existing State policies relating to
development and infrastructure contributions.

Clause 19.03-1S (Development and infrastructure contributions plans) clause includes
an objective to facilitate the timely provision of planned infrastructure to communities
through the preparation and implementation of development contributions plans and
infrastructure plans. Strategies to support this objective include:

. Prepare development contributions plans and infrastructure contributions plans,
under the Planning and Environment Act 1987, to manage contributions towards
infrastructure.

. Collect development contributions on the basis of approved development and
infrastructure contributions plans.

Background

In 2015, Amendment C133 to the Moreland Planning Scheme was approved by the
Minister for Planning. This amendment introduced the Moreland Development
Contributions Plan 2015 (DCP 1.0) into the planning scheme and applied Schedule 1
to the Development Contributions Plan Overlay (DCPO1) to all land in the municipality.

DCP 1.0 Overview
The DCP 1.0 included:

- 842 projects that had a total cost of $114,921,542 (in 2012 at the time of its
creation)

- 10-year timeframe based on a 10-year CWP delivered between 2013/14 to
2022/23.

- Anticipated cost recovery of approximately of 11% (i.e. income for Council),
where collection of levies would cease after the DCP expiry, being 30 June 2023.

Schedule 1 to the Development Contributions Plan Overlay

The Development Contributions Plan Overlay (DCPO) is a planning tool that enables
councils to implement a DCP. In Merri-bek, a schedule to the DCPO sets out areas
where development contributions are required to fund infrastructure, services, and
works prior to development.



While DCPO1 itself does not trigger a planning permit, it applies to permit applications
for land subdivision or for buildings and works within the DCPO area. This ensures that
developments comply with the requirements of the DCP, including the obligation to
contribute to infrastructure funding.

These provisions will also apply to any future DCPO Schedules adopted by Council.
Amendments to DCP 1.0

The DCP 1.0 played a key role in supporting the delivery of essential infrastructure
across the municipality. However, delivering the full list of projects within the original
10-year timeframe proved challenging due to the number of projects in the DCP and
an 18-month amendment process that effectively reduced the delivery window.

In response, Council undertook Amendment C215more to extend the DCP’s
infrastructure completion date for an additional 3 years to 30 June 2026. There was no
change to the collection date for the levies/contributions.

Council initiated a further review of DCP 1.0 in 2022. This review focused on the DCP
project list, with the goal of establishing a revised list of infrastructure projects for
delivery by 2026 that reflected changes to Council's CWP and updated Council policy
and strategic priorities. The updated project list formed the revised DCP incorporated
document, the 2015 DCP Addendum’, and was introduced in the Merri-bek Planning
Scheme through Amendment C221more.

These delivery challenges highlight the importance of a more focused project list and a
longer implementation timeframe to support timely and effective outcomes.

3. Issues
Need for a new DCP

Council ceased collecting DCP levy income from DCP 1.0 on 1 July 2023. Since its
adoption in 2015, Merri-bek’s population has grown significantly—from 167,870 in
2015 to 191,747 in 2025. Continued housing development is expected to drive further
growth, with the population projected to increase by approximately 40,000 people (or
21%) by 2040.

To support this growth, a new DCP is required. It will enable Council to continue to
collect contributions from new development, ensuring the cost of infrastructure
provision is shared between current and future communities.

The Merri-bek Development Contributions Plan, April 2025 (DCP 2.0) spans a 15-year
period to 2040. It was prepared by technical experts and has been designed and
developed to overcome issues experienced in the delivery of DCP 1.0, including:

. Refining the project list to contain projects that have a level of certainty based on
their documented need in a Council strategic document.

- Aligning the costs of the projects with costings set out in the 2024-2028 Council
Budget and CWP.

= Ensuring the road and drainage program detailed in the project list is based on
Councils Condition Based Program.

= Adopting a 15-year timeframe, which offers opportunities to review projects and
find replacement projects where council commitments change.

= The project list having a list of projects distributed across the municipality which
would help with finding replacement projects if identified in a review process.

A copy of DCP 2.0 has been provided at Attachment 1.
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Implementation of DCP 2.0

A DCP must be incorporated into a planning scheme before any infrastructure levies
can be collected from new development. Amendment C236mbek proposes to amend
the Merri-bek Planning Scheme to introduce DCP 2.0 by:

. Inserting a new Schedule at Clause 45.06 Development Contributions Plan
Overlay that references DCP 2.0 and sets out a summary of the costs and
contributions prescribed in the DCP (DCPO2).

" Apply the DCPO2 to all areas identified in the DCP 2.0 where levies will be
collected from new development.

" Amend Schedule to Clause 72.04 Documents Incorporated in this Planning
Scheme to list DCP 2.0 as an incorporated document.

A copy of the amendment documentation is provided at Attachment 2.

Levy calculation methodology

A DCP sets a levy charged to new residential, commercial and industrial development
to part fund an adopted list of infrastructure projects required to meet demand created
by population growth. This enables the cost of these infrastructure projects to be
shared equitably between current and future communities.

The methodology used to calculate the development contribution levy is the cost
apportionment method which is set out in the DCP Guidelines and is detailed in
Section 5.0 of DCP 2.0 at Attachment 1.

Broadly speaking the calculation is based on the ‘nexus principle’ where new
development is charged for the delivery of infrastructure it will ultimately benefit from.
Costs are apportioned according to projected share of infrastructure usage by new
development. An allowance for ‘external demand’ is also included - this accounts for
development outside the DCP area or beyond its timeframe that will still benefit from
the infrastructure.

Criteria for inclusion of projects in DCP 2.0

The selection of projects for DCP 2.0 was based on specific criteria outlined in the
Ministerial Direction and DCP Guidelines, which define strict rules for eligible projects.
Projects included must:

= Be used by a broad cross-section of the community.
. Serve a neighbourhood-sized catchment or larger area.
. Be a capital works item or set out in a Council adopted strategy.

. Be an upgrade of existing infrastructure, or a new item of infrastructure (general
maintenance projects cannot be included).

= Not be an open space project, as these will be funded through the Public Open
Space Contribution (POSC).

] Have a value above $10,000. Projects with a value of less than $10,000 are
largely related to maintenance.

. Commence from July 2026 and can be delivered within the 15-year DCP period.
This is to ensure all eligible projects have not commenced prior to the
amendment process.

The list of projects included in DCP 2.0 is based on Council’s 2024-2028 Capital
Works Program (CWP), Council’s 10-year Asset Plan (2022-2023 to 2031-2032) and a
road program identified from Council’s Road condition audit undertaken in September
2024. This demonstrates Council’s commitments to delivering the projects within the
nominated 15-year timeframe.



Overall, DCP 2.0 includes a total of 25 infrastructure projects with a combined value of
$158,341,503, with 15 per cent of the cost attributable to new development over a 15-
year period. The projects can be summarised as:

. 12 road programs capturing 109 individual road/drainage projects.
. 3 drainage upgrades.

° 1 streetscape upgrades.

° 2 education-based community infrastructure projects.

. 7 Community infrastructure projects.

Details of the projects are contained in Table 6 of Attachment 1.

Levy payable for new development

DCP 2.0 is proposed to cover all land within the municipality and applies to all new
residential, commercial, and industrial development commencing in the 2026/2027
financial year (subject to exhibition outcomes and ministerial approval and gazettal of
the amendment).

For the purposes of DCP 2.0, each suburb represents one charge area (total of 12
charge areas). This structure allows levies to reflect the specific infrastructure demand
and cost apportionment within each suburb. All development within a particular charge
area will be required to pay the same contribution amount per demand unit.

Tables detailing the contributions payable for residential, commercial, and industrial
development are set out in the new Schedule 2 to the Development Contribution Plan
Overlay (DCPO2) which is contained in Attachment 2.

As can be seen from these tables, the charge per new dwelling ranges from $304 in
Brunswick to $2,667 in Coburg. The charge per 100m? of commercial floor area ranges
from $2.30 in Brunswick to $28.24 in Hadfield. For 100m? of industrial floor area, the
charge ranges from $2.40 in Brunswick to $29.29 in Hadfield.

Some development is exempt from paying infrastructure levies. Section 6.5 of DCP 2.0
sets out this development which includes:

. A non-government school as defined in the Ministerial Direction.

" Housing developed by or for the Department of Health and Human Services as
defined in the Ministerial Direction.

- A small second dwelling as defined in the Ministerial Direction.

. Alterations and additions to an existing dwelling.

. Outbuildings normal to an existing dwelling and fences.

" Reinstatement of a dwelling which has been unintentionally damaged or
destroyed.

15-year Timeframe

DCP 2.0 is proposed to have a 15-year timeframe to receive contributions and deliver
projects. A 15-year timeframe will strike an acceptable balance between managing the
risk associated with delivering the DCP projects and leveraging forecasted growth and
opportunities for periodic review, based on the following:

= Development forecasts confirm new development is expected to occur well
beyond 15 years across the municipality

= The DCP 2.0 projects are costed and committed to in the 4-year Budget and 10-
year Financial Plan
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" The DCP 2 projects are planned to be delivered in the first 6 years of the 15-year
period of the DCP, providing a large buffer to manage any delays and still deliver
before the 2041 expiry.

Collection and administration of funds

The DCPO2 contained in Attachment 2 sets out when the infrastructure levy is
payable. This aligns with sections 46N and 460 of the Act and requires payment of
the:

" Development infrastructure levy either prior to the issuing of a Statement of
Compliance (but after Certification of the relevant plan) or prior to
commencement of the development.

" Community infrastructure levy prior to the issuing of a Building Permit.

Council currently has an administrative policy in place which sets out the
administrative processes to be followed when implementing DCP 1.0. Council officers
are currently in the process of reviewing this policy to ensure it aligns with DCP 2.0
and best practice.

State Contribution Reforms

Last year, the State Government announced plans to develop a statewide approach to
developer contributions. Since November 2024, an industry working group has been
exploring models to better align infrastructure provision with housing growth.

As at the time of preparing this report, the working group has not released a report with
findings/recommendations for a new DCP system, and there is currently no confirmed
timeline for the introduction of a new statewide system.

Officers have been advised by State Government counterparts to progress a planning
scheme amendment for a new DCP. Officers have been undertaking the technical
work to support a planning scheme amendment for the last 18 months. Delaying this
process to await future reforms would leave Council unable to collect infrastructure
levies for an extended period, significantly impacting the delivery of vital community
infrastructure.

To ensure flexibility, DCP 2.0 includes a mechanism for periodic review, enabling the
project list to be updated in response to policy changes, development trends, or future
reform outcomes.

Legal and risk considerations

DCP 2.0 is a legal instrument that obliges Council to deliver the infrastructure projects
that are included on the DCP project list before the expiry date of the DCP.

If Council resolves to not proceed with any of the infrastructure projects listed in the
DCP, the funds collected for these projects can be reallocated to new projects with the
Minister for Planning’s approval or refund the levies collected to affected landowners.

To address this risk, DCP 2.0 includes a four yearly review process to ensure that the
DCP remains consistent with expected future development and infrastructure projects
needs and costs.

Human Rights consideration

The implications of this report have been assessed in accordance with the
requirements of the Charter of Human Rights and Responsibilities and there are no
adverse impacts. The human rights considered as part of the preparation of this report
relate specifically to freedom, dignity, and equity.



The most relevant section of the Victorian Charter of Human Rights to the preparation
of this report is property rights. This report does not deprive any party of any legal or
proprietary interest in land, or the ability to use and develop that land in accordance
with the planning regulatory framework. The amendment, if authorised, with go through
a statutory process that includes public exhibition and consideration of submissions.

4. Community consultation and engagement

Public consultation will be conducted as part of the formal statutory exhibition process
for the amendment. Subject to the timing of the Minister’s authorisation of the
amendment, it is anticipated that exhibition will occur in August/September 2025 for a
period of four weeks after the notice of the amendment is published in the Government
Gazette.

In accordance with section 19 of the Act, notice of the amendment via direct mail (or
email) will be given to:

. Relevant Victorian Government departments.
" Prescribed Ministers.
" All abutting councils.

To comply with other notice requirements in section 19 of the Act, and to reach the
wider community, the following will also be done:

. Notice of the preparation of the amendment in the Government Gazette and the
Age newspaper.

. Copies of amendment documentation will be available on Council’s website and
hard copies will be made available to residents upon request.

" Communication through Council’s social media platforms.
= Notice in any relevant Council publication available at the time of exhibition.

= To those industry professionals and development consultants who work on
behalf of regular permit applicants.

Under section 19(1A) of the Act, it is considered impractical to individually notify
owners and occupiers throughout the municipality of changes proposed under section
3 of this report.

5. Officer Declaration of Conflict of Interest

Council officers involved in the preparation of this report have no conflict of interest in
this matter.

6. Financial and resources implications
Financial

Administrative costs associated with the processing of the amendment will be met
within the base budget of the Strategic Planning Unit.

Once implemented into the Merri-bek Planning Scheme, DCP 2.0 will generate a
significant income stream for Council and assist in delivering Council’'s CWP,
particularly those infrastructure items forming part of DCP 2.0.

Based on a full development scenario, Council would collect approximately $24.4
million over the life of the DCP towards the delivery of identified infrastructure items.
However, if development occurs at a slower rate than predicted in DCP 2.0, Council
will collect fewer contributions and will have to cover the funding gap through its
general rates budget to deliver the specified infrastructure projects.
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One of the key principles in compiling the project list for DCP 2.0 was to avoid over-
commitment and this was done by selecting projects from Council’'s CWP and current
road audit program. Community infrastructure projects have been included where
there is a high degree of certainty that the project will be delivered.

This level of commitment also allows Council to manage any risks associated with a
potential shortfall in development contributions due to a lower than anticipated rate of
development, as Council will not over-commit to the delivery of infrastructure projects
on an annual basis.

Resources

Council currently has an administrative policy in place which sets out the
administrative processes to be followed when implementing DCP 1.0. Council officers
are currently in the process of reviewing this policy to ensure it aligns with DCP 2.0
and best practice.

The administration of the DCP will have resourcing implications on several Council
Branches and Units, who will oversee the levying of the DCP, receipt of payments and
oversight of project delivery. It is expected that resourcing and governance oversight of
the DCP will be met through existing resourcing within relevant Branches and Units in
a similar way to how the DCP 1.0 has been administered. If it is considered that
additional resources are required, this will be outlined in a future report to Council,
when adoption of the amendment is being considered.

7. Implementation

The following timelines for the amendment are broken down into the key ‘decision
gateways’ for Council. The timeline is approximate and subject to Ministerial approval
timelines and Planning Panels Victoria reporting and assumes an August/September
2025 exhibition period.

Decision Gateway 1: Authorisation and exhibition (current report)

Decision Gateway 2: Submission Review and Panel Request
(November/December 2025)

Decision Gateway 3: Panel report review and approval request (May 2026)

Attachment/s

1 Merri-bek Development Contributions Plan 2, April 2025 D25/206836
2 Proposed Planning Scheme Changes D25/204549
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