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APPENDIX 1: VPA METHODOLOGY 

1) VPA Methodology: 

This voluntary offer to enter into a planning agreement has been prepared in alignment with North Sydney 

Council Voluntary Planning Agreements Policy, and in consideration of other established mechanism and 

policies throughout NSW. It has been prepared in consultation with statutory planners from Urbis and 

specialist VPA lawyers from Mills Oakley. 

The contributions proposed as part of the Planning Proposal are based on policy recommendations by 

North Sydney Council, consultation with the Department of Planning and Environment, community 

consultation undertaken by Avenor, as well as consideration of the specific development feasibility of the 

subject site.  

It is noted that the North Sydney Voluntary Contributions Policy does not contain a specific basis or scope 

for development contributions to be provided for the East Walker Street Precinct, nor an associated 

valuation method or notion of value capture. 

This is seen to be appropriate as it is in line with North Sydney Council’s VPA policy Guiding Principles. 

These Guiding Principles and the Acceptability Test have been considered in preparing this offer.  

As such, the contributions have been determined organically for the Site by identifying key relevant areas of 

public interest determined by Council Policy. Key relevant documents drawn on are: 

• North Sydney Community Infrastructure Policy 

• Public Interest determined by Public Consultation with Local Community 

• North Sydney Council Affordable Housing Strategy 

• Draft Civic Precinct and Surrounds Planning Study 

 

2) Affordable Rental Housing Contribution: 

An affordable housing contribution is a public benefit associated with the Planning Proposal. North Sydney 

Council adopted an Affordable Housing Strategy (AHS) in 2013. One of the identified strategies outlined in 

this document seeks to “utilise the planning system to provide affordable housing”. Associated with this 

strategy is to use voluntary planning agreements that accompany Planning Proposals to alter planning 

controls, which apply to a site, where such a change will significantly increase the value of the land. 

The Affordable Housing Strategy States that, 

‘In considering the proportion of this value that should be dedicated to the provision of affordable 

housing, Council will need to consider whether other public benefits are being provided either on-site 

or by way of funds dedicated to Council for a specific alternate purpose. In instances where a Planning 

Proposal is a function of an adopted planning study, the adopted study is likely to provide guidance 

regarding the proportion of captured value dedicated to affordable housing.’  

In addition, the Affordable Housing Strategy States that, 

‘The provision of affordable housing via Voluntary Planning Agreements should, in the first instance, 

occur on-site by way of dedication of dwellings to Council in perpetuity to be managed as affordable 

housing units. Only when it is considered inappropriate to require the provision of affordable housing 

on-site will Council consider a monetary contribution to be used for the provision of affordable 

housing.’ 
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The Greater Sydney Commission identifies that between 5-10% of apartments for Planning Proposals that 

seek to alter planning controls in Sydney Metropolitan Area has been identified by the Great Sydney 

Commission as an appropriate means to increase the supply of affordable rental housing. It is reasonable to 

adopt a rate of 5% for consideration in addition to additional public benefits offered for community 

infrastructure.  

Method for Determining the Equivalent Value of the Affordable Housing Contribution 

Step 1:  Prepare design for Development Application to determine total number of proposed units 

Step 2:  Calculate the number of units to be dedicated, being 5% of the total number of units 

(rounding down to the nearest whole unit) 

Step 3:   Identify which particular units are to be offered for dedication to Council 

Step 4: Developer elects either to dedicate units to Council, or a monetary sum equal to the total 

value  

Step 5:  In event, Developer elects to provide the monetary sum, Developer to obtain an 

independent valuation of the units from an independent registered valuer 

Step 6:   Submit the independent valuation with the DA identifying the total value sum 

Working Example of Calculation Method (For methodology purposes only. Not indicative of value.): 

Step 1: Total Number of Units in DA: e.g. 260 units (for example purposes only) 

Step 2: 5% of Total Number of Units: e.g. 13 units based on 5% of 260 units 

Step 3: Units Identified for Dedication: (Developer identifies units offered for dedication.) 

Step 4: Developer to elect: Developer elects either to dedicate the units or make monetary 

contribution.  If elects monetary contribution, moves to Step 5. 

Step 5: Obtain independent valuation:  [eg CBRE Valuations] value the 13 units at [e.g. $1,000,000] each} 

Step 6: Submit Independent valuation: CBRE valuation submitted with DA noting total sum of $13,000,000 

 

3) Monetary Contributions:  

A monetary contribution for community infrastructure works is proposed on the basis of a rate per 

additional dwelling approved in a Development Consent for any properties within the East Walker Street 

Precinct being 173-179 Walker Street and 11-17 Hampden Street. A rate of $15,100 per additional dwelling 

is proposed.  

Working Example of Calculation Method (For methodology purposes only. Not indicative of value): 

Number of Dwellings:    260 dwellings in the Development Consent 

Number of Existing Dwellings:   44 dwellings 

Number of Additional Dwellings:  216 dwellings 
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Rate / Additional Dwelling:   $15,100 

Monetary Contribution Value:   $3,261,600 

 

4) Summary of Example Contributions Value:  

The below table summarises the example values summarised above. 

Description of Developer's Contributions  
Affordable Housing - 5% (approx. 13 units) $ 13,000,000 

Monetary Contribution for community infrastructure $3,261,600 

Total Estimated Contribution $16, 261,600 

 

 

 

 

 


