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SUBJECT: Alternate Funding Proposal for Works Associated with the 
Kitchener Park and Mona Vale Plans of Management 

 
Meeting: Council Date: 2 February 2015 
 

 
COMMUNITY STRATEGIC PLAN STRATEGY: Town & Village 
 
COMMUNITY STRATEGIC PLAN OBJECTIVE:  
 

 To promote diverse retail and commercial opportunities  

 To create a sense of place and enhance the village experience  

 To improve the streetscapes and recreational qualities of the centres  

 To achieve connectivity for village centres  

 To promote sustainable development in Pittwater’s town and village centres  

 To enhance access to our village centres through improved public transport, parking, 
cycling and walking opportunities 

 To provide people friendly streetscapes  

 To connect our towns and villages with our natural environment  

 To ensure that Pittwater's villages remain vibrant as social, cultural and economic hubs 
 
 
DELIVERY PROGRAM ACTION:  
 

 Finalise design and secure funding for Kitchener Park Mona Vale, and 

 Undertake Mona Vale Village Centre Master Plan 
 

 

1.0 EXECUTIVE SUMMARY 
 
1.1 SUMMARY 
 
On the 15 December 2014, Council considered a report on a Planning Proposal to rezone Part Lot 
2 DP 110299 and Lot 3 DP 251053 at Mona Vale with the intention that the land is to be sold and 
the sale proceeds used to fund works associated with the Kitchener Park Plan of Management as 
well as Mona Vale Town Centre Master Plan works. 
 
The Independent Consultant’s report on the Planning Proposal recommended that the Planning 
Proposal proceed.  
 
The Council resolved as follows: “That consideration of this item be deferred until the first meeting 
in February 2015 and during the interim period alternative funding be secured to enable the urgent 
progression of the Kitchener Park Plan of Management without the sale of Part Lot 2 DP 110299 
and Lot 3 DP 251053.” 
 
This report therefore has two primary components, as follows: 
 

 Consideration of the deferred report from the Meeting of 15 December (see deferred Report 
at Attachment 1), and 

 Consideration of alternative funding to enable the urgent progression of the Kitchener Park 
Plan of Management 
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Further to the consideration of funding for Kitchener Park is the funding also required for the 
Village Park / Mona Vale Town Centre Master Plan and works that were also reliant upon the 
funding from the sale of the subject land as resolved at Council on the 19 December 2011. This 
issue has also been taken into consideration within this Report. 
 
The estimated budget for funding for the Kitchener Park Skate Facility and Redevelopment Works 
and the Mona Vale Master Plan scope of works is $3.92 million.  Council had also adopted an 
allocation of $400,000 to the Mona Vale Bowling Club within the 2015/2016 Management Plan that 
will not proceed.  The required funding as adopted by Council is broken down as follows: 
 

Works Description Amount Budget Year 

Kitchener Skate Park Facility $2,000,000 2015/16 

Kitchener Park Redevelopment $500,000 2015/16 

Mona Vale Place Plan Stage 1 $420,000 2015/16 

Mona Vale Place Plan Stage 2 $500,000 2016/17 

Mona Vale Place Plan Stage 3 $500,000 2017/18 

Total Budgeted Works $3,920,000 Total over 3 years 

 
Three scenarios have been identified that may offer alternative funding solutions to the sale of the 
subject land for the consideration of Council. However, while these scenarios may offer an 
alternative with respect to funding they will require a significant re-direction of funds away from 
core expenditure programs.  These scenarios are: 
 
1. Full Loan Borrowings of $3.92 million to fund both Kitchener Park Skate Facility and 
Redevelopment and Mona Vale Place Plan Scope of Works 
 
2. Loan Borrowings of $2.0 million to fund Kitchener Skate Park Facility and a Restructure of the 
Special Rate Variation Program (SRV) for the Mona Vale Place Plan ($1.42 million) and Kitchener 
Park Redevelopment ($500,000) scope of works 
 
3. Lease (99 Years) over Part Lot 2 (DP 110299) and Lot 3 DP 251053 to fund both Kitchener Park 
Skate Facility and Redevelopment and Mona Vale Place Plan scope of works.  
 
Each scenario and their ramifications are outlined at 5.0 - Key Issues, of this Report:  
 
2.0 RECOMMENDATION 1 
 

That Council reconsider and adopt the recommendations put forward by GLN Planning on 
15 December 2014 for 1596 and 1598 Pittwater Road, Mona Vale (Part Lot 2 DP 110299 
and Lot 3 DP 251053).  
 
OR 
 
RECOMMENDATION 2 
 
1. That Council choose one of the three scenarios outlined at 5.0 - “Key Issues” of this 

Report as an alternate funding source for the proposed works outlined in the Kitchener 
Park and Mona Vale Plans of Management. 

 
2. That based on the Scenario selected by Council, and with respect of the need to 

redirect funds from other programs, a review to determine the necessary removal /re-
direction of funds from other programs/works including amendments to the Special Rate 
Variation (SRV) Long Term Program. The selected budget amendments will then be 
included in the appropriate budget year and form part of the 2015 - 2019 Delivery 
Program and Budget. 
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3.0 ATTACHMENTS / TABLED DOCUMENTS  
 

Attachment 1: Cover Report for Consultant’s Assessment of Planning Proposal for 1596 
and 1598 Pittwater Road, Mona Vale 

 
 

 
4.0 BACKGROUND 

 
4.1 PURPOSE 

 
In order to address (in part) the Council Resolution of the 15 December 2014, whereby alternative 
funding be secured to enable the urgent progression of the Kitchener Park Plan of Management 
without the sale of Part Lot 2 DP 110299 and Lot 3 DP 251053, such alternate funding scenarios 
have been outlined for consideration. 
 
Funding to progress works associated with the Mona Vale Place Plan to enable whole of precinct 
planning and in line with prior Council resolutions in December 2011 and 18 June 2014 and 
included in budgets that ties land sales in Kitchener Park to both Kitchener Park itself and Village 
Park, Mona Vale must also be considered. 
 
4.2 BACKGROUND 
 
The Kitchener Park, Mona Vale Plan of Management (PoM) was adopted by Council on 
7 September 2009.  The PoM flags the potential rezoning, reclassification and sale of 1596 and 
1598 Pittwater Road, Mona Vale (Part Lot 2 DP 110299 and Lot 3 DP 251053) (identified as 
Precinct 8 in the PoM), which is owned by Pittwater Council, to fund the proposed improvements 
as nominated in the PoM.   
 
In addition, it was also resolved by Council on the 19 December 2011, that Council grants Owner’s 
Consent to the submission of the Kitchener Park Planning Proposal and all proceeds from any land 
sales within Kitchener Park be expended on Kitchener Park or Village Park improvements.  As a 
result of these resolutions the 2014/2017 Management Plan has been adopted by Council with 
those revenue expectations. 
 
Finally, on the 15 December 2014, it was resolved (in part) at the Towns and Villages Committee; 
“that alternative funding be secured to enable the urgent progression of the Kitchener Park Plan of 
Management without the sale of Part Lot 2 DP 110299 and Lot 3 DP 251053.” 
 
Within these Plans of Management, it is intended that the following redevelopments be undertaken:  
 
Kitchener Skate Park Facility  
 
One of the strategies Council has developed to meet the recreational needs of young people is to 
develop a regional skate park in Mona Vale providing a significant piece of social and recreational 
infrastructure for not only young people by intergenerational activity. 
 
“In discussions between Council and young people over recent years the main issue raised by 
young people is always the availability of leisure and recreation activities.” 
 
The need for recreational activities and infrastructure has been reinforced within the current 
Pittwater Social Plan and the recently adopted Open Space and recreation Strategy.  
 
The construction of a skate park will provide the infrastructure to support a range of skate/BMX 
activities at multiple levels of experience from beginner through to elite/national level competition 
and demonstration events. 
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In addition, it is envisaged that a youth drop-in centre/retail outlet is also constructed to provide an 
interactive meeting place for youth, a centralised location to conduct events, as well as a retail 
facility, the proceeds from which can in part be used to support the ongoing activities and 
maintenance of the facility. 
 
Kitchener Park Redevelopment  
 
The redevelopment works at Kitchener Park were mainly intended for the rehabilitation of the creek 
line as listed in the POM. If sold, the development associated with lots 2 and 3 may require the 
removal of a number of trees. The rehabilitation of the creek line was an offset for the potential tree 
loss. With this being said, it would be still envisaged that the $500,000 would still be required to 
implement improvements in both Kitchener and Village Parks.  The Management Plan adopted by 
Council outlined a works program of $4.088 million. 
 
Mona Vale Place Plan  
 
In 2013, Council resolved that Mona Vale would be the next centre to undertake a Place planning 
process. Over the past twelve months Council has adopted a ‘place planning’ approach for our 
town and village centres, the Mona Vale Town Centre is the first to undergo the place planning 
process.  
 
The highest order centre in Pittwater, Mona Vale is of strategic importance and will play a vital role 
in shaping the future of the LGA. The planned Mona Vale Road upgrade and Rapid Bus Transit 
system as well as the future of Mona Vale Hospital influence Mona Vale being recognised as 
essential to sustainable growth, providing a focal point for development, contributing to local job 
containment and housing targets for the LGA and region. It is vital that the planning for Mona Vale 
is undertaken within this context to ensure the delivery of a tactical and action orientated plan 
focused on the urban vision for the centre. Through a place based approach, incremental change 
will be brought about in line with the current and future needs of Pittwater’s community. 
 
A key focus for this incremental change will include redesigning and activating the ‘heart’ or centre 
of Mona Vale being Village Park. This civic precinct will play a significant role in providing vital 
public space for people to utilise within the urban environment, achieve greater permeability 
through the park to connect Pittwater, Park and Barrenjoey Roads and associated retail hubs, 
pedestrianisation of the surrounding streets and positioning the park for the implementation of the 
Bus Rapid Transit system.  
 
The planning and implementation of the Kitchener Park Skate Park facility plays a significant role in 
the overall place outcomes for Mona Vale. To ensure a whole of centre approach it would therefore 
be beneficial to be done in conjunction with the place planning program for the town centre.  
 
Projected Funding  
 
It is estimated that the required funding for the Kitchener Park Skate Facility and Redevelopment 
Works and a contribution to the funding of the Village Park component of the Mona Vale Place 
Plan is $3.92 million broken down in the following manner: 
 

Works Description Amount Budget Year 

Kitchener Skate Park Facility $2,000,000 2015/16 

Kitchener Park / Village Park 
Improvements  

$500,000 2015/16 

Mona Vale Place Plan Stage 1 $420,000 2015/16 

Mona Vale Place Plan Stage 2 $500,000 2016/17 

Mona Vale Place Plan Stage 3 $500,000 2017/18 

Total Budgeted Works $3,920,000 Total over 3 years 
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Accordingly, three scenarios have been identified that may offer alternative funding solutions to the 
sale of the subject land for the consideration of Council. However, it needs to be re-iterated that 
while these scenarios may offer an alternative with respect to funding they will require a significant 
re-direction of funds away from core expenditure programs.  These scenarios are: 
 
1. Full Loan Borrowings of $3.92 million to fund both Kitchener Park Skate Facility and 
Redevelopment and Mona Vale Place Plan Scope of Works 
 
2. Loan Borrowings of $2.0 million to fund Kitchener Skate Park Facility and a Restructure of the 
Special Rate Variation Program (SRV) for the Mona Vale Place Plan ($1.42 million) and Kitchener 
Park Redevelopment ($500,000) Scope of Works 
 
3. Lease (99 Years) over Part Lot 2 (DP 110299) and Lot 3 DP 251053 to fund both Kitchener Park 
Skate Facility and Redevelopment and Mona Vale Place Plan Scope of Works.  
 
Each scenario and their ramifications are outlined at 5.0 - Key Issues, of this Report: 
 
4.3 POLICY IMPLICATIONS 
 
Under Council’s current Loan Borrowing Policy, the borrowing of funds can only be used for the 
provision of infrastructure as outlined in the loan borrowing policy extract below. While the 
Kitchener Skate Park Facility falls within clause 4 of the loan borrowing policy, some of the works 
associated with the Mona Vale Place Plan and Kitchener Park redevelopment may not. 
Accordingly, for scenario 1 to be considered a change in Council’s Loan Borrowing Policy would be 
required to include works in addition to infrastructure and the acquisition of income producing 
assets.   
   
“Policy Statement 
 
Given the Objectives above, in terms of Council’s Loan Borrowing Program; 
 
1. Council recognises that loan borrowing plays an important part in the local government financial 
structure. 
 
2. Council recognises that it is equitable to the ratepayers that the liability for the capital costs of 
infrastructure should be distributed over the period during which the people enjoy the benefits 
derived there from. 
 
3. Council, therefore, adopts the principle of using loan funding as a resource to fund the 
replacement and creation of infrastructure that has a reasonably long life expectancy. 
 
4. The use of loan funds will, in the main, be limited to the construction, alteration and or renewal of 
buildings, the acquisition of income producing assets (including land) and the acquisition of new or 
renewal of existing infrastructure assets which have a life expectancy greater than ten years. 
 
5. Loan borrowings will generally be limited to a level where the ratio of net debt service costs 
(principal and interest) to Operating Revenue does not exceed 5.5%.” 
 
4.4 RELATED LEGISLATION  
 

NSW Local Government Act, 1993. 
 
4.5 FINANCIAL ISSUES 
 

4.5.1 Budget 
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As the current budget within Council’s 2014-2018 Delivery Program identifies the 
sale of Part Lot 2 DP 110299 and Lot 3 DP 251053 as the funding source for the 
proposed works for the Kitchener Park Skate Facility and Redevelopment and Mona 
Vale Place Plan, any change to this funding source would require an adjustment to 
Council’s future budgets. 
 

4.5.2 Resources Implications 
 

As outlined at 5.0 - Key Issues, of the Report, a re-direction of financial resources 
will need to occur if either scenario 1 or 2 is deemed suitable by Council. 

 
5.0 KEY ISSUES 

 
As resolved by Council (in part) on the 15 December 2014, the sale of land at Part Lot 2 (DP 
110299) and Lot 3 DP 251053 to fund Kitchener Park Skate Facility and Redevelopment and Mona 
Vale Place Plan Scope of Works is no longer a preferred scenario. Council staff were asked to 
secure alternate funding sources to enable the progression of desired works. Accordingly, staff 
have identified alternate funding scenarios in replace of land sales. 
 
Each scenario and there ramifications are outlined below:  
 
Scenario 1 
 
Full Loan Borrowings of $3.92 million to fund both Kitchener Park Skate Facility and 
Redevelopment and Mona Vale Place Plan scope of works. 
 
Under Council’s current Loan Borrowing Policy, the borrowing of funds can only be used for the 
provision of infrastructure as outlined in the loan borrowing policy extract below. While the 
Kitchener Skate Park Facility falls within clause 4 of the loan borrowing policy, generally works 
associated with the Mona Vale Place Plan and Kitchener Park Improvements do not. Accordingly, 
for scenario 1 to be considered a change in Council’s Loan Borrowing Policy would be required to 
include works in addition to infrastructure and the acquisition of income producing assets.   
   
In terms of a new $3.92 million dollar loan, the following loan schedule is projected. 
 

Amount 
Borrowed 

Estimated 
Term  

Estimated 
Interest Rate 

Estimated 
Annual (Year 1) 
Interest 
Repayment 

Estimated 
Annual (Year 1) 
Principal 
Repayment 

Estimated 
Total Annual 
Repayment 

$3,920,000 10 Years 5.4% $207,000 $305,000 $512,000 
   

Such a loan would lift Council’s overall Debt Service Ratio to approximately 5.05% (year 2017/18) 
(Policy 5.5%), virtually restricting further unplanned borrowings under Council’s policy. In addition, 
further borrowings may place undue financial pressure on Council’s overall consolidated financial 
result potentially sending it into a negative position. Accordingly, it would be recommended that to 
offset any new annual loan repayments certain works/programs, recurrent in nature would need to 
be removed to assist with financial sustainability. 
 
Accordingly, the following list has been selected to give Council a general picture of the type of 
expenditure that may be removed, fully or in part in order to offset new borrowings costs if 
scenario 1 was selected as an alternate funding source. The final re-direction of funds 
would form a part of the 2015-16 budget process. Generally the expenditure needs to be 
recurrent in nature, project or program based and expenditure that will not impact on Council’s Fit 
for the Future position and ratio’s especially with respect to infrastructure. The ramifications of the 
removal of such expenditures have been outlined for consideration. 
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Works and 
Programs 
Expenditure  

Current/Future 
Budget 
Allocation 

Remaining 
Budget 
Allocation after 
Reallocation of 
Funds 

Potential Effects Impact on 
Staff 

Impact on Major FFF  
Ratios 
(see below for 
acronym descriptions) 

Road 
Maintenance 

$3,200,000 $2,688,000  This is a 16%  reduction p.a. 
for the next 10 years which 
will result in  a compounding 
escalation of the 
deterioration of road 
network, reduced safety and 
amenity, more costly repairs, 
add to the backlog  and put 
pressure on future renewals. 
There would also be a 
higher risk exposure to 
Council 

Yes - as some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – Negative 
IBR – Negative (indirect) 
B&IARR – Positive 
(indirect)   
ROEPC – Positive 

Reserve 
Maintenance 

$1,124,000 $612,000  This is a 46% reduction p.a. 
for the next 10 years 
resulting in a major impact 
on the safety and amenity of 
the communities open 
space, significantly 
impacting its social and 
environmental attributes. It is 
highly likely that numerous 
reserves and playgrounds 
would need to be closed    

Yes - as some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Sports Field 
Maintenance 

$945,000 $433,000  This is a 54% reduction p.a. 
for the next 10 years 
resulting in a Sports field 
network that has much 
reduced amenity and 
unacceptable safety 
impacts. It is highly likely 
that numerous 
sportsgrounds  would need 
to be closed due to safety 
concerns    

Yes - as some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Youth and 
Family 
Services 

$400,000 $0  
(with $112,000 

worth of 
expenditure still to 
be removed from 
other programs 
such as road or 
reserves 

maintenance)  

This would eliminate funding 
for the next 10 years for the 
anticipated Youth and 
Family Service  initiatives 

No -impact on 
current staff as 
services are 
projected in 
the future  

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Catchment 
Management 
(including 
Flood Studies) 

$220,000 $0 (0%) 
(with $292,000 

worth of 
expenditure still to 
be removed from 
other programs 
such as road or 
reserves 

maintenance) 
 
 

This would eliminate flood 
and catchment mitigation 
studies undertaken with loss 
of supporting grant funds for 
the next 10 years. It should 
be noted that these studies 
are associated with 
legislative requirements to 
effectively manage flood, 
coastal, climate change and 
other risks and develop 
mitigation measures 

No – mainly 
contract works  

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Bushland 
Projects 

$598,000 $86,000  This is an 86% reduction 
p.a. for the next 10 years 
and as such there will 
basically be no bushland 
reserve maintenance or risk 
management, in particular 
bushfire hazard reduction, 
bush regeneration and feral 
animal control. This will 
collectively result in a 
serious decline in 
biodiversity and high risk to 
the community. 

Yes - as some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Acronym Descriptions: 
OPR – Operating Performance Ratio   AMR – Asset Maintenance Ratio 
IBR – Infrastructure Backlog Ratio   B&IARR – Building & Infrastructure Renewal Ratio 
ROEPC – Real Operating Expenditure per Capita (Decrease) 
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Scenario 2 
 
Loan Borrowings of $2.0 million to fund Kitchener Skate Park Facility and a Restructure of 
the Special Rate Variation Program (SRV) for the funding of the Mona Vale Place Plan ($1.42 
million) and Kitchener Park Redevelopment ($500,000) scope of works 
 
Scenario 2 represents a mix of loan borrowings and a restructure of the existing Special Rate 
Variation Program (SRV). The Loan would facility the capital works at the Kitchener Skate Park 
Facility and the Special Rate Variation Program would be restructured to incorporate works 
associated with the Kitchener Park Redevelopment and Mona Vale Place Plan Works in the years 
2015/16 to 2017/18.  
 
As loan funds will be used to fund the capital works at the Skate Park, no Loan Borrowing Policy 
amendments would be required. However, like scenario 1, existing expenditure items within 
Council’s budget will need to be removed (in part or in full) to fund loan repayments and existing 
budgeted expenditure items within the SRV program will need to be removed, delayed or re-
directed in order to cater for the Mona Vale Place Plan and Kitchener / Village Park improvements. 
 
Scenario 2 is outlined below: 
 
Loan Borrowings ($2.0 million dollar loan for the Kitchener Skate Park Facility only) 
 
In terms of a new $2.0 million dollar loan for the skate park, the following loan schedule is 
projected. 
 

Amount 
Borrowed 

Estimated 
Term  

Estimated 
Interest 
Rate 

Estimated 
Annual (Year 1) 
Interest 
Repayment 

Estimated 
Annual (Year 1) 
Principal 
Repayment 

Estimated 
Total Annual 
Repayment 

$2,000,000 10 Years 5.4% $106,000 $155,000 $261,000 
   

Such a loan would lift Council’s overall Debt Service Ratio to approximately 4.75% (year 2017/18) 
(Policy 5.5%), potentially limiting further unplanned borrowings under Council’s policy and place 
some additional financial pressure on Council’s overall consolidated financial position. Accordingly, 
it would be recommended that to offset new annual loan repayments certain works/programs 
would need to be removed to assist with financial sustainability. 
 
The following list has been selected to give Council a general picture of the type of expenditure 
that may be removed fully or in part in order to offset new borrowings costs. The final re-
direction of funds would form a part of the 2015-16 budget process. Generally, the 
expenditure needs to be recurrent in nature, project or program based and expenditure that will not 
impact on Council’s Fit for the Future position and ratio’s especially with respect to infrastructure. 
The ramifications of the removal of such expenditures have been outlined for consideration. 
 

Works and 
Programs 
Expenditure  

Current/Futur
e Budget 
Allocation 

Remaining 
Budget 
Allocation 
after 
Reallocation 
of Funds 

Potential Effects Impact on 
Staff 

Impact on Major FFF  
Ratios 
(see below for 
acronym 
descriptions) 

Road 
Maintenance 

$3,200,000 $2,939,000  This is an 8%  reduction p.a. 
which compounds and will 
result in an escalation of the 
deterioration of road 
network, reduced 
serviceability in particular 
safety and amenity, more 
costly repairs, add to the 
backlog  and put pressure 
on future renewals 

 

Yes - as 
some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – Negative 
IBR – Negative 
(indirect) 
B&IARR – Positive 
(indirect)   
ROEPC – Positive 
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Works and 
Programs 
Expenditure  

Current/Futur
e Budget 
Allocation 

Remaining 
Budget 
Allocation 
after 
Reallocation 
of Funds 

Potential Effects Impact on 
Staff 

Impact on Major FFF  
Ratios 
(see below for 
acronym 
descriptions) 

Reserve 
Maintenance 

$1,124,000 $863,000  This is a 23% reduction p.a. 
for the next 10 years 
resulting in a major impact 
on the safety and amenity of 
the communities open 
space, significantly 
impacting its social and 
environmental attributes. It is 
highly likely that numerous 
reserves and playgrounds 
would need to be closed    

Yes - as 
some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Sports Field 
Maintenance 

$945,000 $684,000  This is a 28% reduction p.a. 
for the next 10 years 
resulting in a Sports field 
network that has much 
reduced amenity and 
unacceptable safety 
impacts. It is highly likely 
that numerous 
sportsgrounds  would need 
to be closed due to safety 
concerns    

Yes - as 
some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Youth and 
Family 
Services 

$400,000 $139,000  This is a 65% reduction p.a. 
which would extensive 
curtail the intended program 
Youth & Family initiatives   
for the next 10 years  

No -impact 
on current 
staff as 
services 
are 
projected 
in the 
future  

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Catchment 
Management 
(including 
Flood 
Studies) 

$220,000 $0  
(with $41,000 
worth of 
expenditure 
still to be 
removed from 
other 
programs such 
as road or 
reserves 
maintenance) 
 

This would eliminate flood 
and catchment mitigation 
studies undertaken with loss 
of supporting grant funds for 
the next 10 years. It should 
be noted that these studies 
are associated with 
legislative requirements to 
effectively manage flood, 
coastal, climate change and 
other risks and develop 
mitigation measures  

No – 
mainly 
contract 
works  

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

Bushland 
Projects 

$598,000 $337,000  This is a 44% reduction p.a. 
and as such there will be no 
bushland reserve 
maintenance or 
improvements, several 
community based services 
would need cut, in particular 
bush regeneration, feral 
animal management, weed 
control and community 
based programs would be 
compromised. This will 
collectively result in a 
serious decline in 
biodiversity and reduction in 
the viability of natural 
assets. 
 

Yes - as 
some 
funds are 
utilised for 
wages 

OPR – Positive 
AMR – N/A 
IBR – N/A 
B&IARR – N/A   
ROEPC – Positive 

 

Acronym Descriptions: 
OPR – Operating Performance Ratio   AMR – Asset Maintenance Ratio 
IBR – Infrastructure Backlog Ratio   B&IARR – Building & Infrastructure Renewal Ratio 
ROEPC – Real Operating Expenditure per Capita (Decrease) 
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Special Rate Variation Programme Re-Structure: 
 
In terms of funding the Kitchener Park Redevelopment works ($500,000) and Mona Vale Place 
Plan works ($1.42 million) these works with considerable change, could form a part of Council’s 
Special Rate Variation Program moving forward. Although there is currently $977,270 in the SRV 
program for the Mona Vale Village Park Outdoor Performance Space programmed in 2019/21 that 
may be utilised for the overall Mona Vale Place Plan as it forms a part of the scope of works, 
subject to changing priorities the balance of funds required ($942,730) would need to come from 
the re-structuring of works within the SRV program. 
 
In addition Councillors requested staff investigate the acquisition of 2,390m² of recreation space at 
Avalon Bowling Club.  Terms have been negotiated with a report due to Council.  These funding 
cuts would place this project at risk.   
 
Likewise the Council has adopted with its Management Plan $400,000 to upgrade Mona Vale 
Bowling Club.  These works would probably be deleted. 
 
Mona Vale Surf Club had $480,000 programmed for upgrading works, likewise the timing of these 
works would be problematic.  The Council has been conscientiously increasing its footpath 
program for the previous two years.  It is likely that this figure would need to remain at  
approximately $500,000 per annum. 
 
Should Council adopt this scenario, a further report would need to be considered by Council 
outlining the proposed changes to the SRV program to accommodate the works for the Kitchener 
Park Redevelopment and Mona Vale Place Plan. 
 

Scenario 3 
 
Lease (99 Years) over Part Lot 2 (DP 110299) and Lot 3 DP 251053.  
 
Option 3 explores the opportunity for Council to give consideration for a 99-year ownership lease 
(sometimes called a private residential lease or leasehold) over the subject land that would allow a 
third party to purchase a lease over the parcels of land. Pittwater Council as the trustee of the land 
would sell a 99-year lease, however the land would remain in trust for the benefit of the community. 
Exclusive use of the land would be granted to the third party, which means the general community 
cannot enter or use the property without the third parties permission. 
 
An amount will be paid to the trustee to buy the lease. An estimate, the lease may be sold for as 
much as 70 to 75 percent of the market value of the land, some $3,080,000 to $3,330,000. The 
third party would then have the right to develop the land under Council’s appropriate zoning. 
 
The third party could if they wished could sell the lease and any subsequent development but they 
must talk to the trustee first (Pittwater Council) to find out about any prevailing lease conditions.  
 
Leasehold apartments are becoming more common as more government-owned harbour front land 
is redeveloped. There are approximately several thousand leasehold properties currently around 
Sydney of which most of those are apartments. 
 
Most are dotted around the harbour foreshore at places such as King Street Wharf in the city, the 
Finger Wharf in Woolloomooloo, Darling Island in Pyrmont, Walsh Bay and Millers Point. There are 
also several leasehold apartment buildings in the city, as well as in suburbs such as Double Bay. 
 
For the most part, they are strata title (although older ones such as the Bower Street apartments, 
Manly are company title) and treated similarly to freehold apartments, whereby they can be sold or 
transferred subject to lease conditions. 
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Other Considerations 
 

In addition to the scenarios above and the ramification associated with their funding structures it 
should be noted that the above additional borrowings will see Council’s overall loan program peak 
approximately between $23.256 million and $25.276 million in the year 2015/16. While this may be 
manageable with budget cuts and a re-structure of SRV funding within the future Delivery Program 
and Budgets, it could preclude Council from undertaking other desired ventures/works into the 
future. These ventures/works may include any new commercial (income producing) ventures or 
even the extension of the current funding levels for Council’s footpath program, land acquisition at 
Avalon Bowling Club or improvements to Mona Vale Surf Club and Mona Vale Bowling Club as 
mentioned previously in this report. 
 
 

 
6.0 SUSTAINABILITY ASSESSMENT  
 
 
6.1 GOVERNANCE & RISK 

 
6.1.1 Community Engagement 

 
To date, the subject works have been a part of the Place Planning for both Mona 
Vale and Kitchener Park. 
 
The Kitchener Park Plan of Management involved extensive community 
engagement before its adoption in 2009.  The current planning proposal has also 
been the subject of the community engagement. 
 
Council’s SRV program has also been the subject of engagement with a community 
committee monitoring its implementation.  
 

6.1.2 Risk Management 
 

There is an inherent financial risk associated with the recommendation of this 
Report. The moving away from the utilisation of land sale proceeds to fund 
associated works that are included in the current delivery program and budget 
previously adopted by Council to an alternate funding source may place financial 
strain on the organisation. Such fiscal pressure, as outline in the report will need to 
be offset by either the removal/re-phasing of current planned expenditure to fund 
borrowings or the leasing of the said land as an alternate revenue stream. 
 

6.2 ENVIRONMENT 
 
6.2.1 Environmental Impact 

 
Currently planned environmental works may need to be removed/re-
phased/delayed as a part of the alternate funding package  

 
6.2.2 Mitigation Measures 

 
Nil 
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6.3 SOCIAL 
 
6.3.1 Address Community Need & Aspirations  

 
Currently planned community desired works such as footpaths, road rehabilitation 
works etc. may need to be removed/re-phased/delayed as a part of the alternate 
funding package. 
 
Alternatively, establishing an overall funding solution will address the needs of the 
community’s desire for youth facilities (Skate Park) and town and village 
development and connectivity.    

 
6.3.2 Strengthening local community 

 
Establishing an overall funding solution will address the needs of the community’s 
desire for youth facilities (Skate Park) and town and village development and 
connectivity.       
 

6.4 ECONOMIC 
 

6.4.1 Economic Development 
 
Establishing an overall funding solution will address the needs of the community’s 
desire for youth facilities (Skate Park) and town and village development and 
connectivity.       
 
The implementation of the Mona Vale Place Plan is critical to the economic viability 
of Mona Vale Town centre and improved housing/employment opportunities for the 
Pittwater Community. 

  
 
Report prepared by 
 
 
Mark Ferguson 
GENERAL MANAGER 
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ATTACHMENT 1 
 

SUBJECT: Cover Report for Consultant’s Assessment of Planning 
Proposal (R0001/13) for 1596 and 1598 Pittwater Road 
Mona Vale 

 

Meeting: Sustainable Towns and Villages Committee  Date: 15 December 2014 
 

 

STRATEGY: Land Use & Development 
 

ACTION: To establish land uses that respond to environmental, cultural, social and 
economic needs in a sustainable manner. 

 

 

PURPOSE OF REPORT 
 
To present the assessment report (Attachment 1) and associated planning proposal (Attachment 
2) and to inform Council of the recommendation of the planning consultant (GLN Planning) 
commissioned to undertake an independent assessment of a Planning Proposal for 1596 and 1598 
Pittwater Road, Mona Vale (Part Lot 2 DP 110299 and Lot 3 DP 251053) (R0001/13) lodged on 
behalf of Council’s Commercial Property & Projects Business Unit. 
 
1.0 BACKGROUND 

1.1 The subject properties are covered by the Kitchener Park Mona Vale Plan of Management 
(PoM) 

1.2 The PoM was adopted by Council on 7 September 2009. The PoM flags the potential 
rezoning, reclassification and sale of 1596 and 1598 Pittwater Road, Mona Vale (Part Lot 2 
DP 110299 and Lot 3 DP 251053) (identified as Precinct 8 in the PoM), which is owned by 
Pittwater Council, to fund the proposed improvements as nominated in the PoM.  

1.3 On 23 December 2011, a Planning Proposal was lodged by Outline Planning Consultants 
(the Applicant) on behalf of Council’s Commercial Property & Projects Business Unit 
(application number R0001/11) for 1596 and 1598 Pittwater Road, Mona Vale (Part Lot 2 
DP 110299 and Lot 3 DP 251053) to rezone the land from 9(a) (Reservation – Open 
Space) and 6(a) (Existing Recreation “A”) respectively, to 2(a) (Residential “A”) (under the 
previous Pittwater Local Environmental Plan (LEP) – the Pittwater LEP 1993), and 
reclassify the land from ‘Community’ to ‘Operational’. 

1.4 On 20 January 2012, following initial review by Council’s Planning & Assessment Business 
Unit, additional information was requested from the Applicant. 

1.5 Having regard for issues of probity arising from Council’s conflicting roles as both property 
owner and assessment authority, Council’s Planning & Assessment Business Unit prepared 
a Project Brief and invited fee proposals from seven independent planning consultants. Two 
consultants responded.  

1.6 Following an assessment of the responses to the Project Brief, Newplan Urban Planning 
Consultants (now GLN Planning) was engaged to undertake an independent assessment of 
the Planning Proposal. 

1.7 The Project Brief required GLN Planning to review and objectively assess the Planning 
Proposal and all associated documentation, with consideration for all relevant legislation, 
Environmental Planning Instruments, directions, plans, strategies, and guides, as well as 
submissions received during public exhibition. The Project Brief specified that the Planning 
& Assessment Business Unit would assume an administrative role. 
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1.8 The Project Brief specified that if the consultant formed the opinion that the Planning 
Proposal should be progressed, the consultant would be required to facilitate the process to 
amend the Pittwater Local Environmental Plan (LEP) in accordance with Part 3 of the EP&A 
Act. 

1.9 On 30 April 2013, the Planning & Assessment Business Unit, in consultation with GLN 
Planning, requested that the Planning Proposal be withdrawn having regard for the time 
that had lapsed since the Planning Proposal had been lodged and that additional 
information requested remained outstanding. 

1.10 On 30 May 2013, the Planning Proposal was withdrawn by the Applicant.  

1.11 On 20 September 2013, a new Planning Proposal was lodged by the Applicant on behalf of 
Council’s Commercial Property & Projects Business Unit (application number R0001/13). 

1.12 GLN Planning recommenced the independent assessment of the Planning Proposal.  

1.13 On 27 June 2014, the Pittwater LEP 2014 came in to force which rezoned all land in 
Pittwater in accordance with the Standard Instrument (Local Environmental Plans) order 
2006. The subject properties were rezoned to RE1 Public Recreation and the zone allowing 
for the intended outcomes of the Planning Proposal, submitted by the applicant, is R3 
Medium Density Housing. The Planning Proposal prepared by GLN Planning has been 
amended to reflect the new zones in the Pittwater LEP 2014. 

2.0 ISSUES 

2.1 Preliminary Non-statutory Notification 

 2.1.1 On 5 October 2013, the Planning Proposal was put on preliminary non-statutory 
notification for a period of 28 days with letters sent to surrounding land owners, 
registered community groups and relevant state agencies. 

 2.1.2 During the notification period it was brought to Council’s attention that the ePlanning 
Portal was incorrectly identifying only one of the subject properties. As a result the 
notification period was extended by 14 days. Submissions continued to be accepted 
and considered well after the formal end of the notification period. 

2.2 Assessment 

 2.2.1 The assessment report and recommendation of GLN Planning is at Attachment 1. 

 2.2.2 The assessment report recommends that Council refer the Planning Proposal 
(Attachment 2) to the Secretary of the Department of Planning and Environment for 
a Gateway Determination. 

 2.2.3 Staff from the Planning & Assessment Business Unit have reviewed the assessment 
report from an administrative perspective and endorse the report and 
recommendation for consideration by Council. 

 

3.0 SUSTAINABILITY ASSESSMENT  

3.1 Supporting & Connecting our Community (Social) 

Please see attached assessment report by GLN Planning. 

3.2 Valuing & Caring for our Natural Environment (Environmental) 

Please see attached assessment report by GLN Planning. 

3.3 Enhancing our Working & Learning (Economic) 

Please see attached assessment report by GLN Planning. 
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3.4 Leading an Effective & Collaborative Council (Governance) 

3.4.1 Please see attached assessment report by GLN Planning. 

3.4.2 Having regard for issues of probity arising from Council’s conflicting roles as both 
property owner and assessment authority, Council engaged a planning consultant 
to undertake an independent assessment of the Planning Proposal.  

3.5 Integrating our Built Environment (Infrastructure) 

Please see attached assessment report by GLN Planning.  
 

 

4.0 EXECUTIVE SUMMARY 

4.1 The Kitchener Park Mona Vale Plan of Management (PoM) was adopted by Council on 
7 September 2009.  The PoM flags the potential rezoning, reclassification and sale of 1596 
and 1598 Pittwater Road, Mona Vale (Part Lot 2 DP 110299 and Lot 3 DP 251053) 
(identified as Precinct 8 in the PoM), which is owned by Pittwater Council, to fund the 
proposed improvements as nominated in the PoM.  

 4.2 On 23 December 2011, a Planning Proposal was lodged by Outline Planning Consultants 
(the Applicant) on behalf of Council’s Commercial Property & Projects Business Unit 
(application number R0001/11) for 1596 and 1598 Pittwater Road, Mona Vale (Part Lot 2 
DP 110299 and Lot 3 DP 251053) to rezone the land from 9(a) (Reservation – Open 
Space) and 6(a) (Existing Recreation “A”) respectively, to 2(a) (Residential “A”) (under the 
previous Pittwater Local Environmental Plan (LEP) – the Pittwater LEP 1993), and 
reclassify the land from ‘Community’ to ‘Operational’. 

4.3 Having regard for issues of probity arising from Council’s conflicting roles as both property 
owner and assessment authority, Council’s Planning & Assessment Business Unit prepared 
a Project Brief and engaged a planning consultant (GLN Planning) to undertake an 
independent assessment of the Planning Proposal. 

4.4 The assessment report and recommendation of GLN Planning is at Attachment 1. 

4.5 The assessment report recommends that Council refer the Planning Proposal (refer 
Attachment 2) to the Secretary of the Department of Planning and Environment for a 
Gateway Determination. 

4.6 Staff from the Planning & Assessment Business Unit have reviewed the assessment report 
from an administrative perspective and endorse the report and recommendation for 
consideration by Council.  

 

 

RECOMMENDATION 
 
That the assessment report (refer Attachment 1) and recommendation of GLN Planning in relation 
to the Planning Proposal (refer Attachment 2) for 1596 and 1598 Pittwater Road, Mona Vale (Part 
Lot 2 DP 110299 and Lot 3 DP 251053) (R0001/13) be endorsed.  
 
 
 
 
Report prepared by 
Andreas Olsen - Senior Planner (Strategic) 
 
 
Andrew Pigott 
MANAGER, PLANNING & ASSESSMENT 
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ATTACHMENT 1 
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ATTACHMENT 2 
 

 



Report to the Council Meeting to be held on 2 February 2015 Page 36 



Report to the Council Meeting to be held on 2 February 2015 Page 37 



Report to the Council Meeting to be held on 2 February 2015 Page 38 



Report to the Council Meeting to be held on 2 February 2015 Page 39 



Report to the Council Meeting to be held on 2 February 2015 Page 40 



Report to the Council Meeting to be held on 2 February 2015 Page 41 



Report to the Council Meeting to be held on 2 February 2015 Page 42 



Report to the Council Meeting to be held on 2 February 2015 Page 43 



Report to the Council Meeting to be held on 2 February 2015 Page 44 



Report to the Council Meeting to be held on 2 February 2015 Page 45 



Report to the Council Meeting to be held on 2 February 2015 Page 46 



Report to the Council Meeting to be held on 2 February 2015 Page 47 



Report to the Council Meeting to be held on 2 February 2015 Page 48 



Report to the Council Meeting to be held on 2 February 2015 Page 49 



Report to the Council Meeting to be held on 2 February 2015 Page 50 



Report to the Council Meeting to be held on 2 February 2015 Page 51 



Report to the Council Meeting to be held on 2 February 2015 Page 52 



Report to the Council Meeting to be held on 2 February 2015 Page 53 



Report to the Council Meeting to be held on 2 February 2015 Page 54 



Report to the Council Meeting to be held on 2 February 2015 Page 55 



Report to the Council Meeting to be held on 2 February 2015 Page 56 



Report to the Council Meeting to be held on 2 February 2015 Page 57 



Report to the Council Meeting to be held on 2 February 2015 Page 58 



Report to the Council Meeting to be held on 2 February 2015 Page 59 



Report to the Council Meeting to be held on 2 February 2015 Page 60 



Report to the Council Meeting to be held on 2 February 2015 Page 61 



Report to the Council Meeting to be held on 2 February 2015 Page 62 

 
 



Report to the Council Meeting to be held on 2 February 2015 Page 63 

 


