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1. QUALIFICATIONS 
1. My name is Matt Jacques Ainsaar and I am the Managing Director and founder of Urban 

Enterprise Pty Ltd, with offices situated at Level 1, 302-304 Barkly Street, Brunswick, 

Victoria. 

2. Urban Enterprise is a firm of urban planners, land economists and tourism planners based 
in Melbourne. The firm has more than 30 years’ experience providing consultancy services 
to all levels of Government and a wide range of private sector organisations in Victoria and 
in other States of Australia. 

3. I am a qualified planner and land economist with more than 40 years’ experience. 

4. I have expertise in the preparation of Development Contributions Plans for Councils as well 
as negotiating development contributions arrangements and open space contributions with 
Councils on behalf of developers. I also have experience in providing advice regarding urban 
economics.  

5. I have appeared as an expert witness at numerous Planning Panel hearings and VCAT 
hearings in respect of open space contributions, development contributions and urban 

economics. 

6. My educational qualifications and memberships of professional associations include: 

• Bachelor of Town and Regional Planning, University of Melbourne 

• Graduate Diploma of Property, RMIT University 

• Member, Planning Institute of Australia 

• Member, Victorian Planning and Environmental Law Association 

• Fellow, Australian Property Institute (Certified Practising Professional).  
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2. ENGAGEMENT 

2.1. INSTRUCTIONS 

7. I was instructed by HWLE in writing on 16th June on behalf of Crystal Group and Wally Mott, 
to prepare an expert evidence statement to present at the Planning Panel hearing in relation 
to this matter. 

8. My instructions are to provide expert evidence based on my area of expertise. As part of 
my evidence, I was instructed to provide an assessment of:  

• The appropriate apportionment of costs for roads, intersections and any other 
infrastructure items between the PSP and Wallan South PSP;  

• The potential provision of creditable open space within Wally Mott's Land;  

• The consequences (if any) of any increase in the developable area of the Spring Hill 
Cone and surrounding land; and 

• Any other matter I consider relevant. 

2.2. DOCUMENTS AND MATERIALS RELIED ON 

9. I have reviewed the amendment documentation and other relevant documents and policies. 
Documentation reviewed includes: 

• The exhibited Amendment C106 documentation (the Amendment), 

• Beveridge North West Precinct Structure Plan (the PSP), VPA, August 2019; 

• Mitchell Planning Scheme; 

• VPA Benchmark Costings, 2019; 

• Precinct Structure Planning Guidelines, Growth Areas Authority (undated); 

• Indicative Wallan South development plan, Millar Merrigan; 

• Submissions to Amendment C106 and the VPA’s response dated 26th June 2020. 

10. A copy of the relevant information that is required to accord with the Planning Panels 
Victoria – Expert Evidence is attached at Appendix B to this report. 
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3. DESCRIPTION OF AMENDMENT 

3.1. AMENDMENT 

11. Amendment C106 seeks to implement the Beveridge North West Precinct Structure Plan 
(PSP) and proposes the following changes to the Mitchell Planning Scheme: 

Rezones land in the amendment area from Urban Growth Zone, Rural Conservation 
Zone and Urban Floodway Zone to UGZ3 and Rural Conservation Zone (RCZ) 

Inserts Schedule 3 to Clause 37.07 Urban Growth Zone (UGZ) into the Mitchell 
Planning Scheme 

 Inserts Schedule 4 to Clause 43.03 Incorporated Plan Overlay (IPO) into the Mitchell 
Planning Scheme.  

Deletes the Erosion Management Overlay (EMO) and Vegetation Protection Overlay 
Schedule 1 and Schedule 2 (VPO1, VPO2) from land in the amendment area.  

Incorporates the “Beveridge North West Precinct Structure Plan, August 2019” into 
the planning scheme by listing it in the Schedule to Clause 72.04.  

BEVERIDGE NORTH WEST PRECINCT STRUCTURE PLAN 

12. The Beveridge North West Precinct Structure Plan area is located 40km north of Melbourne 
and covers an area approximately 1,280 hectares in size. The precinct is bordered by 
Hadfield Road reservation to the north, Hume Freeway to the east, Camerons Lane to the 
South and Old Sydney Road to the west.  

13. Figure F1 below identifies the future urban structure proposed in the PSP.  
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F1. FUTURE URBAN STRUCTURE, BEVERIDGE NORTH WEST PSP 

 
Source: Beveridge North West Precinct Structure Plan, VPA, 2019, pp 5.  
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4. SUBJECT LAND 
14. Crystal Group owns approximately 530ha of property adjoining the northern boundary of 

the PSP area situated at 175 Northern Highway, Wallan (Crystal Group Land).  The Crystal 
Group Land is included within the proposed Wallan South Precinct Structure Plan (WS PSP) 
area and is comprised of a number of titles.  Characteristics of the subject site include: 

• It is generally rectangular site with a smaller rectangular parcel in the north west corner 
adjoining the northern boundary; 

• The subject site titles are generally contiguous with the exception of 5 Macsfield Road, 
Wallan which is a smaller rectangular parcel situated on the eastern side of the Northern 
Highway; 

• The majority of the subject property is actively used for farming and agricultural 
purposes and contains several individual dwellings; 

• The subject site is approximately 530 hectares in area; 

• The site has a frontage of 1.6km to Northern Highway and a depth of 3.5km east to 
west; 

• Topography of the site is dominated by the existing ridgeline that runs north-south along 
the subject site’s western boundary.  Falling west to east, the subject site is generally 
flat from the base of the ridgeline with minor undulations and natural drainage lines.  

15. Wally Mott owns a parcel of land within the PSP area situated at 175 Northern Highway, 
Wallan, comprised of a single title known as Lot 2 on LP6747 (Wally Mott's Land).  This 
land is approximately 116ha in area and is used for farming and agricultural purposes.  
Characteristics of the land include: 

• It is generally rectangular site with a splay in the north west corner; 

• It is currently vacant and is actively used for farming and agricultural purposes; 

• It has an area of approximately 116 hectares; 

• It has a frontage of approximately 850m to Northern Highway and a depth of 1.4km 
east to west; 

• Topography of the site is undulating owing to the Spring Hill Cone in the south east 
quadrant of the property.  

16. Figure F2 below shows the land owned by Crystal Group and Wally Mott.  
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F2. SUBJECT LAND 

 
Source: HWL Ebsworth, Lawyers.  
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5. ISSUES 

5.1. OVERVIEW 

17. The issues I have explored in my evidence statement are: 

a) Whether the proposed infrastructure for the PSP area can be funded within the Standard 
Levy; 

b) The appropriate apportionment of costs of infrastructure between BNW PSP and Wallan 
South PSP; 

c) The impact on community, recreation and open space infrastructure of any increase in 
the dwelling yield as a result of any increase to the developable area around the Spring 
Hill cone. 

5.2. INFRASTRUCTURE COSTS AND LIKELY LEVIES  

18. There is no draft Infrastructure Contributions Plan (ICP) available to review as part of the 
exhibited documents.  The VPA’s response to submission 18.03 (26 June 2020) states that 
“The VPA has prepared a draft ICP for the precinct structure plan and which will be 
submitted to the Minister for approval at the same time as the PSP. The current 
infrastructure costs fall within the standard levy.” 

19. The current Standard Levy (for 2019/2020) is $213,862 per net developable hectare 
(NDHa) comprising $124,344 for Transport Construction and $89,518 for Community and 
Recreation. 

20. The Standard Levy has been indexed by DELWP from 1 July 2020, but for the purposes of 
my evidence I will refer to the levy applicable in 2019/2020 because this aligns with the 
VPA benchmarks costings. 

ESTIMATED LEVIES IN BNW 

21. I have extracted the full Beveridge North West Infrastructure list, as outlined in the PSP, and 
included it in Appendix B.  

22. The Table in Appendix B identifies each infrastructure item from the PSP (section 4.1, pp 
49-54).  I have also shown my estimate of the cost for each infrastructure item and the 
resultant levy as follows: 

• The relevant VPA benchmark cost has been applied to the relevant item in the 
infrastructure list to arrive at an estimated cost for all infrastructure items.   

• In the case of road items, where the cost varies based on the length of the road, I have 
applied a rate per linear metre for the relevant road type.  All roads are Secondary Arterial 
Roads and as such, have a rate of $4,375 per linear metre applied to the length of road. 
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• I have estimated the costs of roads based on measuring the length of roads from the 
PSP plans. 

• The number of demand units is 815.18 hectares (from Table 1, p8 of the PSP). 

23. I note that the scale of the facility associated with the Active Open Space item SR-01 is 
much larger than the area and scope catered for in the VPA benchmark for an 8 to 10 ha 
Sports and Recreation Facility.  As such, this item may need a bespoke costing for more 
accuracy.  However, my assessment indicates that the estimates of cost for community 
and recreation items exceed the standard levy cap for this category as outlined in Table T1.  
Hence, complete accuracy around the costings for community and recreation infrastructure 
is not necessarily an issue. 

24. At Table T1 below, I summarise the results of my assessment regarding costs and levies. 

T1. SUMMARY OF CONSTRUCTION COST AND LEVIES BY INFRASTRUCTURE CATEGORY 

Infrastructure Category Construction Cost 
Resultant Levy (per 

NDHa) 
Standard Levy (19/20) 

per NDHa 
Roads $39,615,625 $48,597  
Intersections $51,830,500 $63,582  
Bridges $15,867,000 $9,038  
Total Transport Items $107,313,125  $131,643 $124,344 
Community Facilities $35,967,348 $44,122  
Active Open Space $51,335,000 $62,974  
Total Community and 
Recreation 

$87,302,348  $107,096 $89,518 

Source: Urban Enterprise, 2020 

25. My assessment indicates that the standard levy for transport is exceeded by $7,299 per 
NDHa.   

26. In addition, my assessment indicates that the community and recreation costs exceed the 
capped levy by $17,578 per NDHa. 

27. Consequently, I consider that a Supplementary Levy will be required in order to ensure that 
all of the transport infrastructure can be funded in the PSP area. 

28. The full infrastructure list, and subsequent levy calculations, is based on key assumptions 
regarding the length of bridges. I have not had the benefit of any detailed engineering 
designs or layouts or cadastral mapping to indicate the lengths of these items, although I 
note that the VPA’s response to submissions indicates that these designs have been 
undertaken.  As a result, I have adopted the following assumptions for the purposes of 
arriving at cost estimates: 

• BR-01 = 50 metres; 

• BR-02 = 20 metres; and 

• BR-03 = 50 metres. 
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29. However, it could be that BR-02 is nearest to the 80m costing category and BR-03 is nearest 
to the 100m costing category.  If this were the case, the impact on total costs would be an 
increase of $8.3 million in the cost of bridges, and a subsequent increase of $10,162 in the 
levy. 

30. In Table T2 below, I show the impact on levies if these longer bridge lengths (and therefore 
higher costs) were applied.  The table shows that this would result in the standard levy 
exceeding the standard levy cap for transport construction by $17,462 per NDHa. 

T2. IMPACT OF LONGER BRIDGE LENGTHS ON LEVIES 

 
Levy for Transport 
(based on lowest 
bridge lengths) 

Levy for 
Transport (if 
greater bridge 
lengths are 
assumed) 

Total Levy for 
Transport (if greater 
bridge lengths are 
assumed) 

Supplementary Levy 
Required 

Transport $131,643 $10,162 $141,806 $17,462 

 

31. I have replicated below the relevant extract from the Ministerial Direction (Table 4) relating 
to allowable items for a Supplementary Levy for transport construction (pg. 13). 
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32. According the to the Ministerial Direction, BR-01 and BR-02 qualify to be classified as 
supplementary levy items because: 

• In the case of BR-01, the bridge forms part of the council arterial road network; and 

• In the case of BR-02, the pedestrian bridge or accessway is required to provide access 
across a railway, arterial road, waterway corridor, major easement or other major 
obstacle. 

33. The allowable items list also includes part of an arterial road cost that cannot be wholly 
funded by the standard levy if amongst other things, ”the area of the precinct in net 
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developable hectares is limited”.  In the case of Beveridge North West approximately 63% 
of the total site area is considered developable, which in my view is a relatively low 
proportion and so the part funding of the arterial road network could be included in the 
Supplementary Levy to offset the inability to include BR-03 in the Supplementary Levy. 

34. In summary, my assessment indicates that in all likelihood, a Supplementary Levy will be 
required otherwise there is a real risk of the transport infrastructure in the BNWPSP being 
underfunded. 

DIRECTION OF DEVELOPMENT IN THE NORTH GROWTH CORRIDOR 

35. I consider that the general direction of development in the north growth corridor will be from 

the established areas of Melbourne in the south, heading north, and in the medium term, 
from the established areas of Wallan, heading south towards BNW. 

36. I have shown this diagrammatically in Figure F3. 

F3. EXPECTED DIRECTION OF GROWTH – NORTH GROWTH CORRIDOR 

 
Source: Urban Enterprise, 2020 

DIRECTION OF DEVELOPMENT IN BNW 

37. I consider that the direction of development within the BNW PSP area is likely to be from 
the south, ie from Camerons Lane progressively heading north to Hadfield Rd.  This is 
acknowledged in Beveridge North West Precinct Structure Plan, Utilities Servicing and 
Infrastructure Assessment, March 2014 prepared by Cardno. 
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“For the non-gravity utility services, it is expected that services are more feasible to be provided at the 
southern boundary along Camerons Lane. Road access is more easily accommodated with access from 
the Hume Freeway already having been established to Mandalay Estate and Camerons Lane.  

For sewerage and drainage, which are gravity controlled, development would best occur along the 
southern boundary in the vicinity of where Kalkallo Creek crosses Camerons Lane. If this does not occur, 
sewerage and drainage connections through undeveloped land will be required in advance of development 
in these areas.  

The ability to initiate develop from the north is constrained due to lack of both existing services, existing 
road access and the costs to bring forward and extend service infrastructure through to this areas. 
Development would typically await the initial sequencing of downstream works from the south.” (p 15) 

38. Section 4.1 of the PSP identifies the timing of PSP infrastructure.  All of the items in the 

northern part of the PSP area are designated M-L (medium to long term).  There is no 
definition of what M-L means but it is the latest timing identified in the PSP. 

39. Based on the likely strategy for provision of services and the proposed timing of delivery of 
infrastructure in the PSP, I consider that the northern part of the PSP area is likely to be one 
of the last areas to develop in the PSP area. 

40. If there is a shortfall in the ICP funding for transport construction, then this shortfall will 

most likely occur in respect of the infrastructure in the northern part of the PSP area. 

5.3. APPORTIONMENT OF COSTS OF INFRASTRUCTURE 

41. On the northern boundary of the PSP area, there are two signalised intersections (IN-08 and 
IN-09) that are apportioned 50% to BNW PSP and 50% to Wallan South PSP.  This 
apportionment of costs for “boundary” infrastructure is consistent with other recent ICPs 
and DCPs and I consider that the apportionment is appropriate. 

42. I note that the construction of Hadfield Road, particularly between the two north-south 
arterials, is not included in the PSP infrastructure plan.  I consider that there is a nexus 
between this section of Hadfield Road and the BNWPSP and that apportioning some of the 
cost the BNWPSP would therefore be appropriate, particularly having regard to the location 
of the regional active sporting reserve to the south of this section of Hadfield Road. 

5.4. IMPACT OF A CHANGE IN DWELLING YIELD 

AREAS DESIGNATED AS LANDSCAPE VALUE 

43. A portion of land within the PSP area is identified as land with landscape values. This is 
identified in Figure F4 below. It is noted this land includes Spring Hill and a portion of land 
located within the Crystal Group and Wally Motts land.  
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F4. AREAS DESIGNATED AS LANDSCAPE VALUES. 

 

44. I understand that landscape evidence on behalf of Wally Mott argues for a reduction in the 
area designated Landscape Values and a consequent increase in the developable area 
around Spring Hill Cone according to the alternative layout shown at Figure F5 below. 
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F5. ALTERNATIVE LAYOUT, SPRING HILL CONE 

 

45. I also understand that the estimated increase in net developable area arising from the 
alternative layout in the PSP area would be approximately 27.8 ha.  

46. If this is the case, then there will be a positive impact on the overall amount of ICP funds 
collected.  In other words, the cost of PSP infrastructure will be spread over an increased 
developable area. 

47. The additional area would increase the demand units from 815.18 to 842.98. 

48. The impact this would have on levies is shown in the Table below. 

T3. IMPACT ON LEVIES OF ADDITIONAL DEVELOPABLE AREA 

 

Levy for 
Transport (based 
on lowest bridge 
lengths) 

Levy for 
Transport (if 
greater bridge 
lengths are 
assumed) 

Supplementary 
Levy Required 

Transport Construction $127,302 $137,148 $2,958 to $12,804 

49. Table T3 indicates that the additional developable area will not obviate the need for a 
Supplementary Levy in the BNW ICP, but it would reduce the amount of the Supplementary 
Levy. 
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5.5. PROJECTED DWELLING YIELDS AND POPULATION 

50. As identified above, the PSP assumes that the ultimate population of the area will be 
between 46,000 and 50,000 people. In addition, the estimated dwelling yield of the PSP area 
is 16,286.  

T4. POPULATION AND DWELLING ASSUMPTIONS 

PSP assumption Dwellings Population 
Pop @ 2.8 household size 

16,286 
45,601 

Pop @ 3.1 household size 50,487 
Source: Beveridge North West PSP, 2019 

51. However, submitter 22 indicated that its land would accommodate approximately 1,965 lots 
less than the yield that has been assumed within the exhibited PSP.  In the response to 
submissions (22.017), the VPA states that it “has reviewed the density assumptions 
associated with different character areas in the PSP. These will be captured in Table 2 and 
include differentiated densities in walkable catchments/non-walkable catchment areas.”  

52. If this is the case, it suggests that a more realistic forecast of population in the PSP area is 
in the order of 40,000 to 44,000 people. 

53. The increase in dwelling yield around Spring Hill Cone will partially offset any reduction in 
dwelling yield elsewhere.  The additional 27.8 ha at 20 dwellings per ha would yield an 
additional 556 dwellings. I consider there should be little need to change the level of 
community and recreation infrastructure that is proposed in the PSP.  As I have stated 
previously, the additional developable area means that the amount of any Suppplementary 
Levy will be reduced. 

5.6. CREDITABLE PUBLIC OPEN SPACE 

54. I have not seen any detail regarding the open spaces shown on the alternative layout plan 
at Figure F5.  However, it would appear that the open spaces radiating on the outside of the 
proposed ring road around the cone would contain areas that are suitable for use as passive 
public open space and therefore should be considered as creditable open space in the PSP. 

55. At a minimum, 6.5% of the additional developable area ( net of the developable area) should 
be identified as public open space to be consistent with the quantum of credited local open 
space in the overall PSP area (as per Table, p8 of the PSP).  This would equate to 1.92 ha 
of creditable open space. 
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6. CONCLUSIONS 

56. My conclusions in respect of the Amendment are as follows: 

a. My assessment indicates that a Supplementary Levy will be required for the BNW ICP 
otherwise there is a real risk of the transport infrastructure in the BNWPSP being 
underfunded. 

b. Any shortfall in ICP funding for infrastructure will impact the northern part of the PSP 
area. 

c. The apportionment of costs for IN-08 and IN-09 being intersections on the northern 
boundary are appropriate. 

d. The cost of construction of the section of Hadfield Road between the two north-south 
arterials should be apportioned partly to BNWPSP. 

e. The proposed alternative layout for the area around Spring Hill Cone will result in an 
increase in the net developable area which will provide an increase in ICP funding for 
PSP infrastructure, but this will not obviate the need for a Supplementary Levy. 

f. Areas that are suitable for use as passive public open space around the Cone should be 
considered as creditable open space in the PSP, with a minimum of 1.92 ha credited as 
local open space. 

DECLARATION 

I have made all the enquiries that I believe are desirable and appropriate and no matters of 
significance that I regard as relevant have to my knowledge been withheld from the Panel. 

 

Matt J Ainsaar 

Managing Director, Urban Enterprise Pty Ltd 

BTRP, Grad Dip Prop, MAPI, FAPI, CDP 
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APPENDIX A REQUIREMENTS OF PLANNING PANELS VICTORIA – EXPERT EVIDENCE 

NAME: 

Matt Jacques Ainsaar, Managing Director, Urban Enterprise 

ADDRESS:  

Level 1, 302-304 Barkly Street, Brunswick, Victoria, 3056. 

QUALIFICATIONS:  

• Bachelor of Town and Regional Planning, University of Melbourne 

• Graduate Diploma of Property, RMIT University 

• Professional Affiliations: Member, Planning Institute of Australia 

• Member, Victorian Planning and Environmental Law Association 

• Fellow, Australian Property Institute  

EXPERIENCE 

I have more than 40 years’ experience as a planner and land economist and have extensive 
expertise in the Development Contributions area and in urban economics. 

Urban Enterprise has a track record of successfully preparing Development Contributions Plans 
and calculating open space contributions for Councils as well as negotiating 
development/infrastructure contributions and open space arrangements with Councils on 
behalf of developers.  

I have provided advice to numerous developers, landowners, Councils as well as State 
government in respect of these matters, including advice to the Standard Development 
Contributions Advisory Committee, DELWP, VPA and VAGO. 

I have appeared as an expert witness in numerous growth area and other ICP/DCP-related 
planning panel hearings and VCAT hearings in respect of development contributions and open 
space contributions. 

AREAS OF EXPERTISE 

Areas of expertise include strategic urban planning, Development Contributions planning, land 
economics, property and tourism planning. 

EXPERTISE TO PREPARE THIS REPORT 

I have given advice to the public and private sectors in regard to development contributions and 
open space contributions over many years. I have appeared as an expert witness in these 
matters over many years. 
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INSTRUCTIONS 

My instructions were to: 

• appropriate apportionment of costs for roads, intersections and any other 
infrastructure items between the PSP and WS PSP;  

• the potential provision of creditable open space within Wally Mott's Land;  

• the consequences (if any) of any increase in the developable area of the Spring Hill 
Cone and surrounding land; and 

• any other matter you consider relevant. 

FACTS, MATTERS AND ASSUMPTIONS RELIED UPON: 

I have relied on the following for my assessment: 

• The exhibited Amendment C106 documentation (the Amendment), 

• Beveridge North West Precinct Structure Plan (the PSP), VPA, August 2019; 

• Mitchell Planning Scheme; 

• Precinct Structure Planning Guidelines, Growth Areas Authority (undated); and 

• Submission 18 to Amendment C106, prepared by Wally Mott; 

• Submission 19 to Amendment c106, prepared by Crystal Group; and 

• Planning Permit Application PLP268/19 documentation; 

DOCUMENTS TAKEN INTO ACCOUNT: 

See above. 

IDENTITY OF PERSONS UNDERTAKING THE WORK: 

Matt J Ainsaar 

SUMMARY OF OPINIONS: 

Refer Section 6: Conclusions. 
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APPENDIX B LIST OF PSP INFRASTRUCTURE ITEMS, ESTIMATED COSTS AND ESTIMATED LEVIES 
Levy Category 

ICP 
reference 

Title Description 
Length 
(m) 

Construction 
Cost 

% to 
ICP 

Cost to ICP 
Demand 
Units (ha) 

Levy 

Road Projects 

Standard RD-01 
Camerons Lane between Eastern Arterial 
(Patterson Road/E14 extension) and existing 
Malcolm Street. 

Future secondary arterial Road. Construction of 
upgraded carriageway and purchase of additional 
road reserve needed to ensure 34m wide road 
reserve. 

670 $2,931,250 50% $1,465,625 815.18 $1,797.92 

Standard RD-02 
Camerons Lane between Eastern Arterial 
(Patterson Road/E14 extension) and 
Western Arterial. 

Future secondary arterial road. Purchase of land 
for 34m wide reserve and construction of the first 
carriageway. 

1,660 $7,262,500 100% $7,262,500 815.18 $8,909.08 

Standard RD-03 
Western Arterial between Camerons Lane 
and Hadfield Road reservation. 

Future secondary arterial road. Purchase of land 
for 34m wide reserve and construction of the first 
carriageway. 

3,580 $15,662,500 100% $15,662,500 815.18 $19,213.55 

Standard RD-04 
Eastern Arterial (Patterson Road/E14 
extension) between Camerons Lane and 
Hadfield Road reservation. 

Future secondary arterial road. Purchase of land 
for 34m wide reserve and construction of the first 
carriageway. 

3,480 $15,225,000 100% $15,225,000 815.18 $18,676.86 

Subtotal $41,081,250   $39,615,625   $48,597.41 

Intersection Projects 

Standard IN-01 
Eastern Arterial (Patterson Road/E14 
extension) / Camerons Lane. 

Construction of a 4-way signalised intersection   $6,134,000 75% $4,600,500 815.18 $5,643.54 

Standard IN-02 Camerons Lane / central connector street. Construction of signalised T intersection.   $3,549,000 100% $3,549,000 815.18 $4,353.64 

Standard IN-03 Western Arterial / Camerons Lane. Construction of signalised 4-way intersection.   $6,134,000 50% $3,067,000 815.18 $3,762.36 

Standard IN-04 
Western Arterial and southern connector 
street. 

Construction of a signalised 4 -way intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Standard IN-05 
Western Arterial and central connector 
street. 

Construction of a signalised 4 -way intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Standard IN-06 
Western Arterial and Boulevard connector 
(central). 

Construction of a signalised T Intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Standard IN-07 
Western Arterial and Boulevard connector 
(north). 

Construction of a 4 -way signalised Intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Standard IN-08 
Western Arterial and Hadfield Road 
Reservation (Wallan South). 

Construction of a 4 -way signalised Intersection.   $6,134,000 50% $3,067,000 815.18 $3,762.36 

Standard IN-09 
Eastern Arterial (Patterson Road/E14 
extension) and Hadfield Road Reservation 
(Wallan South) 

Construction of a 4 -way signalised Intersection.   $6,134,000 50% $3,067,000 815.18 $3,762.36 

Standard IN-10 
Eastern Arterial (Patterson Road/E14 
extension) and Boulevard Connector Street 
(north). 

Construction of a 4 -way signalised Intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 
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Standard IN-11 
Eastern Arterial (Patterson Road/E14 
extension) and Boulevard Connector Street 
(central). 

Construction of a 4 -way signalised Intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Standard IN-12 
Eastern Arterial (Patterson Road/E14 
extension) and Boulevard Connector Street 
(central). 

Construction of a 4 -way signalised Intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Standard IN-13 
Eastern Arterial (Patterson Road/E14 
extension) and Connector Street (south). 

Construction of a 4 -way signalised Intersection.   $4,310,000 100% $4,310,000 815.18 $5,287.18 

Subtotal $62,565,000   $51,830,500   $63,581.70 

Bridge Projects 

Supplementary BR-01 
Secondary arterial road Bridge across 
constructed waterway. 

Construction of a single carriageway crossing of 
the constructed waterway on Patterson 
Road/E14 extension. 

  $7,368,000 100% $7,368,000 815.18 $9,038.49 

Supplementary BR-02 Pedestrian Bridge over Kalkallo Creek. 
Construction of a pedestrian bridge over the 
Kalkallo Creek. 

  $1,131,000 100% $1,131,000 815.18 $1,387.42 

Standard BR-03 
Connector Road Bridge across Kalkallo 
Creek. 

Construction of a single carriageway crossing of 
Kalkallo Creek. 

  $7,368,000 100% $7,368,000 815.18 $9,038.49 

Subtotal $15,867,000   $15,867,000   $19,464.40 

Community Building & Education Projects 

Standard CI-01 Northern Level 2 Community Facility 
Purchase of land and construction of a 
Community Centre collocated with LTC - 3 

  $8,927,424 n/a $8,927,424 815.18 $10,951.48 

Standard CI-02 Eastern Level 1 Community Facility 
Purchase of land and construction of a 
Community Centre collocated with LTC - 2 

  $7,605,318 n/a $7,605,318 815.18 $9,329.62 

Standard CI-03 Southern Level 3 Community Facility 
Purchase of land and construction of a 
Community Centre collocated with LTC - 1 

  $11,829,288 n/a $11,829,288 815.18 $14,511.26 

Standard CI-04 Western Level 1 Community Facility 
Purchase of land and construction of a 
Community Centre collocated with LTC - 4 

  $7,605,318 n/a $7,605,318 815.18 $9,329.62 

Subtotal $35,967,348   $35,967,348   $44,121.98 

Open Space & Conservation Projects 

Standard SR-01 Sports fields (20.01 ha) 
Purchase of land and construction of sports 
fields, hard courts and multipurpose pavilion 
collocated with LTC - 3 

  $13,108,000 100% $13,108,000 815.18 $16,079.88 

Standard SR-02 Sports fields (13.32 ha) 
Purchase of land and construction of sports 
fields, hard courts and multipurpose pavilion 
collocated with LTC - 2 

  $13,108,000 100% $13,108,000 815.18 $16,079.88 

Standard SR-03 Sports fields (12.02 ha) 
Purchase of land and construction of sports 
fields, hard courts and multipurpose pavilion 
collocated with LTC - 1 

  $13,108,000 100% $13,108,000 815.18 $16,079.88 
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Standard SR-04 Sports fields (9.96 ha) 
Purchase of land and construction of sports 
fields, hard courts and multipurpose pavilion 
collocated with LTC - 4 

  $12,011,000 100% $12,011,000 815.18 $14,734.17 

Subtotal $51,335,000   $51,335,000   $62,973.81 

Grand Total $206,815,598   $194,615,473   $238,739 

Source: Beveridge North West Precinct Structure Plan, 2019; Victorian Planning Authority, 2019; Urban Enterprise, 2020 
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