
 

 

 

Agenda Attachments  

 

4th December 2018 

  

Ordinary Council Meeting  

BOTHWELL Council Chambers 

 

  

1

PDF processed with CutePDF evaluation edition www.CutePDF.com

http://www.cutepdf.com


Table of Contents 
AGENDA ITEM 14.3  ................................................................................................................... 3 
  CUTTING THE COSTS   

 
AGENDA ITEM 14.3  ................................................................................................................. 63 
 REMOVING THE REGULATORY HANDBRAKE 

 
AGENDA ITEM 14.3  ................................................................................................................. 75 

STAKEHOLDER LETTER FOR TAS DEV REG PROJECT 

 
AGENDA ITEM 16.7  ........................................................................................................ 77 

 EMAIL MALCOLM SCOTT  
 
AGENDA ITEM 16.8  ........................................................................................................ 80 
 POLICY 2013-12 TREE & VEGETATION VANDALISM  

 
AGENDA ITEM 16.9  ........................................................................................................ 83 

POLICY 2014-21 ALLEVIATION OF DUST NUISANCE - ROADWORKS  

 
AGENDA ITEM 16.10  ...................................................................................................... 85 
 POLICY 2014-20 MEDIA  

 
AGENDA ITEM 16.11  ...................................................................................................... 88 
 POLICY 2013-16 DRUG & ALCOHOL  

 
AGENDA ITEM 16.12  ...................................................................................................... 97 

 POLICY 2013-15 OCCUPATIONAL EXPOSURE TO BLOOD & BODY FLUIDS  
 
AGENDA ITEM 16.13  .................................................................................................... 101 
 SOCIAL ENTERPRISE IN HAMILTON – LETTER JANNIE FAHEY 
 
 

 

 

 

  

 

 

2



CUTTING
THE COSTS

STREAMLINING STATE AGENCY APPROVALS
PROSPERITY  |  JOBS  |  STRONG COMMUNITIES

3



Property Council of Australia
Level 1, 11 Barrack Street, Sydney 
NSW 2000
Ph 02 9033 1900
ABN 13 008 474 422
www.propertycouncil.com.au

4



FOREWORD
Housing affordability remains a critical public 
policy dilemma.

We need to foster durable and stable housing 
markets that deliver greater choice, ease the 
pressure on family budgets and serve as the 
bridge to strong communities and vibrant cities.

A continuous pipeline of supply is essential in 
tilting the balance back in favour of homebuyers. 
Increased approvals in recent years have helped, 
but still haven’t closed the gap on demand.

Prior research commissioned by the Property 
Council – including the 2015 Development 
Assessment Report Card – shows inefficient 
planning systems remain a high hurdle to 
housing production.

Complex and inefficient planning processes 
add to the time taken to deliver new housing 
to the market – and feed into house prices and 
business costs, as well as administrative costs 
borne by government.

This is felt acutely on large scale greenfield and 
urban renewal projects that yield much of the 
nation’s new housing supply. They currently need 
to wind their way through a maze of state agency 
referrals and approvals.

All these delays and costs are baked into the 
price of new housing. 

That is why the Property Council of Australia has 
partnered with MacroPlanDimasi to scrutinise 
opportunities to reform practices in each 
jurisdiction.

Our report confirms three things above all else:

• the current approach to state agency approvals 
is inconsistent, inefficient and adds to housing 
costs

• there is considerable scope for reform in each 
state and territory that would lift our capacity to 
boost housing supply pipelines, and

• governments interested in reducing their own 
administrative costs have plenty to gain from 
transforming approval processes.

As policy makers wrestle with the challenge 
of housing affordability, our report provides 
them with a platform for making a meaningful 
difference to the time, cost and red tape attached 
to new housing.

With the Commonwealth exploring an incentives-
style model to encourage states to fix planning 
systems, the reforms recommended in our 
report represent a sound place to start.

We hope that collaborative work – across all 
tiers of government, and with the private sector 
– can begin to break the back of the housing 
affordability challenge.

 

Glenn Byres
Chief of Housing and Policy 
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DISCLAIMER
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to be reliable, its accuracy and completeness cannot be 
guaranteed. This publication is general and does not take into 
account the particular circumstances or needs of any person 
who may read it. You should obtain independent legal advice 
from suitable qualified consultants and professionals before 
making any decisions in relation to this publications. The 
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information, advice or opinion contained in this publication, or 
otherwise given by the Property Council.

COPYRIGHT
This publication is copyright. The Property Council is the 
copyright owner. Except as permitted under the Copyright 
Act 1968 9cth), no part of this publication may be reproduced, 
stored in a retrieval system or transmitted in any form or by 
any means, electronic or otherwise, without permission of the 
copyright owner.

Published November 2017

6



CUTTING THE COSTS STREAMLINING STATE AGENCY APPROVALS  |  5 

EXECUTIVE SUMMARY 07

INTRODUCTION 11

LEADING PRACTICE & APPLICATION 14

DEFINING AN EFFICIENT & EFFECTIVE STATE AGENCY REFERRAL SYSTEM 17

STATE & TERRITORY AGENCY REFERRAL PRACTICES 23

COSTS & BENEFITS OF LEADING PRACTICE 47

APPENDIX A – STATE & TERRITORY PROCESS SUMMARY 55

CON
TEN

TS

7



6  |  PROPERTY COUNCIL OF AUSTRALIA 8



CUTTING THE COSTS STREAMLINING STATE AGENCY APPROVALS  |  7 

One such opportunity for coordinated reform 
across the country identified by Property 
Council members is the practice of referring 
development applications to state agencies for 
input prior to a determination. 

Large scale greenfield and urban renewal 
projects, which are more complex, are 
particularly vulnerable to delays, uncertainty and 
significant holding costs as a result of multiple, 
but uncoordinated agency referrals. 

These delays and costs put a brake on economic 
growth and add to the cost of new housing. 

Modelling suggests that enduring improvements 
to the efficiency of the agency referral process 
across jurisdictions could be worth as much as 
$360 million per annum in additional economic 
value.  

This makes reform of the agency referral process 
a worthwhile endeavor for all jurisdictions. 

Each jurisdiction differs in their approach to 
agency referral processes. However, coordinated 
reform opportunities have been identified based 
on COAG’s Development Assessment Forum 
leading practice principle number five: a single 
point of assessment. 

01
EXECUTIVE 
SUMMARY 
The willingness to continue reform processes was demonstrated by all 
jurisdictions in 2015 Development Assessment Report Card. However, 
users of development assessment systems identified a need for planning 
and DA reform priorities to be better coordinated. Coordinated leadership 
across jurisdictions will accelerate results, improve housing affordability and 
contribute to economic growth.

9
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The leading practice principle identified allows for an evaluation of each jurisdiction’s performance in 
the current management of the referrals process and identifies the potential areas for reform:

LEADING PRACTICE 
PRINCIPLE QLD NSW ACT VIC WA TAS SA NT

Only one body should 
assess the application

Referrals only to agencies 
with a statutory role

Referrals are only for 
primary advice

Only give direction where 
this avoids the need for a 
separate approval process

Referral agencies should 
specify their requirements 
in advance and comply with 
clear response times. 

Queensland’s State Assessment and Referral Agency (SARA) most closely reflects the key practice 
principles identified by the Development Assessment Forum (DAF) and is held in very high regard by 
the property industry.  Other jurisdictions demonstrated where their agency referral processes could 
be reformed to be better reflect best practice. 

This evaluation provides the scope for coordinated reform to improve the broader development 
assessment process. 

Given the nuances of each jurisdiction’s planning system, it is not as simple as recommending each 
state and territory adopt the Queensland SARA model.  As such, specific recommendations for reform 
are made for each jurisdiction.  In fully adopting these recommendations, each state and territory will 
reflect the best practice principles identified by DAF as appropriate for their jurisdiction. 

Yet, consultation with developers and planners have identified first step recommendations to enable 
coordinated reform that will improve the performance and efficiency of referral processes across the 
country:

10
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01
INCENTIVISE REFORM
The Federal Government can broaden the scope of its 2017 Budget 
announcement to incentivise state governments to reform planning system 
and accelerate housing supply. Ambitious reforms to the development 
assessment process and, specifically, the agency referral process, will 
cut red tape and unlock much needed housing supply. This approach will 
also encourage economic growth to the tune of $360 million per annum 
nationally. 

02
CREATE A ONE-STOP SHOP
State and Territory governments should resource a single agency to 
coordinate the work of multiple referral agencies. The mandate of the 
agency will be to actively facilitate development outcomes in a timely 
and efficient manner.  This agency must have the authority to apply a 
‘reasonable’ test to approval condition. 

03
REGULATE THE TIMEFRAME FOR REFERRALS
Introduce clearly stated timeframes for referral responses. The consent 
authority must have the power to determine the application if these 
timeframes are not met. Regulated timeframes for referrals must be 
supported by an online tracking system to track responses. 

04
ESTABLISH THE BOUNDARIES
Review the planning framework to ensure that referral entities and 
circumstances are clearly defined. Agencies should develop clear, objective 
boundaries to guide the provision of input.  This will avoid duplication of 
tasks and ensure agency advice is specific to their stated role, and not 
over-reach. 

05
CONTINUAL IMPROVEMENT 
The referral process must be constantly improved to promote certainty 
of process and to minimise costs and delays for all stakeholders. 
Jurisdictions should set benchmarks with minimum improvement 
measures to minimise costs and delays for all stakeholders. 

11
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New reforms across Australia have introduced 
measures to reduce time and risk measures by 
streamlining the assessment process for housing 
and other commercial activity. Most jurisdictions 
have, for example, introduced efficient 
assessment ‘tracks’ for routine development (e.g. 
new detached and other housing formats) and 
independent assessment panels that provide for 
the professional determination of non-routine 
projects. 

These reforms make the process of gaining 
planning approval more efficient and timely - in 
turn driving economic growth and reducing the 
cost imposed on the supply of new housing. 

However, there remain significant scope to 
improve the planning approval process.  Approval 
processes largely remain slow and complex, 
require multiple agency referrals and review, 
and in doing so, add to the cost of delivering new 
housing supply. 

These additional costs include:  

• holding costs (financial and non-financial) 
associated with the time taken to obtain 
approval; and 

• documentation costs associated with providing 
and informing development applications.

These costs add risk to the development process 
as they are incurred whether or not planning 
approval is obtained. Other costs incurred relate 
to the meeting of conditions of development 
consent or other associated requirements.

Large scale greenfield and urban renewal 
projects that deliver most of the country’s new 
housing supply are particularly susceptible 
to these costs – and ultimately borne by 
consumers. This cost impact varies across 
Australia, shaped by the efficiency of each state 
and territory planning system.

02
INTRODUCTION 
Planning has a direct impact on economic activity and on housing affordability 
across Australia. On average, more than $100 billion of construction activity 
(excluding mining) passes through the planning system each year.

13
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There are a number of stages in the development 
assessment process where these costs accrue. 

In this paper, we focus on one aspect of the 
development assessment process – the practice 
of referring development applications to state 
agencies for their consideration and input to the 
final assessment determination. This practice, 
and the rules that govern it, vary substantially 
across jurisdictions.

Improving the scope and efficiency of state 
agency referral practices provides significant 
scope to reduced housing costs, as considerable 
delays and complexities are attributed to it.

Slow and complex referral processes not only 
add cost to the supply of new housing – they also 
present an often unnecessary administrative cost 
to government.  

This paper investigates opportunities to improve 
the practice of agency referrals, documenting 
the practice in each of the states and territories, 
providing insight into the reforms that are 
considered necessary, and quantifying their 
potential benefits.  

WHAT IS THE REFERRAL 
PROCESS FOR DEVELOPMENT 
APPLICATIONS?
The referral of development applications for 
comment by an external body is a common step 
in most jurisdictions. 

Referrals are generally undertaken to enable the 
referral entity, whose interests may be affected 
by the development application, to provide 
advice as to whether an approval should be 
granted and what conditions, if any, ought to be 

applied. For example, a local council may refer 
a Development Application (DA) to the roads 
authority or to an environmental protection 
agency for advice on how the application may 
impact state assets. 

Referrals are integral to the application process 
and can avoid the need for applicants to seek 
separate approvals from a range of different 
authorities for the same project.

Different types of referrals exist within the 
planning system. 

A concurrence referral requires a consent 
authority to refer a development application to 
another entity and to determine the application 
in accordance with the response received, i.e. it 
cannot proceed to approve the application if the 
referral entity has raised objection to it.

A consultation referral requires a consent 
authority to notify another entity of an application 
for advice, without legal obligation to await their 
response or act in accordance with it.

Whilst referrals occur for a variety of reasons 
and involve different entities, this paper focuses 
primarily on the role of state agencies in the 
assessment and approval of development 
applications.

THE IMPORTANCE OF STATE 
AGENCY REFERRALS
State agencies play an important role in the 
assessment and approval of development. 
They provide advice to councils and other 
consent authorities on key issues relating to the 
state’s interests - including natural resource 
management, building design and safety, traffic 
generation and impacts, infrastructure capacity 

A ‘referral’ relates to any instance where a consent authority 
(typically a local council) is required by legislation or other 
obligation to seek either concurrence or advice from an external 
agency (a referral entity). Referral entities are generally state 
government authorities, but can also be the Commonwealth 
government or service providers. 

14
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and utilisation, bushfire avoidance and pollution 
control.

The need to obtain an agency’s advice is an 
important protection within the planning system, 
but delay in the delivery of that advice or a lack of 
clarity that defines the agency’s involvement can:

• prevent the granting of development consent, 

• create uncertainty, and 

• increase costs for applicants. 

This in turn may deter investment or, if approved, 
add to the final cost of the dwelling paid for by 
the consumer. 

A common criticism of the role of referral 
agencies in the assessment process is that their 
focus does not always balance the facilitation of 

outcomes with the protection of state interests. 
Agencies will often seek to either protect an 
asset by preventing development or to deflect the 
cost of its upkeep and management through the 
imposition of assessment conditions.  

Often, referral agency procedures are also not 
sufficiently structured to manage situations 
where there is inconsistency in agency advice or 
to allow a balanced consideration of positions to 
enable clear decision-making to occur.

Other common criticisms include:

• a lack of clear, published criteria that defines 
the role of the agency and the policy basis of its 
considerations

• poorly coordinated asset mapping and a lack of 
electronic management systems

• an absence of performance monitoring

• a reluctance to properly resource pre-

lodgement services

• untimely responses and the imposition of 
unreasonable conditions.

An agency referral system that is slow and 
complex can add significantly to the cost of 
development. 

Delays can be caused by: 

• a lack of communication between agencies, or 
with proponents 

• manual transactions

• limited transparency in agency processes 

• an absence of systematic oversight and 
performance accountability.

To focus solely on the time taken for an agency 
response to be generated, however, can be 
misleading. Poor advice can still be given quickly 
and poorly informed decisions that are made in 
haste can take a lot of time and effort to unravel.

Most jurisdictions acknowledge that agency 
referral processes can be improved to make 
agencies more accountable and to ensure that 
they participate in the assessment process in a 
timely and productive manner. 

This paper considers how such participation may 
be framed, examining the key elements that a 
leading practice agency referral process might 
comprise.

A greater challenge is to structure a referral system where the 
rules of engagement that frame the involvement of all participants 
are clearly stated and transparent from day one. A well-designed 
approach to the management of referrals will help to reduce 
assessment risks and provide a much clearer pathway for 
development proponents and consent authorities.  

15
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03
LEADING 
PRACTICE & 
APPLICATION

The former Development Assessment Forum1 identified leading practice principles across a range of 
development assessment components. Its leading practice #5 called for:

A single point of assessment:

 Only one body should assess an application, using consistent policy and objective rules and tests.

 Referrals should be limited only to those agencies with a statutory role relevant to the application. 

 Referral should be for advice only. 

 A referral authority should only be able to give direction where this avoids the need for a separate 
approval process.

 Referral agencies should specify their requirements in advance and comply with clear 
response times.

1 The Development Assessment Forum comprised government and industry representatives and reported to the Australian Government 
through the Ministerial Council (Local Government Ministers and Planning Ministers).

The provision of advice from state agencies in the assessment of development 
applications is critical to ensure that state interests are both protected and 
rightly pursued. Having clearly established referral processes to manage 
this exchange of information can help to provide clarity and certainty to the 
applicant, the community, the consent authority and referral entities. 

16
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The Development Assessment Principles set a 
framework for how development assessment 
systems should be developed and operated. They 
remain “an important reference for individual 
jurisdictions in advancing [the] reform of 
development assessment”2.

The identification of a single point of assessment 
is key to the leading practice principle, providing 
ownership of the assessment process and for 
the determination of applications. It provides a 
structure for the timely provision of advice and a 
platform from which to address decision-making 
when advice from two or more agencies is in 
conflict.

So too is the concept of consistent policy that 
frames the referral process, clearly referencing 
the role of an agency in the assessment 
process and articulating what matters are to be 
considered by that agency in its response to an 
assessment referral. 

Despite widespread acknowledgement of DAF’s 
leading practice principles, almost every state’s 
and territory’s referral processes differ to some 
degree from the leading practice principle.

There are substantial time savings and 
improvements in the clarity of decision-making 
to be gained from a comprehensive review 
of referrals and concurrence processes. 
Notwithstanding, the reform of referral systems 
by most jurisdictions has either been slow or 
non-existent. 

The impact of agency referrals on development 
assessment is complex and not uniform across 
jurisdictions. 

In some states, the system works relatively 
well - with some delays experienced, generally 
commensurate with the scale of development. 
Errant agencies, however, exist. In other states, 
the referral process inappropriately empowers 
concurrence agencies to require substantial 
capital works contributions or ameliorative 
measures that go beyond the ‘impact’ of project 
proposals. 

A summary of each state/territory agency 
referral process is outlined at Appendix A, with 
further commentary provided in detail in chapter 
four. 

2 Ministerial Council (Local Government Ministers and Planning Ministers) Communique, 4 August, 2005.

Queensland stands apart in the creation and 
adoption of its State Assessment and Referral 
Agency (SARA) system for the coordination 
of state agency inputs into the assessment of 
development projects. 

Queensland’s SARA system and approach to the 
management of agency referrals, summarised 
and described in detail in chapter four and 
Appendix A, is heralded as leading practice in 
Australia. 

SARA’s role is entrenched in legislation and 
supported by strong policy documentation that 
frames the involvement of referral agencies. It 
seeks to facilitate development outcomes but 
with due regard for a range of state interests. It 
secures technical input from agencies to inform 
assessment decisions. SARA’s policy basis is 
transparent. SARA itself seeks to continually 
improve its system and reports regularly on its 
achievements, based on a set of key performance 
indicators that seek to drive the delivery of an 
effective agency referral system.

Our research has revealed that there is 
room for improvement in the resourcing and 
administration of agency referral practices in all 
jurisdictions across Australia. 

However, as not all states and territories are 
similarly positioned with respect to the legislative 
practice of referrals, the answer is not as simple 
as replicating the SARA model across the 
country. (And as noted in the detailed analysis of 
SARA, there is further room for improvement in 
its application.)

Notwithstanding, the final chapters of this paper 
consider the costs and benefits of a SARA-like 
model, demonstrating considerable cost savings 
from a structured (policy and protocol-based) 
referral system. 

Initially, however, we explore what an efficient 
and effective referral system might look like and 
what are its key elements.  

17
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04
DEFINING AN 
EFFICIENT & 
EFFECTIVE 
STATE AGENCY 
REFERRAL 
SYSTEM
The key elements of an effective state agency 
referral system are:

• Understanding the role and responsibility each 
party plays or has in the referral process;

• Defined referral entities for each application 
‘track’ or type;

• Clearly defined information requirements for 
development applications;

• Set timeframes for responding to a referral 
request (or deemed support);

• Clear internal procedures for referral entities 
and the consent authority;

• Clear, concise and focused referral advice;

• Referral entities defending their requirements 
or advice if appealed;

• The use of information communications 
systems and tailored business processes;

• The use of standard agreements that reduce 
the need for referrals and improve consistency 
across like referral entities; 

• A single point of final assessment/
determination of an application, based on the 
consistent policy and objectives rules that 
frame the assessment process; and

• Transparent performance monitoring by 
consent authorities and referral agencies.

Based on these elements and consistent with 
the established and acknowledged principles for 
development assessment, it is incumbent upon 
state and territory governments to streamline 
agency referral processes where possible.

19
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QUEENSLAND’S STATE ASSESSMENT AND REFERRAL AGENCY 
(SARA) SYSTEM:

TRANSPARENCY
Policy transparency and rules of engagement established upfront

DETERMINATION
Project determination by SARA (on behalf of State Government) or relevant local authrity.

EVALUATION
Referral liaison with agencies and management of applications by SARA

01 02 03AGENCY
ONE

AGENCY
TWO

AGENCY
THREE

The following policy principles and actions are suggested as the basis of an efficient and transparent 
agency referral system. The principles and practices identified are sufficiently sound to warrant 
general adoption across all jurisdictions.  

WHAT A PREFERRED AGENCY REFERRAL SYSTEM WOULD LOOK LIKE?
A jurisdiction looking to improve the performance of their referral system must first recognise that 
referrals are not a method to unnecessarily halt development. Instead it is a default process of aimed 
at facilitating outcomes in a timely and efficient manner.   Framing this understanding of the referral 
system establishes a preference for transparent processes where a one-stop shop approach is 
favored, as:

• A single agency (or ‘gateway’) is responsible for coordinating other agency inputs and monitoring/
reporting on achievements; 

• The reasonableness of agency requests is considered by the gateway authority before inclusion as a 
condition of approval; and  

• Approvals are coordinated so that a planning approval negates the need for other licenses or 
permits for the same project.

Having regard for this understanding of the role of referral agencies in the development assessment 
process, a preferred referral system would include the following elements.

20
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A. IDENTIFICATION OF REFERRAL AGENCIES
PRINCIPLE:  Where referrals are required, the process should not be used to halt development 
progress. So when the proposed development is consistent with zoning, the default response is 
to facilitate an timely an efficient outcome.  This means that jurisdictions should review current 
practices to remove unnecessary referral (i.e those that are no longer relevant or which can be 
avoided by the prior specification of a policy position and how compliance can be achieved) and to 
improve the transparency of remaining positions. 

PRACTICE: The planning framework - including the Act, Regulation, and supporting development 
plans, codes or policies - should clearly identify the referral entities and the circumstances (i.e. the 
development types, activities, areas and processes) that are to be referred to them. Mandatory referral 
requirements for each development track or type should be clearly stated. 

B. CLEAR TIMEFRAMES
PRINCIPLE: The time taken for referral responses should be regulated – all responses should 
be provided within a maximum number of working days. If a response is not received within this 
timeframe, the consent authority may proceed to determine the application.  Electronic tracking of 
assessments, with timeframes for responses that can be tracked can easily assist. 

PRACTICE: The legislation or agreed procedures should clearly state the timeframes for:
• a consent authority to refer an application that requires a response from a referral entity
• the referral entity to respond within a maximum of 25 working days. 

The legislation should also state the consequence of not responding to a referral request in 25 days – 
that is, the consent authority can proceed to determine the application without the requested advice.

C. ESTABLISHED BOUNDARIES – POLICY TRANSPARENCY
PRINCIPLE: Agencies need to develop clear, objective policy that articulates their role in the 
development assessment and the basis upon which their input is provided. This includes 
distinguishing between their capital works program and matters of assessment and works with 
direct nexus to the development. A fundamental requirement of referral policy should preclude 
agency demands for new infrastructure that is not identified and costed on their capital works 
programs. 

PRACTICE: Define clear boundaries on what elements a referral agency can assess or provide 
comment on will avoid duplication of task and cross purposes. Where the referral authority has 
statutory responsibilities, the advice should be limited to that role. The policy, priorities and proposed 
capital works of the referral agency should be publicly available and form the basis of assessment 
and any conditions that may be requested as a result of the referral.

D. INFORMATION REQUIREMENTS 
PRINCIPLE: The information required from proponent (i.e. what to submit with an application) 
should be clear and available to applicants when preparing their applications. The timeframes and 
procedures for requesting additional information should also be transparent but constrained.

PRACTICE: Standard conditions and reference tools (e.g. agreements and protocols) should be 
developed to guide and frame agency involvement. 

21
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E. BINDING PRE-LODGEMENT ADVICE 
PRINCIPLE: Pre-lodgment discussions between applicants, agencies and consent authorities 
should be encouraged and available upon request. 

PRACTICE: The referral process should offer the opportunity for an applicant to seek 
endorsement for a proposal from a referral agency prior to submission of a DA to negate the 
need for the consent authority to refer the application when received. Time limits for the validity 
of any pre-endorsement should apply. 

F. AGENCY RESPONSE
PRINCIPLE: The rationale for referral matters should be clearly articulated and prioritised in 
a policy sense to enable assumed compliance without the need for referral or concurrence 
provisions. 

PRACTICE:  Consent authorities should be able to determine whether a referral is necessary 
based on their understanding of agency policy i.e. when where compliance with is a stated policy 
is demonstrated, referral is no longer warranted.   

If a referral is necessary, the referral agency response should clearly state whether and why the 
application is supported with or without conditions or comments, or not supported. The agency 
response should be made available to the applicant in full.

If a development application cannot be supported in the form proposed, the response should 
clearly set out the reasons for this. If appropriate, advice on possible amendments that would 
enable the development application to meet their requirements should be included in the 
response. 

G. CONDITIONS VERSUS ADVICE
PRINCIPLE: Legislation should clearly identify whether the referral entity is required to provide 
conditions of approval, reasons for refusal or advisory information only.

PRACTICE: Where conditions are provided these must have a legal or policy basis under relevant 
legislation. Conditions that are frequently used should be standardised and agreed to by both 
the referral agency and the consent authority. This helps sharpen the respective roles and 
responsibilities each party plays in the process.

All comments should be in accordance with any approved standards or guidelines adopted by 
the referral agency in relation to the development type or referral issue (e.g. design standards 
for infrastructure).

Unless the legislation requires concurrence from a referral entity, the consent authority is the 
final decision maker on whether or not the requested conditions are appropriate to the approval 
and the manner in which they will be applied.

22
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H. RESPONSE FORMAT
PRINCIPLE: Referral agency response should be concise and focused and should not contain 
comments outside of the area of responsibility of the entity. Referral agencies should also 
be available to defend their requirements or advice if appealed. The time taken for referral 
responses should be regulated. 

PRACTICE: An agreement between the consent authority and referral agency on the format of 
responses can contribute to the effectiveness of the referral process.  All responses should be 
provided within a set timeframe- a maximum of 25 working days. If a response is not received 
within this timeframe, the consent authority may proceed to determine the application. 

I. ELECTRONIC EXCHANGE OF INFORMATION
PRINCIPLE: Best practice administration of the referrals process provides for all 
communications between an applicant, consent authority and referral agency to occur online.

PRACTICE: The management of referral process should be managed through an online 
portal including the lodgement of proposals, the payment of fess, the provision of additional 
information, the tracking of assessment and the notification of advices.

The policy basis for the agency’s involvement in the assessment of development types should 
also be available online. 

J. CONTINUAL IMPROVEMENT
PRINCIPLE:  The referral process must not be set and forget and the coordinating agency must 
constantly work to improve the process to ensure that transparent and efficient operation of the 
referral process. 

PRACTICE: Introduce an ongoing review of concurrences and referrals, seeking to promote 
certainty of process and to minimise costs and delays for all stakeholders. Key performance 
indicators should benchmark performance with minimum improvement measurements. 
Regular reviews should aim to identify unnecessary requirements and alternative tools to 
assess less complex applications and whether appropriate delegations are utilised.
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05
STATE & 
TERRITORY 
AGENCY 
REFERRAL 
PRACTICES
Various practices relating to state agency referrals exist across the 
jurisdictions. These are outlined in the following section, including an 
explanation of recent or proposed reforms relevant to the process. 
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Property development in Queensland is valued at 
over $20 billion annually. 

Around 43,000 dwelling units have been approved in 
Queensland over the past year.

  43,055
Number of Dwellings Approved- May 2017

  $13.8 billion
Value of Residential Approvals – 12 months to March 
2017

  $510,000
Median Sales Price Capital City – Houses-2016

  $439,950
Median Sales Price Capital City – Units-2016

5.8 – 5.8 – 6.8
Development Assessment Report Card Scores 2009, 
2012 and 2015

  8/10
DA Report Card – Single Point of Assessment Score 
2015

QUEENSLAND

Under current frameworks, the state’s agency 
referral practices accord with recognised 
leading practice in this field.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times 
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Queensland’s State Assessment and Referral 
Agency (SARA), which commenced operations in 
2013, is the single assessment manager/referral 
agency for all development applications where 
the state has an interest. 

Under SARA, the Director-General of 
Department of Infrastructure, Local Government 
and Planning (DILGP) is the prescribed 
assessment manager/referral agency for 
development applications where the state has an 
interest.

At the time of SARA’s introduction, concurrent 
amendments to the state’s Sustainable Planning 
Act (SPA) 2009 included, inter alia:

• simplified referrals for contaminated land and 
coastal development.

• the removal of referrals for applications under 
regional plans (except the SEQ Regional Plan).

• reduced public notification periods for certain 
developments to align with other general 
notification requirements of 15 business days.

• the introduction of the State Planning Policy 
(SPP), which captures matters of state interest 
(e.g. where development impacts on state 
assets such as roads, or where the state’s 
interests must be protected from the impacts 
of development, such as in protecting marine 
plants), articulating these in a concise policy 
framework.

• accompanying State Development Assessment 
Provisions (SDAPs), which are used to deliver 
a coordinated, whole-of-government approach 
to the state’s assessment of development 
applications. The SDAP is structured in 
a codified format, allowing applicants to 
demonstrate that a proposal addresses the 
impacts of development. SDAP is also used 
by SARA to assess a development application 
against the relevant provisions of the applicable 
state codes, calling upon technical advice 
from the state agencies with expertise in the 
particular matters covered by the relevant 
SDAP provisions. The SDAP is updated from 
time to time to reflect legislative and policy 
changes.

Some positive features of the Queensland 
referral system include:

• The process aims to balance the facilitation of 
appropriate development with the protection of 
state interests, and to ensure that it is achieved 
at a reasonable amount of time and cost.

• Most agency referrals are deemed “no 
comment” if not received within the prescribed 
period.

• SARA is the ‘port of call’ for all lodgement 
matters and is available to provide pre-
lodgement guidance and advice (free of 
charge).

• A concurrence agency’s power to refuse an 
application is clearly defined. 

• A cadastral-based GIS system which ‘maps’ 
planned and budgeted infrastructure upgrades 
and other policy applications. Matters must be 
‘mapped’ to have status in the assessment of 
applications.

• Its own KPIs that monitor performance and are 
the subject of annual reports.  

With new planning legislation coming into effect 
in July 2017, a refined SARA (SARA MkII) will 
introduce revised agency codes, recalibrate the 
assessment process to ensure that appropriate 
time is allocated to more significant matters 
and that routine matters are not subject to full 
assessment, and consider the distribution of 
service fees to agencies.

The refinements reflect the commitment to 
continual improvement that is built in to the 
SARA model.  

Queensland’s approach is held in high regard 
by industry, demonstrated by the high level of 
user satisfaction recorded in SARA’s annual KPI 
reports. 

The system is accessible and, importantly, 
transparent, enabling applicants to anticipate 
and plan for state agency demands and ensuring 
that these demands are not administered or 
imposed in an ad hoc or unreasonable manner. 

As much as SARA represents the best existing 
practice in the nation, there are still opportunities 
to improve it further.
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RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
• Whilst SARA is responsible for a number of 

referral agency triggers, not all State interests 
are integrated (e.g. approvals under the 
Nature Conservation Act, approvals for liquor, 
some approvals under the Water Act, etc.). 
Consideration should be given to integrating 
these approvals under the SARA umbrella. 

• Ongoing liaison with the development industry, 
following the introduction of SARA Mk II, to 
identify emerging operational issues. 

WHAT DO THE QUEENSLAND 
STATE DEVELOPMENT 
ASSESSMENT PROVISIONS 
(SDAPS) CONTAIN? 
Each state code in the SDAP will typically 
contain the following assessment criteria: 

• A purpose statement 

• Performance outcomes, and 

• Acceptable outcomes (the only non-
essential assessment criteria).   

In simple terms:

1. If a development application complies 
with all of the relevant acceptable 
outcomes of a code, it complies with 
the purpose statement of the code and 
therefore the code itself. 

2. If a development application complies 
with all of the relevant performance 
outcomes, it complies with the purpose 
statement of the code, and therefore 
with the code itself.

3. If a development application complies 
with some, but not all, relevant 
performance outcomes, SARA will 
determine whether it complies with the 
purpose statement and therefore the 
code itself. 

4. If SARA determines that the purpose 
statement of the code is complied 
with, the code itself is considered to be 
complied with and an approval (with 
or without relevant conditions) will be 
issued. 

5. If a development application does not 
comply with the purpose statement of 
the code, it does not comply with the 
code itself and will be refused. 
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WHAT IS THE STATUTORY 
BASIS OF SARA? 
The State Development Assessment 
Provisions (SDAP) provide assessment 
benchmarks for the assessment of 
development applications where the chief 
executive is the assessment manager or a 
referral agency. 

The chief executive administering the 
Planning Act 2016 (the Act) through 
the State Assessment and Referral 
Agency (SARA) uses the SDAP to deliver 
a coordinated, whole-of-government 
approach to the state’s assessment of 
development applications.   

RELATIONSHIP WITH 
THE PLANNING ACT AND 
PLANNING REGULATION
Queensland’s planning legislation 
establishes a performance based 
approach to planning. Performance based 
planning seeks to regulate development 
to achieve a performance outcome, rather 
than regulating development through 
prescription. 

Section 43(1) of the Act provides for 
development to be assessed against 
assessment benchmarks. The Planning 
Regulation 2017 (the regulation) sets 
out the assessment benchmarks that 
an assessment manager must assess 
assessable development against. 
Each state code in the SDAP contains 
the assessment benchmarks for that 
particular state matter. 

Section 45 of the Act sets out the 
categories of assessment for assessable 
development (code assessment and impact 
assessment) and prescribes the matters 
that the chief executive may or must have 
regard to when assessing an application for 
particular development. In assessing and 
deciding a development application, the 
chief executive is bound by the decision-
making rules outlined in the Act. 

The Regulation prescribes development 
that is assessable development, and 
prescribes when the chief executive is an 
assessment manager or a referral agency 
for particular development applications.  
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Property development (excluding mining) in New 
South Wales is valued at over $38 billion annually. 

Over 72,000 dwelling units were approved in New 
South Wales over the past year.

  72,816
Number of Dwellings Approved- May 2017

  $25.5 billion 
Value of Residential Approvals – 12 months to March 
2017

  $1,000,000 
Median Sales Price Capital City – Houses-2016

  $700,000 
Median Sales Price Capital City – Units-2016

5.2 – 5.9 – 5.9
Development Assessment Report Card Scores 2009, 
2012 and 2015

  7/10
DA Report Card – Single Point of Assessment Score 
2015

NEW SOUTH 
WALES

The state’s agency referral practices do not 
accord with recognised leading practice – and 
for the nation’s largest jurisdiction, it arguably 
has the worst practices in the country.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times 
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Depending on the legislative trigger, state 
agencies in NSW state agencies provide: 

• advice, being general comments on a proposal; 

• concurrence, being agreement to an element 
or elements of a project; or 

• ‘general terms of approval’, being an in-
principle approval, given where a development 
requires approval under the Environmental 
Planning and Assessment (EP&A) Act 1979 and 
another Act.

Development that requires approval under 
multiple Acts is known as ‘integrated 
development’. For this form of development, 
state agencies have a power of veto, i.e. if 
concurrence, often in the form of approval 
conditions, is not provided, the consent authority 
must refuse the application. 

According to the NSW Department of Planning 
and Environment (DP&E)1:

• NSW agencies provide some 8,000 pieces of 
advice on local development applications each 
year.

• Approximately 10 per cent of these take longer 
than 40 days. 

1 NSW DP&E, Planning Legislation Update, January, 2017

• The annual value of development applications 
with more than one concurrence and/or 
referral is approximately $6.1 billion.

Under current draft planning reforms, ‘step-in’ 
powers are suggested to negotiate outcomes 
where there is disagreement amongst agencies 
about how a proposal should be dealt with. It is 
proposed that the Secretary of the Department 
of Planning and Environment (DP&E) will be able 
to give advice, concurrence or general terms of 
approval on behalf of another agency where: 

• the agency has not provided the advice, granted 
or refused concurrence, or provided general 
terms of approval within statutory timeframes; 
and/or 

• the advice, concurrence or general terms of 
approval from two or more agencies are in 
conflict.

A performance-based approach to agency 
responses is also proposed, where the DP&E 
will play a leadership role in working with 
councils and agencies to improve processes. 
This intervention is proposed to be supported 
by an electronic system to digitise transactional 
elements of the system and promote 
collaborative work practices.

Industry has welcomed the proposed reforms but 
is wary of the ability to deliver on their promised 
effectiveness, especially given the entrenched 
role of agencies in the assessment process – and 
prior promises of reforms have stalled in the 
Parliament. Current referral practices are seen 
by many to prop up agency capital works budgets 
and to mask heavy demands on development 
delivery. 

This concern is entrenched by the power of veto 
that agencies hold over ‘integrated’ development 
proposals and the nature of agency demands 
that stem from this. Current structures in 
NSW enable agencies to demand substantial 
investments from applicants to accommodate 
development. There are blurred lines between 
impact assessment with reasonable mitigation 
requests and exacting capital improvements, 
allowed by a current lack of ‘coordination’ and 
‘rules of engagement’.  

For integrated development approval 
will need to be obtained from other public 
authorities (e.g. the EPA) before consent 
can be granted. Integrated development 
applications require a permit listed in s91 
of the EP&A Act. For example, this might 
involve a pollution license, a heritage 
approval or a road access or work permit 
under the Roads Act.   

The consent authority must refer the 
development application to the relevant 
agency and incorporate the agency’s 
general terms of approval. It must not 
approve the development application if the 
agency recommends refusal. If the advice 
is not received in 21 days after the agency 
has received the application or requested 
additional information, the consent 
authority can determine the development 
application.

31



30  |  PROPERTY COUNCIL OF AUSTRALIA

NSW – EXISTING AND PROPOSED CONCURRENCE AND REFERRAL 
WORKFLOWS  
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A loosely defined ‘no cost to government’ 
approach is taken by agencies, without policy or 
legislative credence.

A focus on the timeliness of agency responses, 
as suggested by current proposed reforms, is 
unlikely to address the cultural issues that arise 
from agencies being empowered to negotiate 
their own outcomes.

Improvement has been noted in some agency 
practices, especially since the introduction of 
new frameworks, but the majority of agencies 
operate in the absence of clear, public guidelines 
or ‘rule books’ which frame their assessments. 

RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
• A preferred outcome for NSW is to create 

a SARA-like agency to manage the state’s 
interests in the assessment and facilitation of 
development projects.

• Alternately, to give effect to the proposed 
coordinating role of the Secretary of the 
Department of Planning and Environment, 
NSW should: 

• Undertake a comprehensive review of agency 
referral practices.

• Develop a referral protocol and agency-specific 
policies that clearly spell out the role of 
agencies and matters relevant to the provision 
of referral advice.

• Introduce KPIs similar to those utilised by 
SARA to ‘lock-in’ continuous improvement.

WHAT IS THE SCALE OF 
THE AGENCY REFERRAL 
PROCESS IN NSW?
According to the NSW Planning 
Legislation ‘White Paper’, published in 
2013:

• There are presently a total of 232 
different clauses in State Environmental 
Planning Policies (111 clauses), Local 
Environmental Plans (100 clauses) and 
State Acts (21 sections) that trigger a 
requirement for a government agency to 
have input into a planning decision.

• In 2011-12, there were 13,972 referrals, 
concurrences or general terms of 
approval completed in New South 
Wales, arising from 6,881 separate 
development applications. This is 12% 
of DAs lodged, with approximately 1,200 
applications having multiple referrals. 

• Nine agencies each reviewed more than 
100 development applications. 

• The NSW Rural Fire Service (4,550 or 
32.5 per cent) and Mine Subsidence 
Board (4,467 or 31.9 per cent) had the 
largest share of referrals, followed by 
referrals to the Roads and Maritime 
Services (RMS).

NSW White Paper, A New Planning System for NSW, April 
2013
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Property development (excluding mining) in the 
Australian Capital Territory is valued at over $2 
billion annually. Over 5,500 dwelling units were 
approved in the ACT over the past year.

  5,482
Number of Dwellings Approved- May 2017

  $1.6 billion
Value of Residential Approvals – 12 months to March 
2017

  $677,000
Median Sales Price Capital City – Houses-2016

  $474,500
Median Sales Price Capital City – Units-2016

6.2 – 6.5 – 6.8
Development Assessment Report Card Scores 2009, 
2012 and 2015

  6/10
DA Report Card – Single Point of Assessment Score 
2015

AUSTRALIAN 
CAPITAL 
TERRITORY

The ACT’s agency referral practices generally 
accord with recognised leading practice.

Only one body should assess the 
application  

Referrals only to agencies with a 
statutory role  

Referrals are primarily for advice only 
 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times   
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Development applications in the ACT 
areassessed against the relevant code 
of theTerritory Plan, the objectives of the 
land’s zoneand the suitability of land for the 
development.

The Planning and Land Authority (PLA) also 
takes into account representations madeduring 
notification, advice from other entities like 
ActewAGL, a plan of management for any public 
land and the likely impact of the development, 
including any environmental impact.

Agency referrals are a common step in assessing 
‘impact’ proposals – that is, thosedevelopment 
types that are listed in Schedule 4 of the Planning 
and Development Act 2007or in the relevant 
Territory Plan zone as impact assessable.

Entity advice may be supplied with the 
development application at the time it is 
lodged,or plans or other information as 
required by the entity may be submitted with the 
development application and referred by the PLA. 
If entity advice is provided in writing at the time 
the development application is lodged:

• it must relate to the same application plans 
and given less than six months before 
lodgement date; and

• the application does not need to be formally 
referred.

Schedule 2 of the Planning and Development 
Regulation prescribes the referral entities and 
circumstances for referral.

An entity must give advice within 15 working 
days of referral. If the entity does not meet the 
deadline, it is considered as support. This is 
consistent with the referral practices suggested 
by this review.

Where the Planning and Land Authority gives 
an approval that is consistent with the referral 
entity advice, that advice is binding – the referral 
entity must act consistently with its advice when 
issuing subsequent approvals and undertaking 
compliance or other actions.

In practice, ACTPLA can override or elevate 
matters to facilitate assessment outcomes.

Deemed-to-satisfy codes also exist for 
allagencies (at least, in theory) and a new 
e-development system is proposed to 
facilitatethe lodgement of plans electronically. 
Industry has identified that the targeted 
turnaround times are not being met by ACTPLA 
and has noted that early sign-off by referral 
agencies has become a necessary approach to 
ensure timely outcomes.

An additional concern is agencies raise new 
matters once the referred project has been 
approved. This ‘two bites of the cherry’ approach 
undermines efficiency. It typically occurs at the 
asset acceptance stage of development when 
new matters are raised that differ from what was 
agreed at the design acceptance (DA) stage. This 
causes delay at the peak debt stage of a project. 
E-development processes are due to change, 
and seen by industry as a significant opportunity 
to improve current processes – a standard 
acceptance of electronic files is anticipated.

It is noted that the ACT model is a little 
different to other states as there is only one 
level of government involved in development 
assessment. The Environment, Planning and 
Sustainable Development Directorate (EPSDD)
also takes on a coordinating function with other 
service-directorates and service agencies. This 
essentially means that, with a commitment to 
improvement, the ACT referral system can equal 
Queensland’s best practice SARA model.

RECOMMENDATIONS 
FORCONTINUED IMPROVEMENT:
The ACT should:

• Develop a referral protocol and agency-specific 
policies that clearly spell out the role of agencies 
and matters relevant to the provision of referral 
advice.

• Focus on improving the referral response 
practices of specific agencies, e.g. Transport 
Canberra and City Services (TCCS), which 
has been identified as a source of delay in the 
provision DA advice and with regards to its 
changing of view at the asset acceptance stage of 
development.

• Roll-out the promised e-DA system to enhance 
the efficient and transparent operation of current 
referral practices.
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Property development (excluding mining) in 
Victoria is valued at almost $35 billion annually. 

Around 67,000 dwelling units have been approved 
in Victoria over the past year.

  67,194
Number of Dwellings Approved- May 2017

  $23.4 billion
Value of Residential Approvals – 12 months to March 
2017

  $590,000
Median Sales Price Capital City – Houses-2016

  $500,000
Median Sales Price Capital City – Units-2016

6.2 – 6.2 – 6.9
Development Assessment Report Card Scores 2009, 
2012 and 2015

  7/10
DA Report Card – Single Point of Assessment Score 
2015

VICTORIA

The state’s agency referral practices presently 
do not accord with all aspects of recognised 
leading practice.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times
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Victoria has an extensive referral system for the 
seeking of advice or concurrence from state 
agencies. 

The Planning and Environment Act 1987 (the Act) 
provides for the listing of all referral and notice 
requirements in individual local government 
planning schemes. This provides some flexibility 
to councils, in addition to the requirements of 
the State Planning Policy Framework, on what 
matters are referred.  

Section 55 of the Act requires that a responsible 
authority give a copy of an application to every 
person or body that the planning scheme 
specifies as a referral authority for that kind of 
application.

There are two types of referral authority: 
a determining referral authority and a 
recommending referral authority. Clause 66 of 
each council planning scheme identifies the type 
of referral authority for each kind of application 
that must be referred.

If a determining referral authority objects to the 
application, the consent authority must refuse 
to grant a permit, and if a determining referral 
authority specifies conditions, those conditions 
must be included in any permit granted.

In contrast, the consent authority must consider 
the recommending referral authority’s advice 
but is not obliged to refuse the application or 
to include any recommended conditions. A 
recommending referral authority can seek a 
review at the Victorian Civil and Administrative 
Tribunal if it objects to the granting of a permit or 
it recommends conditions that are not included 
in the permit by the consent authority.

The Regulations set out the information that a 
consent authority must give to a referral authority 
when it refers an application. The Regulations 
also specify the times by which a referral entity 
must respond.

Applicants are encouraged to meet with referral 
authorities to receive comments and pre-
application consent. An application does not need 
to be referred if the referral authority provides 
consent to the proposal within three months 
preceding lodgement and that the development 
proposal has not changed in that time.  

A recent $25m investment in the state’s planning 
program, which includes an online planning 
portal and a tracking system for state agency 

referrals, commenced in late 2016. It is budgeted 
to be rolled out over 2 years. The program also 
includes a streamlined State Planning Policy 
Framework which integrates state and local 
policy to reduce duplication and complexity. 

Notwithstanding recent program investments, 
industry has cited a lack of ownership at a local 
level and a lack of urgency amongst state referral 
agencies as driving an increase in assessment 
delays. Industry has suggested that a fast-
track capacity be established for non-routine 
applications that comply with known policies.

Some agencies are available for pre-DA meetings 
but, in practice, this process is considered ‘hit 
and miss’, and lacks representation at a senior 
level.

Whilst infrastructure cost and formats are 
generally agreed through the Precinct Structure 
Plan (PSP) process, industry has also cited that 
agencies have a tendency to change their mind 
at the assessment stage and apply policy in an ad 
hoc manner.  

RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
Victoria should:

• Establish a ‘fast-track’ capacity for non-routine 
applications that comply with known policies, 
in order to circumvent the growing assessment 
times for most applications.

• Mandate and improve pre-DA lodgement 
practices for all councils and state agencies.

• Develop and introduce referral agency 
protocols that clearly explain the policy basis of 
referral agencies and their role in development 
assessment and facilitation.  

• Introduce a mechanism whereby agency 
consent is assumed to have been given if 
referral responses are not received within set 
timeframes.
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Property development (excluding mining) in 
Western Australia was valued at almost $11 billion 
in the 12 months to April 2017. Over 20,000 dwelling 
units were approved in WA over this period.

  20,306
Number of Dwellings Approved- May 2017

  $6.2 billion
Value of Residential Approvals – 12 months to March 
2017

  $525,000
Median Sales Price Capital City – Houses-2016

  $410,000
Median Sales Price Capital City – Units-2016

5.3 – 7.1 – 7.5
Development Assessment Report Card Scores 2009, 
2012 and 2015

  7.5/10
DA Report Card – Single Point of Assessment Score 
2015

WESTERN 
AUSTRALIA

The state’s agency referral practices presently 
do not accord with all aspects of recognised 
leading practice.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times
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The Western Australian Planning Commission 
(WAPC) determines all freehold, vacant and 
survey strata subdivisions in the state and 
certain applications under the Metropolitan 
Region Scheme. Other development applications 
are generally received and assessed by local 
councils. Larger applications (determined 
by a dollar threshold of the project cost) are 
determined by metropolitan and regional 
Development Assessment Panels (DAPs).

The WAPC also has a primary role in preparing 
and amending State planning policies and 
approving integrated land-use planning 
strategies for the coordinated provision of 
transport and infrastructure. It is assisted 
by a number of committees, including the 
Infrastructure Coordinating Committee (ICC), 
with representation across key state agencies, 
and which advises on the planning for physical 
and community infrastructure throughout the 
State. 

Through the WAPC, planning and infrastructure 
provision and the protection of state assets is 
coordinated at a state level and implemented 
through the State planning framework. Agencies 
are directed by higher level policy that informs 
their assessment of state interest in responding 
to individual application referrals.

The WAPC has recently published a standardised 
set of subdivision conditions for referral agencies 
to use1, and has taken a position that it will “not 
support the use of a non-standard condition 
when the circumstance is adequately covered 
by a model condition”. This strongly reflects the 
principles of a preferred referral system as it 
provides up-front certainty to proponents.

In Perth, the Metropolitan Redevelopment 
Authority (MRA) also performs a planning and 
assessment function. It assesses development 
applications and creates planning schemes, 
design guidelines, policies and frameworks to 
deliver a ‘revitalised Perth’. It operates across 
five redevelopment areas: Central Perth, 
Armadale, Midland, Scarborough and Subiaco. 
In its project assessment role the MRA will refer 
applications to local councils, relevant agencies 
and/or to independent consultants, design review 
panels etc. A 42-day period is allocated to this 
part of the assessment process.

1 WAPC Model Subdivision Conditions Schedule, May 2016

The WA Government has also recently prepared 
the draft Perth and Peel Green Growth Plan for 
3.5 million (Green Growth Plan) to meet this 
challenge of accommodating future population 
growth. Importantly, the draft Green Growth Plan 
proposes to cut red tape by securing upfront 
Commonwealth environmental approvals and 
streamlining State environmental approvals for 
the development required to support Perth’s 
future growth.

The draft Green Growth Plan allows for the 
cumulative environmental impacts of growth 
to be considered and minimised at an early 
stage of the planning process. It will secure 
approval under Part 10 of the Commonwealth 
Environment Protection and Biodiversity 
Conservation Act 1999 (EPBC Act) and deliver 
streamlined approvals processes under the 
Western Australian Environmental Protection 
Act 1986 (EP Act) for the following development 
actions or ‘classes of action’:

• Urban and industrial development

• Rural residential development

• Infrastructure development

• Basic raw materials extraction

• Harvesting of pine plantations.

Industry has reported that whilst most referral 
agencies ‘can be difficult at times’ they generally 
operate in a manner consistent with state policy 
direction. Service authorities, for example, 
generally apply universal standards that are well 
known by industry.

Notwithstanding, there are concerns relating 
to the lack of consistency in the interpretation 
and application of policy – this varies regionally 
and across the agencies. Some agencies tend 
to operate as if they are the planning authority 
rather than technical advisors to the process. 

A further issue relates to the variation 
in interpretation by the various approval 
authorities – Councils, the DAPs and by the State 
Administrative Tribunal. 

Pre-lodgement meetings with agencies are not 
required by law and not largely promoted by the 
agencies – they are available but most agencies 
form a real interest once an application is ‘live’. 
The WA process would benefit significantly from 
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a more disciplined and rigorous approach to the 
use of pre-lodgement meetings. The WAPC must 
provide a strong leadership role and demonstrate 
that these meetings save costs not just for the 
proponent, but for the referral authority. The 
application of consistent policy at the pre-DA 
stage should also help to minimise the variation 
in policy interpretation by Councils, DAPs and the 
SAT.

Industry also reported that the application of 
standard conditions tends to ‘nullify surprises’.

Further suggestions were also made that the 
rules at the time of lodgement should apply for 
the duration of the assessment period and that 
the transparency of timeframes for approvals 
processes could be improved. 

RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
WA should:

• Restate previous Government commitments 
to the introduction of ICT system to integrate 
all planning, subdivision and development 
approvals and service entity processes.

• Develop protocols to appropriately guide 
referral agencies as to their role in the 
assessment of referral matters and the 
facilitation of development matters. 

• Mandate pre-DA processes to achieve 
improved council and agency involvement, with 
a demonstrated commitment from the WAPC 
to lead this reform.

• Reduce the amount of time allowed for referral 
responses and consider the introduction 
of a mechanism whereby agency consent 
is assumed to have been given if referral 
responses are not received within set 
timeframes.
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Property development (excluding mining) in 
Tasmania is valued at over $1.13 billion annually. 
Over 2,000 dwelling units have been approved in 
Tasmania over the past year.

  2,097
Number of Dwellings Approved- May 2017

  $0.6 billion
Value of Residential Approvals – 12 months to March 
2017

  $397,000
Median Sales Price Capital City – Houses-2016

  $323,000
Median Sales Price Capital City – Units-2016

5.2 – 5.4 – 5.6
Development Assessment Report Card Scores 2009, 
2012 and 2015

  7/10
DA Report Card – Single Point of Assessment Score 
2015

TASMANIA

The state’s agency referral practices presently 
do not accord with all aspects of recognised 
leading practice.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times
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In Tasmania, the Land Use Planning and 
Approvals Act 1993 defines the planning 
assessment process, including the roles and 
functions of the Minister for Planning and 
Local Government, the Tasmanian Planning 
Commission and local councils. The Act also sets 
out the various requirements and timeframes 
that apply to the planning process, e.g. making 
an application for a permit or requesting an 
amendment to a planning scheme.

State Policies are made under the State Policies 
and Projects Act 1993. The Department of 
Premier and Cabinet (DPAC) is responsible for 
the Act and the Premier is the relevant Minister. 
Three state policies have been made under this 
Act:

• Tasmanian State Coastal Policy, 1996 

• State Policy on Water Quality Management, 
1997

• State Policy on Protection of Agricultural Land, 
2009

Tasmania is moving towards a generic planning 
system, based on a singular ‘state wide’ 
Tasmanian Planning Scheme.  At this stage, the 
proposed Tasmania Planning Scheme does not 
include a system for standard referrals.  It is 
unclear whether the final version of the scheme 
will provide a framework for agency referrals.

The Tasmanian Planning Commission is 
responsible for the assessment of projects 
deemed to be of regional or state significance. 
Final decisions for such matters are made 
by the Minister or an appointed Development 
Assessment Panel.

Formal referrals apply only at the state level 
for matters of significance, relating to heritage, 
environmental and water supply issues. 

Local planning schemes mostly do not include 
formal referral requirements or procedures. 
Planning referrals for local development matters 
are determined by each municipality and are 
often based on informal protocols that exist 
between councils and service/referral entities.

In the absence of a formal, prescribed referrals 
system, the practice of obtaining state agency 
comments on development applications in 
Tasmania has been described as “loose”, 
although “without a great many surprises”. 
Referrals are undertaken for matters relating 

to biodiversity, heritage, roads, servicing (e.g. 
Heritage Council, TasWater and Infrastructure 
Tasmania) and for applications that relate to or 
impact on established state policies.   

Industry frustration was reported with respect 
to separate heritage assessments undertaken 
at the local and state levels, however these 
concerns will be addressed in part by the new 
Tasmanian Planning Scheme.  Industry has also 
expressed concern that there is an inconsistency 
with respect to the practice of referring 
applications once the local provisions of the new 
Tasmanian Planning Scheme are drafted.

RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
Tasmania should:

• Look to standardize agency referral practices 
with the introduction of a single Tasmania 
Planning Scheme and its local provisions.

• Develop a referral protocol and agency-specific 
policies that accurately reflect state agency 
roles in the assessment of referral matters and 
in the facilitation of development.

• Reduce the amount of time allowed for referral 
responses and consider the introduction 
of a mechanism whereby agency consent 
is assumed to have been given if referral 
responses are not received within set 
timeframes. 

42



CUTTING THE COSTS STREAMLINING STATE AGENCY APPROVALS  |  41 

Property development (excluding mining) in South 
Australia is valued at over $5 billion annually. 

Around 11,000 dwelling units were approved in 
South Australia over the past year.

  11,401
Number of Dwellings Approved- May 2017

  $3.04 billion
Value of Residential Approvals – 12 months to March 
2017

  $460,000
Median Sales Price Capital City – Houses-2016

  $389,375
Median Sales Price Capital City – Units-2016

6.8 – 6.5 – 6.9
Development Assessment Report Card Scores 2009, 
2012 and 2015

  7/10
DA Report Card – Single Point of Assessment Score 
2015

SOUTH 
AUSTRALIA

The state’s agency referral practices presently 
do not accord with all aspects of recognised 
leading practice.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times
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Section 37 of the Development Act 1993 and 
regulation 24 of the Development Regulations 
2008 outline the requirements for referrals. 
Schedule 8 of the Regulations lists the kinds of 
applications that must be forwarded to particular 
referral bodies for comment before a planning 
consent decision is made.  

Applications for large and complex developments 
may be referred to state, local or federal 
government agencies (such as the Environment 
Protection Authority (EPA), the Adelaide Airports 
Authority, SA Water) to review certain elements of 
the proposed development. 

The SA referral process avoids the need for an 
applicant to obtain separate planning decisions 
from different bodies under different Acts. 
This ‘one stop shop’ feature aims to facilitate 
assessment processes, reducing time and 
costs for the applicant, and is consistent with 
recognised leading practice.  

The Act allows for applicants to enter into formal 
discussions with one or more referral bodies 
prior to lodging an application.  

If the EPA directs conditions be imposed or 
a refusal of Development Plan Consent be 
issued, the relevant authority must impose and 
separately identify such conditions or reasons 
for refusal. The applicant has a right of appeal 
against a condition imposed by the EPA and 
the appeal is against the EPA and the relevant 
authority. 

The applicant may also appeal against a refusal 
directed by the EPA and in this situation, the EPA 
is the respondent to the appeal.

In 2014-2015 period, there were almost 2,000 
agency referrals made under Schedule 8 of 
the Regulations, 87% of which were processed 
within the statutory timeframe1. There were 212 
requests from the referral agencies for further 
information. Separately, another 679 non-
statutory referrals were received. 

The Planning, Development and Infrastructure 
Act 2016 provides a new blueprint for South 
Australia’s planning system. The Act is due to 
be introduced in stages over the next 3 years. 
It will introduce a new independent State 
Planning Commission, establish a community 
engagement charter and deliver new, 

1 South Australian Government, Annual Report on the Administration of the Development Act, 2014-2015.

streamlined assessment pathways. It is not clear 
at this stage how agency referrals will operate 
under the new Act.

Industry has reported that, in practice, there is 
little restraint on the purview of a state referral 
agency, which opens the door for referrals 
to trigger a broader, sometime unrelated 
consideration of proposals or gives rise to 
assessment matters that were not anticipated by 
proponents. 

There is not really a system in place to manage 
conflict between agencies. At times, applicants 
have been asked to negotiate this process 
themselves.

Some agencies provide applicants a copy of 
their advice, despite there not being a formal 
requirement for them to do so. 

Concern was also expressed about the role of the 
Government Architect. Virtually anything lodged 
with the DAC (e.g. CBD DAs) is referred to the 
Architect, with reservations expressed about the 
level of input  this encourages. 

DAC also relies heavily on councils for technical 
input around stormwater and roads, despite it 
not being an official trigger. 

It was reported also that the pre-lodgement 
process does not work all that well. A referral 
agency cannot be compelled to attend. Also, the 
principle is well-intended but those agencies that 
do attend often request a higher level of detail 
than would normally be made available at a pre-
lodgement stage. 

A balanced approach to pre-lodgment 
discussions could save costs for both proponents 
and government agencies and minimise 
opportunities for conflict between agencies once 
the referral process has begun. 
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RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
SA should:

• Provide clarity to ensure a common 
understanding of state agency roles in the 
assessment of referral matters. This could 
be achieved through the publication of 
assessment protocols and agency specific 
policies. Such protocols should standardise 
practices regarding:

• The provision of agency advice to applicants.

• The resolution of conflicts arising from 
inconsistent advice from agencies.

• Mandate that all referrals can only be triggered 
by the relevant provisions of Schedule 8, 
including the referral of matters to local 
councils by DAC. 

• Mandate that the consent authority can 
proceed to determine an application without 
the requested advice where the prescribed 
timeframe is exceeded.

• Seek to formalise the current pre-DA 
lodgement process through the introduction 
of practice guidelines or through legislation 
in order to encourage council and agency 
involvement and to establish clear rules for the 
presentation and consideration of application 
material.
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Property development (excluding mining) in the 
Northern Territory is valued at over $1 billion 
annually. Over 1,100 dwelling units were approved 
in the Northern Territory over the past year.

  1,087
Number of Dwellings Approved- May 2017

  $0.48 billion 
Value of Residential Approvals – 12 months to March 
2017

  $452,500 
Median Sales Price Capital City – Houses-2016

  $475,000 
Median Sales Price Capital City – Units-2016

7.3 – 7.5 – 7.7
Development Assessment Report Card Scores 2009, 
2012 and 2015

  8.5/10
DA Report Card – Single Point of Assessment Score 
2015

NORTHERN 
TERRITORY

The Territory’s agency referral practices 
presently accord with most aspects of 
recognised leading practice.

Only one body should assess the 
application

Referrals only to agencies with a 
statutory role

Referrals are primarily for advice only 

Only give direction where this avoids the 
need for a separate approval process

Referral agencies should specify their 
requirements in advance and comply 
with clear response times 
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The Northern Territory Government has 
direct responsibility for strategic and statutory 
planning. Local government in the Territory 
(including Darwin City) does not have statutory 
responsibility for planning matters, other than as 
a referral body. The Power & Water Corporation 
(PWC) is the principal service authority to 
which development proposals are referred. The 
Government Architect reports directly to the 
Chief Minister and serves on various committees 
and boards in relation to heritage protection 
and urban design, and is provided opportunity to 
comment on relevant applications.

Development Consent Authorities (DCAs) 
are established under the NT Planning Act 
to determine development applications. 
Membership of the DCAs includes 
representatives from local government and the 
community.  

Development applications are lodged directly 
with the Department of Lands, Planning & 
Environment (DLPE) and are assessed under 
a single Northern Territory Planning Scheme, 
introduced in 2007.

The NT Planning Scheme generally applies to the 
whole of the Territory. It includes strategic land 
use plans, policy, zoning, performance criteria 
guidelines and assessment references.

Industry has reported that agency/service 
authority criteria and guidelines relating to their 
assessment considerations could be made 
clearer, along with the expectation that referral 
advices are consistent with these guidelines. 
This concern is reflected in the practice that 
conditions are imposed without explanation of 
their need or policy basis. 

Further concern has been expressed with the 
amount of time taken for agency advice to be 
provided, with frustration that service authority 
sign-off is required in areas that are zoned for 
development.

RECOMMENDATIONS FOR 
CONTINUED IMPROVEMENT:
The Northern Territory should:

• Introduce greater transparency with respect to 
the policy basis for referral agency matters.

• Provide improved clarity as to the assessment 
considerations and guidelines used by service 
authorities to assess applications.

• Consideration should also be given to the 
streamlining of referral practices, such that 
matters that do not compromise known policy, 
published standards or zoning expectations are 
not referred.
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06
COSTS & 
BENEFITS 
OF LEADING 
PRACTICE

A central part of planning policy is forging 
partnerships with individuals, groups, and 
organisations in an effort to facilitate and co-
ordinate development. Planning departments 
team up with developers, urban planners, 
environmental and transport regulators, 
community groups, business leaders and 
local government personnel to deliver built 
form outcomes and service infrastructure. 
The machine has many parts, that require 
coordination, accountability and timeliness in 
their delivery. 

Ultimately, responsibilities are allocated between 
a project proponent and the Government. It is 
possible, however, for a government agency 
to overload the planning process, and seek 

to achieve separate functions outside of a 
reasonable planning process. Alternatively, 
it is possible that regulators are unmotivated 
or unwilling to take on a responsibility that is 
required for the delivery of planning outcomes.

If these problems become systemic within 
one or more Government agencies, then there 
can be benefit from a (temporary) process 
of co-option and compulsion by a third-party 
regulator (TPR), such as SARA in Queensland. 
SARA functions as a third-party regulator by 
having outcomes that are not defined by the 
various objectives of singular legislation that 
applies to referral agencies, but by the overall 
efficiency of the planning process. 

Regulatory standards are typically developed over a lengthy time period with 
substantial opportunities for input and review by the business community and 
others, thereby reducing uncertainty. 

Regulations can also establish rules of operation that diminish uncertainty.
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A long-term goal is to ensure that Government 
agencies take greater responsibility for explicitly 
defining the planning parameters that determine 
their role in development assessment (reducing 
uncertainty) and avoiding delays in decision 
making (reducing duration). The explicit definition 
of planning parameters would be formulated as 
an evidence-based approach to the requirements 
of Government. 

There is an implicit factor that Government 
agencies do not function effectively in their 
contribution to the planning process. This has 
been clearly observed across all jurisdictions. 
The avoidance of inefficient resourcing within 
agencies is one form of benefit that may arise 
from actions taken by a third-party regulator.

For any given agency, greater efficiency can also 
be achieved by delivery of policy standards. By 
implication, most of an agency’s likely response 
should be formulated before it even considers 
a project proposal. This environment would 

deliver consistent outcomes over time for similar 
projects. It might also require greater forward 
planning for specific regions/project types, in 
response to a change in Government policy (e.g. 
a new release area) or market conditions (e.g. 
a downturn in housing markets or increasing 
affordability pressures). By implication, 
better forward planning would require more 
Government agency resources.

On the surface, it may seem self-defeating to 
resource a new Government entity to ensure the 
efficiency of another. However, if a purpose of the 
TPR is to gradually refine and codify the interface 
and standards delivered by Government entities 
in the planning process, then its resourcing effort 
should gradually reduce over time as points of 
contention are diminished.

The table below compares the nature of costs 
and benefits associated with a TPR for planning 
policy.

BENEFITS COSTS

Greater public awareness and accountability of 
policy parameters and execution 

TPR budget resources on policy delivery and 
definition of role in assessment process

More up-front certainty in relation to project 
costs and required development outcomes (and 
the parameters by which these are assessed 
(lower risk profile)

TPR budget resources towards codifying 
interface and evidence standards

Less developer resources (inc. time) required for 
project evaluation

TPR budget resources on project evaluation

Streamlined agency frameworks that allocate 
time to needy projects and allow for routine 
assessments of others

Net increase in entity resources (more on 
forward planning & ‘policy ready’ response 
capacity, and less on project evaluation)

Reduced litigation time involved in resolving 
disputes and sorting conflicting objectives

Entity costs in articulating clear policy 
framework that enables proper and balanced 
decision-making

Consumer transparency - policy mapping and 
online assessment tracking

Establishment costs in forward planning and in 
actual ICT implementation
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It is difficult to assess the scale of benefits and 
costs associated with the introduction of a TPR 
for planning process. Time and certainty (risk) 
can be framed as units that have a dollar value, 
but the scale of work is much harder to frame, 
with numerous questions to be answered: it 
is uncertain as to how many projects would 
qualify for assessment; how large & complex 
these projects are; how difficult it is to codify the 
interface and standards; what is the frequency of 
change in Government policy?

Slow and complex referral processes therefore 
do not only add cost to the supply of, say, new 
housing – they can also impose considerable 
administrative costs on government – arising 
from time taken, the duplication of process, 
the sometimes ad hoc nature of advice and 
the necessary defense and ‘sorting through’ of 
agency recommendations and positions. 

Typically, it is easier to identify the costs of 
Government regulation than the benefits. As 
a reference point, we draw on Queensland 
Government data for the SARA entity, which 
began operations in FY2013. This entity employs 
a total of 120 people, with 40 working on Brisbane 
projects and 80 on regional Queensland matters. 

We estimate that SARA’s direct labour costs 
and indirect consulting costs are $200,000 per 
person (including overheads). This would equate 
to operating costs of $24 million. There would 
be additional costs for the entity’s net increase 
in resources, which might equate to a quarter 
of SARA’s total costs. In this event, the SARA 
process would cost $30 million.

We note that approximately 30% of SARA’s 
operating costs are reportedly recovered through 
fees levied on project proponents. A willingness 
to pay for this service by many proponents 
suggests that the benefits created are at least 
30% of $24 million ($7.2 million).

In terms of quantifying benefits, we can consider 
the number of projects that are facilitated by 
SARA. Based on information reported by SARA, 
we estimate that it determines approximately 
500 major projects per annum that undergo a 
multiple agency referral process (as distinct 
from its processing and administration of a large 
number of other referral matters for which it 
is not the consent authority). If the SARA cost 

1 Source: NSW Planning Legislation Updates, Summary of Proposals, January 2017

base is allocated wholly to this component of its 
outputs , the economic benefits associated with 
the operation of SARA would need to average 
approximately $60,000 per project to be equal to 
the estimated cost of $30 million.

Quantifying the benefits of SARA can be 
considered purely in terms of the time saved by 
proponents on project liaison and negotiation. 
If we assume that there are two professional 
executives responsible for this stage of project 
delivery (on average), with a daily rate of $3,000 
per person (including overheads), then the time 
saved would need to amount to 10 days. This 
estimation sets aside the benefit of a lower 
risk profile, which is likely to vary considerably 
by project size and duration (the risk profile is 
expected to be lower at the commencement of 
the project definition, as the existence of SARA 
feeds into the initial probability of a successful 
outcome). In turn, a lower risk profile may 
generate a greater number of projects, with 
associated benefits from an increased level of 
economic activity.  

Based on these estimations, we turn our 
attention to another state to consider the 
potential of a SARA-like model. We note that the 
NSW Government is pursuing a degree of tighter 
policy around the agency referral process, with 
estimated time savings in the order of 11 days 
per project.

Integrated development, concurrence and 
referral processes can be improved to make 
agencies more accountable to councils and 
proponents, and to ensure they participate in 
a timely and productive manner. The changes 
discussed in this section are expected to save 
applicants approximately 11 days as part of the 
average integrated development process1 

This target benchmark of 11 days saved is 
presented as a meaningful goal for the NSW 
Government. By our reckoning, it accords with 
the scale of benefit that is needed to deliver 
substantive improvements in the delivery of 
complex projects. 

The question is whether this outcome can be 
achieved in NSW or other states without the 
regulatory intervention of an independent third-
party regulator (TPR), with a comparable form of 
constitution to SARA.
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SARA has been shown to effectively function as 
a TPR for the implementation of planning policy 
in Queensland, with the necessary commitment 
of skilled resources and legislative imperative for 
agencies to be co-operative. 

As an alternative reference point, we assume 
that a referral agency takes 30 business days 

to assess an application. Presumably this 
obligatory timeframe represents a substantive 
improvement in the duration of typical response 
times. 

The annual performance reports issued by 
SARA suggest that this level of time savings and 
derived benefit is regularly achieved.

These calculations are working on an average 
value per project. It seems possible that the 
average project metrics for outcomes in NSW, for 
example, will be similar to those that have been 
reported in Queensland. 

In terms of the scale of relevant projects in NSW, 
we refer to data reported in the White Paper 
discussion documents:

In 2011-12, there were 13,972 referrals, 
concurrences or general terms of approval 
completed in New South Wales, arising from 
6,881 separate development applications. This 
is 12% of DAs lodged, with approximately 1,200 
applications having multiple referrals.2

2 NSW White Paper, A New Planning System for NSW, April 2013
3 Economic Development Queensland (EDQ) is a specialist land use planning and property development unit within the Department of 

Infrastructure, Local Government and Planning. EDQ engages with state and local government, the development industry and the public 
to identify, plan, facilitate and deliver property development and infrastructure projects to create prosperous, liveable and connected 
communities.

 EDQ drives a range of development projects including large complex urban sites which facilitate renewal, regional residential projects 
which respond to community need, industrial activities which generate on-going employment opportunities and infrastructure projects 
which activate further development.

 Economic Development Queensland operates under the Economic Development Act 2012.

As the objective of a NSW TPR would be to 
assist in management of multiple referrals, 
the relevant number of projects appears to be 
1,200 applications, as noted above. This number 
of applications is considerably higher than 
the estimated 500 projects estimated for the 
Queensland process. 

It seems likely that the Queensland total is 
reduced by the function of the Brisbane City 
Council, which contrasts with the multitude of 
Council’s in Sydney, and the role undertaken by 
Economic Development Queensland (EDQ)3 in the 
state’s south-east. 

As noted earlier, the SARA functions dedicate 
only one-third of its resources to projects in 
Brisbane, but the capital city accounts for 
approximately of 60% of the state’s building and 
civil works. 

Our estimations indicate that if the SARA obligations can deliver 
an improvement of 10 fewer days in the decision process, then the 
average proponent benefits might be expected to at least equal the 
Government’s additional costs. This comparison means that if the 
process is reduced from, say, 30 days (or more) to 20 days, then 
there should be a net benefit from the implementation of SARA.
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AGENCY REFERRAL PROCESS 
IMPROVEMENT – ESTIMATED 
NATIONAL VALUE
In the section above, the cost base of the 
Queensland referral process was simplified 
to be $60,000 per major project requiring 
multiple agency referrals. Using this value per 
Queensland project, it is possible to construct 
a national value of implementing an agency 
referral process in all states. 

Scaling of national value refers to the NSW 
Government project numbers specified in 2011 
(see above). At that time, a total of 1,200 projects 
were identified as going through multiple 
referrals. For a mid-cycle view, we assume that 
there are 2,000 NSW projects that would be 
subject to a multiple agency referral process. At 
a national aggregate, it is estimated that 6,000 
projects would be engaged in a multiple agency 
referral process.

The scale of residential building activity is used 
as a metric for estimating the national value 
of activity. Residential projects are expected 
to account for a large majority of the agency 
referral process at a national level. This situation 

is sensible because the multiple requirements 
from Government agencies are unlikely to arise 
for non-residential building (such as an office 
building, child care centre or warehouse). 

NSW suffered from weak economic conditions 
in 2011, particularly for the residential building 
sector. State total dwelling starts amounted to 
approximately 30,000, which were extremely low 
numbers. Most recently, the number of dwelling 
starts has rebounded strongly, reaching 68,000 
in 2015/16, with a national total of 225,000 starts. 
This relativity suggests that the national number 
of projects would be three times the NSW 
number.

Based on these calculations, the national 
economic value of a coordinated referral agency 
process within each state would total $360m per 
annum (at an estimated $60,000 per project). 

Enduring improvement in the efficiency of State 
Government administration of development is 
a key goal of the recommended agency referral 
process. The value of improved efficiency is 
part of the annual national economic value. 
Improved efficiency would be realized once the 
new arrangements are fully implemented at the 

SARA – IDAS TIMEFRAMES

2013-14 2014-15
MEASURE TARGET ACTUAL TARGET 

ACHIEVED
TARGET ACTUAL TARGET 

ACHIEVED

ASSESSMENT MANAGER DECISION (DECISION STAGE)

PERCENTAGE OF TOTAL 
APPLICATIONS DECIDED 
WITHIN 40 BUSINESS DAYS

95% 97% 98% 90%

PERCENTAGE OF TOTAL 
APPLICTIONS DECIDED 
WITHIN 20 BUSINESS DAYS

40% 88% 60% 73%

PERCENTAGE OF TOTAL 
APPLICATIONS DECIDED 
WITHIN 5 BUSINESS DAYS

5% 58% 15% 41%

Source: SARA Key Performance Indicators and Customer Satisfaction Survey 2014–15: Report
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agency level. Efficiency savings might account 
for an estimated one-third of the total economic 
value (with the remainder accounted for by the 
cost of the agency referral process, and value 
derived by developers). 

In this case, the annual value of efficiency 
savings would be $120m per annum, or $480m 
over a four-year budget period. 

These metrics and derived values are presented 
below:

The introduction of a SARA-like agency to 
coordinate agency referrals in all states and 
territories has been found to potentially deliver 
substantial economic value to projects, in the 
order of $360m per annum nationally. Further, 
inherent efficiency savings derived from the 
introduction of such services is estimated to 
attribute a savings of $120m per year, i.e. as the 
system is introduced and rolled out, it is expected 
to become more efficient each year, potentially 
saving $480m to government over a four-year 
budget period. 

ESTIMATED NATIONAL VALUE ESTIMATES

METRIC VALUE
Estimated economic value per project $60,000 

NSW projects identified in 2011 white paper (no.) 1,200

NSW projects at mid-cycle (no.) 2,000

Estimate national projects at mid-cycle (no.) 6,000

National economic value ($m p.a.) $360 

Efficiency savings ($m p.a.) $120 

Source:  ABS; MacroPlan
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STATE & TERRITORY COMPARISON – CONCURRENCE & AGENCY REFERRALS

QLD NSW ACT VIC WA TAS SA NT

1. Current System Characteristics

Referral 
Requirements

SARA established in 2013 
as a single State Agency 
Referral Agency to replace 
previous 7 different referral 
authorities (with 56 different 
triggers).

• Integrated Development – 
links appro als under EP&A 
Act with other approvals, 
licences etc  required under 
other legislation.

• Other referrals – 
undertaken for advice 
purposes.

• Referral entities and 
circumstances for 
referral are outlined in 
Schedule 2 of the Planning 
&  Development (P&D) 
Regulation.

• EPD is single DA 
authority.

• Section 55 of P&E Act 
requires that referrals 
specified in a planning 
scheme must inform the 
consideration of a DA.

• DAs are generally 
dealt with by Councils; 
subdivisions by WAPC.

• Larger applications are 
determined by the relevant 
Assessment Panel (DAP).

• The Metropolitan 
Redevelopment Authority 
(MRA) determines DAs in 5 
redevelopment areas.

• The Land Use Planning 
& Approvals Act 1993 
does not include specific 
requirements for DA 
referrals to state agencies 
and other bodied.

• SA has well defined trigger 
for agency involvement - 
under regulatory schedule

• Schedule 8 defines the type 
of development that requires 
referral & nominates the 
manner for advice to be 
given/taken.

• A single NT Planning 
Scheme applies.

Rules • Dep’t of Infrastructure, 
Local Government & 
Planning (DILGP) takes 
on the single point of 
lodgement, coordination 
and decision-making on 
behalf of all state agencies.

• Agencies provide advice 
to DILGP but only one state 
agency decision notice is 
issued.

• Applicants are able to 
deal directly with individual 
agencies as required. 

• Pre-lodgement 
discussions are 
encouraged.

• ‘Integrated development’ 
- councils must refer DA 
to relevant agencies & 
incorporate their ‘general 
terms of approval’. 

• It must not approve the 
DA if agency recommends 
refusal. If the advice is 
not received in 21 days, 
the consent authority can 
determine the DA.

• Other referrals occur for 
advisory or ‘concurrence’ 
purposes

• If a DA is referred to an 
entity, that entity must give 
advice within 15 working 
days. If a referral entity 
does not provide advice 
within this time, the entity 
is taken to have given 
advice that supports the 
application.

• Where ACTPLA gives an 
approval that is consistent 
with the referral entity 
advice, that advice is 
binding – the referral entity 
must act consistently with 
the advice when issuing 
subsequent approvals.

• Section 55 – two referrals:

– ‘Determining Authority’ 

– where referral authority 
direction is mandatory;

–‘Recommending Authority’ 

– where referral authority’s 
comments are advisory..

• Clause 66 of the VPPs 
applies to all schemes. It 
specifies those authorities 
that DA matters must be 
referred to. 

• Additional local provisions 
may be included in some 
schemes.

• Councils have 60 calendar 
days to determine local DAs 
or 90 days if proposal is 
subject to public advertising.

• For subdivisions (managed 
by WAPC) referral agencies 
(including Councils) are given 
42 days to respond.

• MRA allocates 42 days for 
agency and other referrals.

• Projects of regional 
or state significance are 
managed by the Planning 
Commission through which 
state agency views are 
coordinated to inform the 
assessment process.   

• Schedule 8 table 
determines: 

– whether consent authority 
must ‘have regard’ to 
comments provided; 

– whether ‘concurrence’ is 
required before approval; 

– whether referral agency 
may ‘direct’ the consent 
authority to refuse or impose 
conditions.

• Various referral times 
(from 4-8 weeks) are 
prescribed in Schedule 8

• DAs are lodged directly 
with the DLPE.

• A planner from the 
Department’s Development 
Assessment Services is 
assigned to ‘manage’ each 
application.

• The Department seeks 
and manages other agency 
inputs to the assessment 
process and prepares a 
report to the Development 
Consent Authority (DCA).

Scope • Relates to same referral 
agencies as stipulated 
under Sustainable Planning 
Act except these now take 
on an advisory role only

• >200 different clauses 
in SEPPs, LEPs and 
State Acts that trigger 
a requirement for a 
government agency to have 
an input into a planning 
decision.

• Referrals cover matters 
regarding main roads, 
bushfire assessments, 
mine subsidence, heritage 
and environmental 
protection.

• For some DAs approval 
from other ACT agencies 
such as ActewAGL and the 
Territory and Municipal 
Services Directorate 
(TAMSD) is necessary.

• Statutory time for code 
DAs is 20 working days.

• Time for merit and impact 
DAs is 30 & 45 days if 
representations received.

• Referrals typically 
required for heritage 
matters, environmentally 
sensitive land etc.

• A Mandatory DAP 
application is a DA project 
valued at > $7m (or $15m in 
City of Perth).

• Referrals typically required 
for heritage matters, 
environmentally sensitive 
land and for DAs with 
potential major impacts.

• For state & regionally 
significant DAs, referrals are 
required for major heritage, 
environmental & water 
supply matters.

• Planning referral 
processes are stipulated 
& managed at the local 
level, although there are 
no standard provisions that 
relate to the exercise of this 
process.

• Relates to DAs:

– on main roads or on 
coastal, heritage or sensitive 
environmental land; 

– of a particular type (e.g. 
mining, airports, wind farms) 
or scale (e.g. large retail 
centres to DAC);  or

– height/value (to Gov’t 
Architect).

• As the DCA is the sole 
authority for most DAs, the 
role of the local council is 
limited to the making of 
submissions with respect to 
matters that it has control 
over (e.g. local roads, 
drainages etc).

Specific Features • SARA processing 
measured by annual KPI 
reviews.

• State Development 
Assessment Provisions 
(SDAP) used by agencies to 
assess DAs - 19 modules 
with a series of state codes.

• Power of veto applies to 
a referral agency under the 
integrated development 
provisions; i.e. DA cannot 
be approved without 
agreement of agency.

• Liaison with referral 
entities can be undertaken 
before DA lodgement

• Entity advice may be 
supplied with DA at time of 
lodgement. 

• Many councils subscribe 
to SPEAR - online planning 
system which allows for the 
tracking of referrals.

• Planning Practice Note 
54, June 2015, advises on 
process principles

• Where no response is 
received it is assumed that 
the agency has no objection 
to or requirements for the 
DA or subdivision proposal.

• The new Tasmanian 
Planning Scheme will 
require local provisions. 
Industry is keen to ensure 
that such provisions do not 
result in a myriad of different 
referral practices.

• Applicants can access 
a formal pre-lodgement 
agreement with agency.

• DAC coordinates referrals 
for land subdivision & strata, 
community titles.

• A single consent authority 
determines DAs. 

• There are 7 DCAs that 
serve the Territory 
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STATE & TERRITORY COMPARISON – CONCURRENCE & AGENCY REFERRALS

QLD NSW ACT VIC WA TAS SA NT

1. Current System Characteristics

Referral 
Requirements

SARA established in 2013 
as a single State Agency 
Referral Agency to replace 
previous 7 different referral 
authorities (with 56 different 
triggers).

• Integrated Development – 
links appro als under EP&A 
Act with other approvals, 
licences etc  required under 
other legislation.

• Other referrals – 
undertaken for advice 
purposes.

• Referral entities and 
circumstances for 
referral are outlined in 
Schedule 2 of the Planning 
&  Development (P&D) 
Regulation.

• EPD is single DA 
authority.

• Section 55 of P&E Act 
requires that referrals 
specified in a planning 
scheme must inform the 
consideration of a DA.

• DAs are generally 
dealt with by Councils; 
subdivisions by WAPC.

• Larger applications are 
determined by the relevant 
Assessment Panel (DAP).

• The Metropolitan 
Redevelopment Authority 
(MRA) determines DAs in 5 
redevelopment areas.

• The Land Use Planning 
& Approvals Act 1993 
does not include specific 
requirements for DA 
referrals to state agencies 
and other bodied.

• SA has well defined trigger 
for agency involvement - 
under regulatory schedule

• Schedule 8 defines the type 
of development that requires 
referral & nominates the 
manner for advice to be 
given/taken.

• A single NT Planning 
Scheme applies.

Rules • Dep’t of Infrastructure, 
Local Government & 
Planning (DILGP) takes 
on the single point of 
lodgement, coordination 
and decision-making on 
behalf of all state agencies.

• Agencies provide advice 
to DILGP but only one state 
agency decision notice is 
issued.

• Applicants are able to 
deal directly with individual 
agencies as required. 

• Pre-lodgement 
discussions are 
encouraged.

• ‘Integrated development’ 
- councils must refer DA 
to relevant agencies & 
incorporate their ‘general 
terms of approval’. 

• It must not approve the 
DA if agency recommends 
refusal. If the advice is 
not received in 21 days, 
the consent authority can 
determine the DA.

• Other referrals occur for 
advisory or ‘concurrence’ 
purposes

• If a DA is referred to an 
entity, that entity must give 
advice within 15 working 
days. If a referral entity 
does not provide advice 
within this time, the entity 
is taken to have given 
advice that supports the 
application.

• Where ACTPLA gives an 
approval that is consistent 
with the referral entity 
advice, that advice is 
binding – the referral entity 
must act consistently with 
the advice when issuing 
subsequent approvals.

• Section 55 – two referrals:

– ‘Determining Authority’ 

– where referral authority 
direction is mandatory;

–‘Recommending Authority’ 

– where referral authority’s 
comments are advisory..

• Clause 66 of the VPPs 
applies to all schemes. It 
specifies those authorities 
that DA matters must be 
referred to. 

• Additional local provisions 
may be included in some 
schemes.

• Councils have 60 calendar 
days to determine local DAs 
or 90 days if proposal is 
subject to public advertising.

• For subdivisions (managed 
by WAPC) referral agencies 
(including Councils) are given 
42 days to respond.

• MRA allocates 42 days for 
agency and other referrals.

• Projects of regional 
or state significance are 
managed by the Planning 
Commission through which 
state agency views are 
coordinated to inform the 
assessment process.   

• Schedule 8 table 
determines: 

– whether consent authority 
must ‘have regard’ to 
comments provided; 

– whether ‘concurrence’ is 
required before approval; 

– whether referral agency 
may ‘direct’ the consent 
authority to refuse or impose 
conditions.

• Various referral times 
(from 4-8 weeks) are 
prescribed in Schedule 8

• DAs are lodged directly 
with the DLPE.

• A planner from the 
Department’s Development 
Assessment Services is 
assigned to ‘manage’ each 
application.

• The Department seeks 
and manages other agency 
inputs to the assessment 
process and prepares a 
report to the Development 
Consent Authority (DCA).

Scope • Relates to same referral 
agencies as stipulated 
under Sustainable Planning 
Act except these now take 
on an advisory role only

• >200 different clauses 
in SEPPs, LEPs and 
State Acts that trigger 
a requirement for a 
government agency to have 
an input into a planning 
decision.

• Referrals cover matters 
regarding main roads, 
bushfire assessments, 
mine subsidence, heritage 
and environmental 
protection.

• For some DAs approval 
from other ACT agencies 
such as ActewAGL and the 
Territory and Municipal 
Services Directorate 
(TAMSD) is necessary.

• Statutory time for code 
DAs is 20 working days.

• Time for merit and impact 
DAs is 30 & 45 days if 
representations received.

• Referrals typically 
required for heritage 
matters, environmentally 
sensitive land etc.

• A Mandatory DAP 
application is a DA project 
valued at > $7m (or $15m in 
City of Perth).

• Referrals typically required 
for heritage matters, 
environmentally sensitive 
land and for DAs with 
potential major impacts.

• For state & regionally 
significant DAs, referrals are 
required for major heritage, 
environmental & water 
supply matters.

• Planning referral 
processes are stipulated 
& managed at the local 
level, although there are 
no standard provisions that 
relate to the exercise of this 
process.

• Relates to DAs:

– on main roads or on 
coastal, heritage or sensitive 
environmental land; 

– of a particular type (e.g. 
mining, airports, wind farms) 
or scale (e.g. large retail 
centres to DAC);  or

– height/value (to Gov’t 
Architect).

• As the DCA is the sole 
authority for most DAs, the 
role of the local council is 
limited to the making of 
submissions with respect to 
matters that it has control 
over (e.g. local roads, 
drainages etc).

Specific Features • SARA processing 
measured by annual KPI 
reviews.

• State Development 
Assessment Provisions 
(SDAP) used by agencies to 
assess DAs - 19 modules 
with a series of state codes.

• Power of veto applies to 
a referral agency under the 
integrated development 
provisions; i.e. DA cannot 
be approved without 
agreement of agency.

• Liaison with referral 
entities can be undertaken 
before DA lodgement

• Entity advice may be 
supplied with DA at time of 
lodgement. 

• Many councils subscribe 
to SPEAR - online planning 
system which allows for the 
tracking of referrals.

• Planning Practice Note 
54, June 2015, advises on 
process principles

• Where no response is 
received it is assumed that 
the agency has no objection 
to or requirements for the 
DA or subdivision proposal.

• The new Tasmanian 
Planning Scheme will 
require local provisions. 
Industry is keen to ensure 
that such provisions do not 
result in a myriad of different 
referral practices.

• Applicants can access 
a formal pre-lodgement 
agreement with agency.

• DAC coordinates referrals 
for land subdivision & strata, 
community titles.

• A single consent authority 
determines DAs. 

• There are 7 DCAs that 
serve the Territory 
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STATE & TERRITORY COMPARISON – CONCURRENCE & AGENCY REFERRALS

QLD NSW ACT VIC WA TAS SA NT

2. Current Issues / Commentary

• With new planning Act, to 
be launched in July 2017, 
a refined SARA will take 
effect. 

• New SARA will refine the 
agency codes, recalibrate 
the process to remove 
routine matters and 
consider service fees.

• Blurred lines between 
impact assessment with 
reasonable mitigation 
requests and exacting 
capital improvements etc.

• Some agencies ‘gaming 
the system’ – use ‘one 
bite of cherry’ to best 
advantage.

• Lack of ‘coordination’ or 
‘rules of engagement’.

• ACTPLA can override 
agencies, but assessment 
times generally not met.

• Agencies have a few 
‘bites of the cherry’, e.g. at 
construction stages.

• More rigorous Pre-App’ 
and DA conditions - critical.  

• Certain agencies (TCCS) 
are problematic.

• Standard operating 
system required for 
e-lodgement and 
assessment.

• DA assessment times are 
lagging.

• Minister call-in can 
override agencies, but used 
mostly for large projects.

• A rigorous pre-DA 
process does not exist in 
Victoria, where early advice 
can inform the process.

• Some agencies change 
their minds during DA 
assessment or implement 
policy on the run. 

• Universal awareness of 
agency requirements – these 
are generally known upfront. 

• There is, however, some 
inconsistent interpretation 
of agency requirements by 
Councils & DAPs.

• DA conditions can be 
appealed to SAT – no third 
party appeal rights.

• Current rules and 
provisions to govern the 
referral process are non-
existent.

• No restraint on content of 
agency comments.

• Little review of comments 
– leads to conflicting DAs. 

• Gov’t Architect seen to 
impose own design view.

• DAC relies on Councils for 
technical input despite not 
being an official trigger.

• Pre-DAs don’t work so 
well – needs rigour to ensure 
agency participation.

• E-practices need to be 
improved.

• There is a current lack of 
transparency in terms of 
the criteria and guidelines 
used by agencies to assess 
and provide comment on 
applications.

• This concern is reflected in 
the practice that conditions 
are imposed without 
explanation of their need or 
policy basis.

3. Future Reforms

• MyDAS allows for 
electronic lodgements.

• Need for continued 
improvement of electronic 
tracking and lodgement 
processes recognised.

• New Planning Act due to 
commence mid-2017 - will 
further refine SARA and its 
associated tools.

• Legislation Update 
2017 focuses on referral 
delays & proposes DP&E 
facilitation when advice not 
received or where there is 
conflict between agencies.

• Update also proposes 
DP&E monitoring and 
use of digital platform to 
improve efficiencies.

• Territory Plan review is 
underway – will need focus 
on improving planning 
process efficiencies.

• E-DA process is about to 
change – a more standard 
means of electronic 
lodgement etc. is expected. 

• ‘Smart Planning’ being 
introduced - $25m funding 
– will upgrade online 
planning portal to allow 
tracking of referrals etc.

• ePlan to be further 
developed to manage on-line 
lodgement and referrals.

• The current draft Green 
Growth Plan allows for the 
cumulative consideration of 
EPBC and approvals required 
under WA Env’t Protection 
Act for urban development.

• A single Tasmanian 
Planning Scheme is 
anticipated to come into 
force during 2017.

• New local provisions will 
be needed to give effect to 
the state-wide Scheme.

• This could provide an 
opportunity to lock-in and 
standardise practices.

 

• New Planning legislation 
is being introduced – may 
resolve identified practice 
issues.

• The NT Government has 
approved implementation 
of the Construction and 
Development Advisory 
Council’s recommendations 
to reduce red tape in the 
construction sector.

• Progress has been 
made on implementation, 
although further reforms 
will introduce Uniform 
Subdivision Guidelines and 
concurrent processes and 
upfront approvals. These 
may have implications for 
referral practices.
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STATE & TERRITORY COMPARISON – CONCURRENCE & AGENCY REFERRALS

QLD NSW ACT VIC WA TAS SA NT

2. Current Issues / Commentary

• With new planning Act, to 
be launched in July 2017, 
a refined SARA will take 
effect. 

• New SARA will refine the 
agency codes, recalibrate 
the process to remove 
routine matters and 
consider service fees.

• Blurred lines between 
impact assessment with 
reasonable mitigation 
requests and exacting 
capital improvements etc.

• Some agencies ‘gaming 
the system’ – use ‘one 
bite of cherry’ to best 
advantage.

• Lack of ‘coordination’ or 
‘rules of engagement’.

• ACTPLA can override 
agencies, but assessment 
times generally not met.

• Agencies have a few 
‘bites of the cherry’, e.g. at 
construction stages.

• More rigorous Pre-App’ 
and DA conditions - critical.  

• Certain agencies (TCCS) 
are problematic.

• Standard operating 
system required for 
e-lodgement and 
assessment.

• DA assessment times are 
lagging.

• Minister call-in can 
override agencies, but used 
mostly for large projects.

• A rigorous pre-DA 
process does not exist in 
Victoria, where early advice 
can inform the process.

• Some agencies change 
their minds during DA 
assessment or implement 
policy on the run. 

• Universal awareness of 
agency requirements – these 
are generally known upfront. 

• There is, however, some 
inconsistent interpretation 
of agency requirements by 
Councils & DAPs.

• DA conditions can be 
appealed to SAT – no third 
party appeal rights.

• Current rules and 
provisions to govern the 
referral process are non-
existent.

• No restraint on content of 
agency comments.

• Little review of comments 
– leads to conflicting DAs. 

• Gov’t Architect seen to 
impose own design view.

• DAC relies on Councils for 
technical input despite not 
being an official trigger.

• Pre-DAs don’t work so 
well – needs rigour to ensure 
agency participation.

• E-practices need to be 
improved.

• There is a current lack of 
transparency in terms of 
the criteria and guidelines 
used by agencies to assess 
and provide comment on 
applications.

• This concern is reflected in 
the practice that conditions 
are imposed without 
explanation of their need or 
policy basis.

3. Future Reforms

• MyDAS allows for 
electronic lodgements.

• Need for continued 
improvement of electronic 
tracking and lodgement 
processes recognised.

• New Planning Act due to 
commence mid-2017 - will 
further refine SARA and its 
associated tools.

• Legislation Update 
2017 focuses on referral 
delays & proposes DP&E 
facilitation when advice not 
received or where there is 
conflict between agencies.

• Update also proposes 
DP&E monitoring and 
use of digital platform to 
improve efficiencies.

• Territory Plan review is 
underway – will need focus 
on improving planning 
process efficiencies.

• E-DA process is about to 
change – a more standard 
means of electronic 
lodgement etc. is expected. 

• ‘Smart Planning’ being 
introduced - $25m funding 
– will upgrade online 
planning portal to allow 
tracking of referrals etc.

• ePlan to be further 
developed to manage on-line 
lodgement and referrals.

• The current draft Green 
Growth Plan allows for the 
cumulative consideration of 
EPBC and approvals required 
under WA Env’t Protection 
Act for urban development.

• A single Tasmanian 
Planning Scheme is 
anticipated to come into 
force during 2017.

• New local provisions will 
be needed to give effect to 
the state-wide Scheme.

• This could provide an 
opportunity to lock-in and 
standardise practices.

 

• New Planning legislation 
is being introduced – may 
resolve identified practice 
issues.

• The NT Government has 
approved implementation 
of the Construction and 
Development Advisory 
Council’s recommendations 
to reduce red tape in the 
construction sector.

• Progress has been 
made on implementation, 
although further reforms 
will introduce Uniform 
Subdivision Guidelines and 
concurrent processes and 
upfront approvals. These 
may have implications for 
referral practices.
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SEVEN STEPS TO FIX TASMANIA’S HOUSING SUPPLY  1

Seven steps to fix Tasmania’s housing supply

REMOVING THE 
REGULATORY 
HANDBRAKE
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REMOVING THE REGULATORY HANDBRAKE2

0.7%
In June 2018 the residential 
vacancy rates in Hobart were the 
lowest in nation (national vacancy 
rate 2.3%) 

15.1%
Median asking rent growth in 
Hobart from March 2017 – March 
2018 was the highest capital 
city in nation (Canberra second 
highest at 6%)

17.3%
Growth rate of Hobart’s housing 
prices in 2017 were highest in 
nation (Melbourne second highest 
at 11.3% while Sydney’s growth 
rate was 4%)

29%
In May 2018 the average 
percentage of wage spent on 
rent in Hobart, equates to least 
affordable city in nation  
(Sydney second at 27%)

TASMANIAN  
HOUSING  
SNAPSHOT
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SEVEN STEPS TO FIX TASMANIA’S HOUSING SUPPLY  3

Hobart’s house prices saw a 17.3 per cent 
growth rate over 2017, much higher than the 
second highest performing city Melbourne, 
which recorded 11.3 per cent growth.

The cost of renting a house in Hobart grew 15.1 
per cent between March 2017 and March 2018, 
which was the only double figure increase in the 
nation. Canberra recorded the second highest 
rental price increase at six per cent.

These surging rent prices combined with the 
lowest residential vacancy rate in the nation  
(0.7 per cent in June 2018) have contributed 
to Hobart assuming the unenviable position of 
Australia’s least affordable capital city to rent a 
home compared to the average wage.

Media attention has been focused on the plight of 
people sleeping rough at the Hobart Showgrounds 
and while homelessness is not a new issue and 
has many potential underlying causes, it serves to 
highlight the greater housing supply problem in 
Tasmania.

As a short-term fix, The Tasmanian Government 
has granted $500,000 to Housing Connect to 
provide emergency accommodation.

However, the problems at the root of  
Tasmania’s housing shortage are multi-layered 
and require coordinated, long term planning to 
properly address.

The following initiatives to fix housing supply will 
take time to implement, but when completed will 
go a long way towards ensuring Tasmanians are 
able to access suitable and affordable housing 
into the future.

The Property Council’s seven steps  
critical to increasing housing supply and 
enhancing the experience of living and  
working in Tasmania:

1 ACCELERATE  
APPROVALS

2
CLEAR THE 
TASNETWORKS 
BOTTLENECK

3
STREAMLINE 
TASWATER’S  
PROCESSES

4
FINALISE THE 
TASMANIAN  
PLANNING SCHEME

5 ENCOURAGE INNER CITY 
HOUSING DEVELOPMENT

6
DEVELOP THE 
GLENORCHY TO HOBART 
TRANSIT CORRIDOR

7
TAKE ADVANTAGE  
OF THE HOBART  
CITY DEAL
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REMOVING THE REGULATORY HANDBRAKE4 5

1  ACCELERATE 
APPROVALS 

ISSUE
While a consolidated statewide planning scheme 
will help speed up housing development, complex 
and inefficient approval processes across several 
regulatory bodies still greatly impede the time 
taken to deliver new housing to the market.

Time limits exist for the assessment by councils 
of applications for planning approval, however 
there are no such limits for the assessment of 
detailed engineering designs.

Detailed engineering design delays also 
contribute to further delays for infrastructure 
developers (i.e. NBN Co. and TasNetworks), who 
cannot start to assess development applications 
until these have been approved.

Aside from the delay in delivering housing to 
the market, the costs associated with delays are 
incurred by developers and ultimately drive up 
end prices and lower investment appeal.

THE SOLUTION
The Tasmanian Government must legislate for 
approval timeframes across all regulatory bodies 
involved in the planning and building process.

 Strict timeframes must be set for the 
processing and assessment of post planning 
detailed design information prepared and 
submitted by developers in accordance with 
conditions of planning approvals.

• The timeframes should be implemented via 
an amendment to the Land Use Planning 
and Approvals Act 1993 (Tas) and be similar 
in length to the existing timeframes for 
determining planning applications.

• Under this amendment, the planning 
authority must assess the detailed design 
information and confirm satisfaction of the 
relevant planning permit condition by giving 
notice to the applicant within the period of 
42 days from the day on which it received 
that information. 

• A mechanism must be considered 
whereby consent is automatically granted 
if information submitted in accordance 
with conditions of planning approvals is 
not processed and assessed within the 
timeframes.

 Development applications should trigger 
a referral process to allow TasWater, 
TasNetworks and NBN Co. to forward plan 
work schedules and avoid design delays and 
supply problems.

 The Government must provide specially 
allocated funds to the Land Titles Office 
and State Revenue Office to assist them in 
overcoming approval backlogs which currently 
hold up the system.

• Similar to measures taken by the Victorian 
Government, these funds would only be 
provided until offices regain the capacity 
to assess new requests in a timely 
manner and would not require an ongoing 
budgetary allocation.
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2 CLEAR THE  
TASNETWORKS  
BOTTLENECK

ISSUE
TasNetworks currently hold an effective monopoly 
on designing and building energy infrastructure, 
with a lack of regulation on their processes, 
coupled with an inability for competitors to enter 
the market contributing to unnecessary delays in 
housing development.

Once a Form O request is lodged, the current 
situation for most stages of a residential 
subdivision is that it takes over a year for the 
cables to be installed.

On top of this, TasNetworks do not currently hold 
any basic stock needed for installation, with the 
wait times for stock to be delivered from their one 
mainland supplier adding even more time and 
associated costs to projects.

THE SOLUTION
TasNetworks’ processes must be streamlined and 
set out in legislation to provide transparency and 
accountability regarding energy connections for 
residential developments.

 A detailed review of the contestability of 
TasNetworks’ services must be undertaken to 
understand why competitors are not entering 
the market.

 TasNetworks must increase the number  
of designers available to increase their ability 
to undertake requests in a timely manner or 
legislation must be introduced requiring both 
scope and design to be completed within  
42 days.

 Provision must be made for TasNetworks to 
develop a sufficient stockpile of the resources 
required to install power connections once 
designs have been approved, thereby avoiding 
delays associated with awaiting delivery from 
a mainland supplier. 
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3 STREAMLINE 
TASWATER’S 
PROCESSES

ISSUE
While the Tasmanian Division of the Property 
Council of Australia remains a strong advocate for 
the creation of a TasWater Government Business 
Enterprise, it cautiously welcomes progress in 
the form of the agreement between TasWater and 
the Tasmanian Government to improve service 
delivery and governance arrangements. 

TasWater has improved immensely in the 
areas of planning and design detail, however 
administrative, legal and resource deficiencies 
still contribute to delays in building development. 

THE SOLUTION
The agreement between TasWater and the 
Tasmanian Government provides a great 
opportunity for a detailed review of TasWater’s 
overall design and approval process, however 
further efforts must continue to restructure 
TasWater ownership to form a Government 
Business Enterprise to improve overall service 
efficiency and delivery.

 Part of the process which contributes most to 
delays is the time it takes to obtain sign off for 
approvals; this issue must be addressed as a 
matter of urgency.

 TasWater must increase their holding stock of 
essential equipment (such as water meters) 
to a level which allows an instantaneous 
supply of product once it has been paid for by 
the client.

 The review must be undertaken with 
consultation from developers who will be able 
to identify the areas of the process that are 
most in need of change.
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4 FINALISE THE 
TASMANIAN 
PLANNING 
SCHEME

ISSUE
The introduction of the statewide planning 
scheme advocated by the Property Council 
of Australia will undoubtedly help to address 
inconsistencies and excessive red tape across 
the state’s interim planning schemes and help 
accommodate growth. However, securing the 
resources to facilitate these changes remains an 
issue for local councils. 

As part of the Tasmanian Planning Scheme, local 
councils have been made responsible for creating 
Local Provision Schedules to apply State Planning 
Provisions while also meeting the unique needs 
and objectives of areas under their governance.

Most councils are yet to complete and submit 
their Local Provision Schedules to the  
Tasmanian Planning Commission and this is 
holding back implementation of the Tasmanian 
Planning Scheme.

THE SOLUTION
To further accommodate growth, the Tasmanian 
Government must project manage the 
development of Local Provision Schedules 
through funding a unit to lead finalisation as their 
primary function.

 A firm date must be set for final submission of 
Local Provision Schedules to the Tasmanian 
Planning Commission for the statewide 
planning scheme.

• The Government must ensure councils 
have adequate resources to complete these 
schedules and set a hard deadline for all 
schedules to be finalised. 

• Where resources are insufficient, the 
Government should provide assistance in 
the form of standardised documentation 
and consultant support. 

• The Tasmanian Planning Scheme must be 
implemented in a single coordinated step, 
not in a drip-fed or staged manner across 
different municipal areas over an extended 
period of time.

 To speed up the process, the Tasmanian 
Planning Scheme should be amended to 
remove the requirement that Local Provision 
Schedules be submitted to the Tasmanian 
Planning Commission prior to public 
exhibition.

• This amendment will allow public 
representations to be coordinated within 
a singular submission to the Tasmanian 
Planning Commission, without delays 
encountered due to double handling.

 The Tasmanian Planning Scheme must 
include more certainty about the location and 
quantity of public open space contributions 
for individual parcels of land in the Local 
Provision Schedules.

 At a minimum, all interim planning schemes 
must be immediately available on the IPLAN 
website. 

• The IPLAN user interface should also be 
refined to improve website navigation and 
clarity around planning information. 
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5 ENCOURAGE 
INNER CITY 
HOUSING 
DEVELOPMENT

ISSUE
Throughout Tasmania there is a shortage of 
options for the increasing number of people 
wanting to live near or in our CBDs for 
employment or lifestyle reasons. Proximity to 
employment, services and infrastructure also 
positions inner city developments as viable social 
housing options.

Many under-utilised buildings and land parcels 
have the potential to be developed into either 
large-scale housing projects or standalone 
residences to offer increased diversity and 
amenity in inner city areas and accommodate the 
changing culture of the Tasmanian community.

THE SOLUTION
To increase housing supply in built up areas 
which are close to employment opportunities 
and established services and infrastructure, 
development of inner city land must be 
incentivised through several measures.

 Provision of land tax and stamp duty 
concessions for in-fill or inner-city residential 
development up to the equivalent value of the 
First Home Builder’s Grant.

 Incentivisation of heritage and commercial 
building revitalisition through project grants 
coupled with reasonable and consistent 
development requirements.

• Maintenance, revitalisation and use 
of existing buildings is important for 
upholding the unique cultural and 
architechtural integrity of our cities.

 Waiving or deferring early development fees 
and bonds for key development precincts 
to encourage bold new ideas and reduce 
construction times in high use areas. 

 Developing a strategy with key infrastructure 
providers such as TasNetworks and TasWater 
to fast-track installation for inner city 
projects.

 Adopting a social housing model of private 
sector investment and development matched 
with Tasmanian Government subsidies and 
community sector management.

• This model would deliver better outcomes 
for low income Tasmanians and dependable 
returns for investors, all while reducing 
pressure on the public housing system.

 State and local government commitment 
and cooperation to meet the objectives of the 
Hobart City Deal.
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6 DEVELOP THE 
GLENORCHY 
TO HOBART 
TRANSIT 
CORRIDOR 

ISSUE
The transit corridor running between the 
Glenorchy Interchange and Hobart CBD via Main 
Road, New Town Road and Elizabeth Street has 
been identified as a key strategic area to support 
further growth of the greater Hobart region.

Public transport and infrastructure development 
along the Glenorchy transit corridor is a key 
initiative in improving connectivity to Hobart’s 
growing northern suburbs, an area with 
significant capacity to accommodate increased 
housing density.

Residential and commercial development along 
the corridor will follow improved public transport, 
increasing urban population density and activity 
in the region, making it a more desirable place to 
live and in turn, support the increased investment 
and use of public transport services.

The management and resources required to 
deliver such an integral component of continued 
economic and residential development in 
Tasmania are above what local governments  
can provide. 

THE SOLUTION
To support and encourage increased residential 
density in the northern suburbs, the Government 
should take action to develop the Glenorchy to 
Hobart transit corridor, increasing amenity for 
people living along the length of the corridor 
through improved access to services, employment 
and education opportunities. 

 Funds must be allocated to establish the 
required public transport infrastructure 
quickly, providing immediate support for 
increased medium density housing in the 
northern suburbs. 

 • Bus system optimisation and bus travel 
priority measures must be implemented 
to improve public transport travel time 
and reliability.

 Land use change to support urban renewal 
and development along the length of the 
corridor (such as rezoning Light Industrial 
sites in the Glenorchy central area to 
Inner Residential) must occur in order 
to accommodate and encourage further 
residential activity in each of the nodes it 
services. 

 Existing barriers to development, such as 
planning restrictions in relation to height 
and other matters, must be eased along 
the length of the corridor in order to provide 
further incentives for medium density 
housing investment. Additional measures to 
incentivise development, such as Government 
funding of contamination assessments, 
should also be considered. 

 Improved urban design in the street and park 
networks within the corridor must also be 
encouraged.
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7 TAKE 
ADVANTAGE OF  
THE HOBART 
CITY DEAL

ISSUE
The Hobart City deal aims to provide a framework 
to support Hobart as it grows as a vibrant, liveable 
capital city.

Aside from major projects such as the proposed 
Antarctic precinct at Macquarie Point, the deal 
provides a great opportunity to consolidate land 
use planning and facilitate increased housing 
development.

Without state and local government coordination 
towards a long-term strategic view for Tasmania’s 
major urban areas, developers will be less 
motivated to commit to residential development 
projects due to uncertainty in relation to costs, 
timeframes and approval outcomes.

THE SOLUTION
The Hobart City Deal must be managed by 
state and local governments in a considered, 
coherent and coordinated manner to leverage 
public and private investment while delivering a 
strategic framework for future land use planning 
outcomes.

 The Hobart City Deal should deliver a 
Metropolitan Act which provides mechanisms 
to deliver investment certainty and a planning 
framework to attract development in inner  
city areas.

• This Act should contain clear development 
guidelines and provisions for limited 
exemptions from regulations for projects in 
line with the objectives of the city deal.

 For the Hobart City Deal to facilitate increased 
housing supply into the future the three tiers 
of government (Federal, State and Local) must 
work together to include long-term plans for:

• Education

• Private investment leverage

• Water and sewerage reform

• Public transport infrastructure

• Traffic management

• Digital connectivity
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Brian Wightman, Executive Director  
Property Council of Australia (Tasmania) 

PO BOX 8072 
Trevallyn TAS 7250 
0429 073 773 
ABN 13 008 474 422

www.propertycouncil.com.au
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Office of the Coordinator-General 

Level 1 Cornwall Square  
12-16 St John Street, Launceston TAS 7250 
PO Box 1186, Launceston TAS 7250 Australia 
Phone +61 3 6777 2786 
Email cg@cg.tas.gov.au  Web www.cg.tas.gov.au 
 

 

 
 
20/11/2018 
 
 
 
 
 
 

Subject: Tasmanian Development Regulatory Reform Project 
 
I am writing to make you aware of a significant reform project being undertaken by the Tasmanian 
Government; through the Office of the Coordinator General.  

You are an important stakeholder in our state and we would value your input. 

The primary purpose of the project will be to examine the opportunities to improve the regulatory 
processes associated with development in Tasmania.   

With your assistance; it is intended to identify how the regulatory processes could be reformed to reduce 
timeframes and cost implications for business operators, developers and the wider community while still 
ensuring that the objectives of the various statutory and/or regulatory controls are maintained.  

The project will examine the regulatory framework associated with development in Tasmania for 
residential, small business, commercial and industrial projects. 

It is anticipated the reforms may include the potential for concurrent approvals, prescribed permit approval 
timeframes for regulators; reduction of regulatory requirements for low risk development, and other red 
tape reduction measures. 

The Office of the Coordinator General has appointed Emma Riley of ERA Planning and Andrew Walker, 
Barrister and Solicitor (with the assistance of Stuart Wilson, Wilson Building Consultants, and SGS 
Economics and Planning) to undertake the project.  

Over the next few weeks ERA Planning will be in contact with you to extend an invitation to meet with 
Emma and Andrew.  It is anticipated that meetings will commence prior to Christmas and extend through 
to February 2019.  

As an initial step we are also seeking written submissions on the Property Council of Australia Tasmanian 
Division’s report ‘Removing the Regulatory Handbrake’ as well as the Property Council of Australia’s 
national report on ‘Cutting the Costs’. This will inform the first part of the project’s work to be completed 
by mid-December 2018 which is to consider the merits of the suggestions put forward by the Property 
Council.  
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A link to the reports is detailed below: 

https://www.propertycouncil.com.au/Web/News/Articles/News_listing/Web/Content/Media_Release/Natio
nal/2018/Transforming_state_agency_approval_processes_can_cut_costs_on_new_housing.aspx 

https://www.propertycouncil.com.au/Web/News/Articles/News_listing/Web/Content/Media_Release/TAS/2
018/Property_Council_lays_path_to_greater_housing_supply.aspx 

It would be appreciated if you could provide any comments or views on the merits of either or both of 
those reports by 4pm 6 December 2018 via email to enquiries@eraplanning.com.au or alternatively contact 
Emma Riley on 0409 787 715 or 03 6105 0443.  

Further information on the project please feel free to contact me on 0438 319 753 or via 
stuart.clues@cg.tas.gov.au. 

Yours sincerely 
 

 
 
Stuart Clues 
RED TAPE REDUCTION COORDINATOR   
 
Ph: (03) 6165 5027 (Direct) 
E: Stuart.clues@cg.tas.gov.au 
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Tree & Vegetation Vandalism Policy 
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Introduction 
 
Central Highlands Council acknowledges the many benefits that trees and vegetation 

contribute to the local environment.  Apart from providing shade, habitat for native wildlife 

and aesthetic beauty, trees also instil a sense of community pride. 

When a tree dies or is damaged by a selfish act of vandalism it affects the community in 

many ways including loss of amenity of the street or park and the expense of removing a 

vandalised tree and the cost of its replacement. 

Scope of this Policy 

This policy applies to all trees and vegetation on Council owned and managed land. 

Policy Statement 

Council is committed to the preservation of our public trees and vegetation.  Council will: 

 Investigate all reports of vandalism of trees; 

 Notify the police of reported vandalism; 

 Assess and attempt to repair damage to vandalised trees on public land; 

 Notify residents and the public of what has occurred and ask for their co-operation – 
this may be done by notice in the Highlands Digest and/or the Derwent Valley 
Gazette; 

 Erect signage on/or near trees/vegetation that has been vandalised (see below); 

 Replace severely damaged trees with advanced trees; and 

 Encourage residents to take pride in the trees in their street and to report any 
suspicious activities near trees. 

 

TREE VANDALISED 
 

Central Highlands Council will replace this tree 
 

REPORT TREE VANDALISM 
 

Phone:  62863202 
 

Central Highlands Council 
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What can the Public do to help 

Residents and the public will be encouraged to become involved by: 

 Contacting Council if they notice any unusual behaviour around trees; earlier 
notification provides a better chance of catching those responsible and being able to 
save a tree; 

 Volunteering to help nurture a tree back to health or ‘adopt a tree’ if the vandalised 
tree needs to be replaced; and 

 Talking to their neighbours to encourage awareness of any tree vandalism. 

Responses to vandalised trees in public land 

(a)  Remedial work 

If the damage to a public tree is serious, remedial work will be carried out to lessen the 

stress on the tree and to minimise any potential injury to the public.  Council staff will 

obtain advice from an experienced person on the best remedial action to take if 

required. 

(b)  Replacement of Vandalised Tree 

If removal of a vandalised tree becomes necessary, an advanced tree will be planted as 

close to the site of the original tree.  The siting of the replacement tree will be governed 

by the same criteria for planting of new trees.  These include location of underground 

services, sightline difficulties, proximity to built structures, suitability or replacement 

tree and remaining tree roots that may inhibit planting space. 

(c)  Protection of Replacement Trees 

A sign similar to the one below will be placed alongside the replacement tree detailing 

the reasons why the new tree was planted and encouraging residents to contact Council 

if they become aware of any further attacks: 

This advanced tree replaces the 
mature tree that was vandalised 

 
PLEASE PROTECT OUR PRECIOUS TREES 

 
Report any attempts of tree vandalism to: 

Central Highlands Council 
62863202 
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Alleviation of Dust Nuisance  - Roadworks 

Policy 
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POLICY INTENTION 
 

 To outline the process forwhen considering applications from residents or 
ratepayers for the alleviation of dust nuisances arising from roadsfrom 
residents or ratepayers, to enable a decision to be made by Council. 

 

APPLICATION OF POLICY 
 

 

 Council shall consider the number of residents affected by the situation and in 
addition shall consider the percentage of blocks of land fronting the section of 
road which have houses erectedbuilt on them.  As a guide, it should be 
expected that at least 50 per cent of the blocks have houses constructed on 
them. 

 

 Prior to any decision by Council, the Manager Works & Services shall conduct 
a vehicle usage assessment of the road to take into account the average 
annual daily numbers and type of traffic using the road. 

 

 The cost of the various alternatives to overcome the dust problem shall be 
presented to Council for consideration prior to making a decision.  Alternatives 
to be considered shall include construction to bitumen seal standard, gravel 
sheeting, bitumen or other stabilisation and treatment with dust suppressant 
chemicals. 

 

 Council shall seek a contribution from the property owners and where they are 
prepared to contribute to the proposed work (dollar for dollar basis) Council 
shall give priority to the work in the following annual budget.. 
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PURPOSE OF POLICY 
 

The purpose of the policy is to establish the authority for speaking to the media 

 

SCOPE 
 

This Policy applies to all staff and councillors. 

 

POLICY OBJECTIVES 

 

The Objectives of this policy are: 

 

 To ensure that staff and Councillors are aware of who can speak on behalf of Central 

Highlands Council. 

 To ensure that messages which come from Central Highlands Council are true, consistent 

and accurately reflect the views of the elected members. 

 To protect and promote the reputation of Central Highlands Council. 

 

RESPONSIBILITIES AND OBLIGATIONS 

 

(1) The Mayor, under Section 27 (1) (eb) of the Local Government Act 1993 is to act as 

spokesperson of the Council. 

(2) All media relations, on behalf of Council, shall be conducted through the Mayor./and in 

his/her absence the Deputy Mayor 

(3). The Mayor, under Section 27 (2A) of the Local Government Act 1993, by notice in writing, 

may delegate for a specified period, the function of acting as spokesperson of the Council to 

the Deputy Mayor, a Councillor or the General Manager 

(43) All ‘open’ decisions adopted by Council are public and can readily be quoted.  Matters raised 

in closed sessions are confidential and cannot be discussed with the media. 

(54) All views expressed, when acting as Council Spokesperson, must be those of the elected 

members. 
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 (65) Whenever Councillors publicly express their own opinions, they must make it clear that: 

 They are speaking for themselves as an individual and not a councillor; 

 Must not include personal criticism of other Councillors or Council staff; and 

 Must not disclose confidential information. 
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PURPOSE OF POLICY 

Central Highlands Council (the “Council”) has legal obligations in relation to the health and 
safety of employees and to others when they are on council premises.  The Council is 
committed to providing and maintaining a safe work environment, one that ensures the 
health and safety of employees and others at work.  A safe and productive work 
environment includes the respectful treatment of others in the workplace.  

The use of drugs or alcohol in the workplace may impair an employee’s ability to perform 
their work safely, efficiently and with respect for colleagues, community members and 
others. 

The purpose of this Policy is to reduce and eliminate the likelihood of possible injury and/or 
potential negative effects resulting from alcohol and drug use and/or abuse in the work 
environment.     

 

SCOPE 

This Policy applies to all staff, agents and contractors (including temporary contractors or 
subcontractors) of the Council, collectively referred to in this Policy as ‘workplace 
participants’. 

The obligations in this policy also extend to work-related functions and places that may not 
be Council premises but at which Council work is performed. A “work-related function” is 
any function that is directly connected to work, for example, conferences, work lunches or 
meetings, Christmas parties, client functions etc. Workplace participants are required to 
comply with this Policy at all work-related functions. This Policy also applies when workplace 
participants go to other workplaces in connection with work, for example when visiting a 
community member, client or supplier. 

It should be noted that in circumstances where a workplace participant’s behaviour or 
conduct may involve a breach of any Australian law, the Council may notify the police or 
other relevant government authority. 

 

DEFINITIONS 

“BAC” means Blood Alcohol Content. The prescribed limit for blood alcohol content in this 
Policy is Zero (0.00) grams of alcohol in 100 millilitres of blood. 

“Drugs” includes illegal drugs and prescription or pharmacy drugs, as defined below. 

“Illegal drugs” includes any drug prohibited by State or Federal law. For the purposes of this 
Policy, marijuana is considered to be an illegal drug. “Illegal drugs” also includes prescription 
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or pharmacy drugs (as defined below) which are used without the necessary prescription or 
for non-medical purposes. 

“Positive Result for Alcohol” means a blood alcohol concentration of greater than zero 
(0.00), or the refusal to undergo a test. 

“Positive Result for Drugs” means detection of a drug of the cut-off level or higher as 
referred to in the relevant standard, which for Australia is currently: ‘Australian Standard 
4308/2001: Recommended Practises for the Collection, Detection and Quantification of 
Drugs of Abuse in Urine’. 

“Prescription and Pharmacy drugs”: The Council recognises that workplace participants 
may have legitimate medical reasons for taking some medications, prescribed for them by a 
medical practitioner.  Employees may also have legitimate reason to use some non-
prescription medications which are lawfully available at Australian pharmacies. These drugs 
are referred to in this policy as “prescription and pharmacy drugs”. 

 

POLICY  

Alcohol and drugs are prohibited in any Central Highlands Council workplace or worksite 
except where exempted in this policy. 

Except as set out in this Policy, workplace participants are not permitted to do the following: 

(a) work while under the influence of drugs or alcohol; 

(b) commence or return to work while under the influence of drugs or alcohol;  

(c) consume drugs or alcohol during work or at the workplace; or 

(d) possess illegal drugs in the work environment. 

 

Illegal Drugs 

Workplace participants must not be in possession of illegal drugs at work, or bring them into 
the workplace. Workplace participants must not sell or provide illegal drugs or prescription 
or pharmacy drugs at work. Such conduct constitutes serious misconduct and may also 
constitute a criminal offence, in which case the Council may notify the police. 
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Prescription and Pharmacy Drugs 

Where a workplace participant is taking prescription or pharmacy drugs for medical 
purposes, the workplace participant will not breach this Policy by attending work, if: 

(a) The workplace participant takes the prescription and pharmacy drugs in accordance 
with the instructions of their medical practitioner and normal directions applying to the 
use of those drugs; 

(b) The workplace participants does not misuse or abuse prescription or pharmacy drugs; 

(c) The workplace participant informs him/herself of the impact of consumption alcohol on 
prescription and pharmacy drugs and they limit consumption accordingly;  

(d) The workplace participant checks with their medical practitioner or pharmacist about 
the effect of the drug on their ability to drive vehicles, operate machinery and safely 
perform their normal work duties. If a workplace participant’s ability to perform work 
safely is affected, or could be affected, the workplace participant should obtain this advice 
in writing from the medical practitioner or pharmacist and provide it to the General 
Manager before undertaking their work after taking prescription and pharmacy drugs; 

(e) Where a workplace participant is taking prescription or pharmacy drugs that contain a 
warning that the person should not drive a vehicle or operate machinery, the workplace 
participant must not drive a Council vehicle or operate machinery; and 

(f) Further, if a workplace participant is taking prescription or pharmacy drugs and feels 
that their ability to safely drive a vehicle or operate machinery is affected, the workplace 
participant must not drive a Council vehicle or operate machinery and must notify their 
supervisor of this fact. 

If the Council suspects that the workplace participant’s ability to safely perform work is 
affected, the Council may take steps to address the issue in accordance with this Policy. 

The prohibition relating to drugs will not be waived in any circumstances, except as set out 
above in relation to prescription and pharmacy drugs. 

 

Consumption of Alcohol 

The General Manager may waive the prohibition on the consumption of alcohol in certain 
circumstances for special functions, for example, at a staff function, Christmas party or 
client functions.  This waiver should be provided in writing. 

Any alcohol kept on Council premises for any function must be kept in a locked cupboard 
and the key be held by the officer/person responsible for the depot or office site. 
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Even when the General Manager waives the general prohibition on consumption of alcohol, 
the following restrictions continue to apply at all work-related functions: 

 Workplace participants must consume alcohol responsibly; 

 Workplace participants must not become inebriated or drunk. As set out above, it is 
a condition of waiving the prohibition on alcohol that workplace participants 
consume alcohol responsibly; 

 Workplace participants must uphold an appropriate standard of behaviour at all 
times; 

 The restrictions set out below in relation to Council vehicles and machinery continue 
to apply; and 

 Workplace participants must ensure a safe means of transport from such functions. 
Workplace participants must not drive any vehicle if they are assumed over the legal 
blood alcohol limit. Workplace participants who do not have a means of transport 
should advise their supervisor or manager in order to arrange transport. 

 

Alcohol and Illegal drugs 

Workplace participants must not, in any circumstance, drive a Council vehicle or operate 
machinery if they are under the influence of alcohol or illegal drugs. 

The Council will not accept liability for any damage to a Council vehicle or equipment, an 
injury to another person, or damage to property caused by a workplace participant’s use of 
a Council vehicle or its equipment while under the influence of alcohol or illegal drugs.  

The workplace participant will be personally liable in such circumstances. 

Duty of Care - Central Highlands Council Employees (including Contractors) 

It is every employee’s duty of care to notify their immediate supervisor if they believe 
another Central Highlands Council employee or Contractor is affected by drugs or alcohol 
at any Council worksite. 

 

WHAT WILL THE COUNCIL DO IF IT SUSPECTS A WORKPLACE PARTICIPANT IS AFFECTED BY 
DRUGS OR ALCOHOL? 

If the Council suspects on reasonable grounds that a workplace participant is under the 
influence of drugs or alcohol at the workplace, the Council will take the necessary steps to 
address the issue. Such grounds include (but are not limited to) where the workplace 
participant is unable to co-ordinate their actions, has red or bloodshot eyes or dilated 
pupils, smells of alcohol, acts contrary to their normal behaviour, or otherwise appears to 
be affected by drugs or alcohol. 
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In circumstances when the Council suspects a workplace participant to be under the 
influence of drugs or alcohol the Council may take any or all of the following actions: 

 Direct the workplace participant to go home; or 

 Direct the workplace participant to attend a medical practitioner and submit to a 
medical examination to determine whether the workplace participant is fit to safely 
perform their duties. The medical examination may include a drug and/or alcohol 
test, such as a blood test or urine test. Further in relation to prescription or 
pharmacy drugs, the Council may require evidence as part of the medical 
examination about the effects and proper usage of the drug. The workplace 
participant may be directed to go home following the medical examination. 

If the workplace participant refuses to attend a medical examination, the workplace 
participant will be directed to go home. Refusal to attend a medical examination or refusal 
to go home constitutes a breach of this Policy and may result in action being taken against 
the workplace participant, as set out below under ‘Breach of this Policy’. 

Where a workplace participant is sent home or required to attend a medical examination, 
the workplace participant must report to the General Manager to discuss the incident the 
following working day. The Council will deal with the issue as set out below under ‘Breach of 
this Policy’. 

It should be noted that information obtained through a medical examination will not be 
used by the Council other than for the purposes for which it is collected. The purposes of 
such testing are to ensure the health and safety of workplace participants, to apply this 
Policy, and for disciplinary purposes. 

 

WHAT WILL THE COUNCIL DO IF IT FINDS DRUGS OR ALCOHOL ON COUNCIL PREMISES? 

If the Council finds drugs or alcohol on Council premises in breach of this Policy, the Council 
may take any or all of the following steps: 

 Investigate the matter in order to determine who is responsible, including by 
conducting searches; 

 Require some, or all, workplace participants to undergo a medical examination in 
order to test for the presence of drugs or alcohol; 

 Workplace participants are required to co-operate in any investigation of such 
matters.  

Failure to co-operate or providing false information in an investigation constitutes a breach 
of this Policy and may result in action against the workplace participant, as set out below 
under ‘Breach of this Policy’. 
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WHAT WILL THE COUNCIL DO IF IT SUSPECTS A WORKPLACE PARTICIPANT HAS DRUGS OR 
ALCOHOL IN THEIR POSSESSION AT WORK? 

If the Council suspects that a workplace participant has drugs or alcohol in their possession 
at work, the Council may take any or all of the following steps: 

 Investigate the matter to attempt to determine whether the workplace participant 
does have such drugs or alcohol in their possession; 

 Request the workplace participant to open their locker, bag, or vehicle or to empty 
their pockets or jacket for the purpose of locating any drugs or alcohol. Workplace 
participants are expected to permit such inspection and co-operate with Council 
officials investigating such matters. 

Workplace participants are required to co-operate in any investigation of such matters. 
Failure to co-operate or providing false information in an investigation may result in action 
being taken against the workplace participant, as set out below under ‘Breach of this Policy’. 

 

BREACH OF THIS POLICY 

If an employee is found to have breached this Policy, they will be subjected to disciplinary 
action. The type and severity of the disciplinary action will depend upon the circumstances 
of the case and the seriousness of the breach. In serious cases, this may include termination 
of employment. 

Examples of disciplinary action that may be taken include (but are not limited to): 

 counselling; 

 a formal warning; 

 demotion; 

 transfer to another area; 

 suspension; and 

 termination of employment. 

Agents or contractors (including temporary contractors) of the Council who are found to 
have breached this Policy may have their contracts with the Council terminated or not 
renewed. 

In circumstances where a workplace participant’s behaviour or conduct may involve a 
breach of any Australian law, the Council may notify the police. 
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ACCESS TO POLICY 

The contents of this Policy are an accurate reflection of the conditions applying to drugs and 
alcohol at work. This Policy does not form part of any contract between you and the Council. 

If a workplace participant is unsure about any matter covered by this Policy, they should 
seek the assistance of the General Manager. 

Please complete the Workplace Participant Acknowledgement. Once signed, the page 
should be returned to the General Manager. 
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WORKPLACE PARTICIPANT ACKNOWLEDGEMENT 

Central Highlands Council Drug and Alcohol Policy 

 

I acknowledge receiving the Central Highlands Council Drug and Alcohol Policy.  I confirm 

that I understand the information contained in the Policy and agree to comply with the 

terms of the Policy. 

 

Your name:   

Signed:   

Date:   
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1. Background 
 
Central Highlands Council has a responsibility, as far as reasonably practicable, to eliminate 
risks to health and safety, and if it is not reasonably practicable to eliminate risks to health 
and safety, to minimise those risks as far as is reasonably practicable, as stated in Section 19 
of the Work Health & Safety Act, 2012 (The Act).  

Central Highlands Council must, as far as is reasonably practicable, provide and maintain a 
safe work environment with safe systems of work, and plant and substances maintained in a 
safe condition. 

Several diseases can be transmitted from an infected person to an employee by accidental 
exposure to blood and other body substances.  This policy is concerned with blood borne 
diseases as follows:- 

 HIV/AIDS 

 hepatitis B 

 hepatitis C 

 

2. Application 

This policy applies in all workplaces in relation to occupational exposure incidents involving 
employees.         

 

3. Policy 

3.1 Central Highlands Council is committed to ensure that working environments, 
equipment and systems of work are designed to prevent occupational exposure 
incidents in the workplace.  

3.2 All exposures to blood and body substances shall be reported immediately to the 
Supervisor or Manager. 

3.3 Supervisors/Managers shall ensure that the employee consults with a Medical 
Practitioner for review, blood testing and counselling, (where relevant) as soon as 
possible. 
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3.4 If identifiable, the Source person shall also be evaluated.  Explicit and informed 
consent of the individual must be obtained and pre and post test counselling 
arranged for the individual. 

3.5 Confidentiality shall be maintained. 

3.6 All Council workplaces shall develop and implement procedures relevant to their 
own environments to manage occupational exposures. 

 

4. Responsibilities 

Managers 

4.1. Managers/supervisors shall ensure that the employee’s exposure site has been 
cleansed thoroughly as appropriate. 

4.2. Managers/supervisors shall ensure that the employee has consulted a Medical 
Practitioner and that blood has been taken from the employee if applicable. 

4.3. Managers/supervisors shall investigate whether a known source individual is 
involved and if so, consult a Medical Practitioner to arrange blood to be taken from 
the source individual. This must include gaining explicit and informed consent of the 
individual and arranging pre and post test counselling for the individual. 

4.4. Managers/supervisors shall ensure that follow up counselling processes are in place 
for the employee. 

4.5. Managers/supervisors shall conduct an investigation and complete the Incident 
Report form. 

Employees 

4.6. Employees shall report any occupational exposure incident to the relevant 
manager/supervisor as soon as practicable and complete the Council’s Incident 
Report Form. 

4.7. Employees shall initiate first aid action as appropriate e.g. wash area. 

4.8. Employees shall consult Medical Practitioner or Approved Health Care Worker for 
assessment of incident, blood testing and follow up counselling as appropriate. 
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5. Glossary 
 

5.1. Occupational Exposure:- Accidental exposure to blood and/or body substances 
including: 
 

 Needle stick injury; 

 Penetration injury with contaminated sharp objects; (This may include 
scratching/biting); and 

 Splashing of blood and/or body substances into mucous membranes of 
mouth, nose and eyes. 
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