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sent to your organisation's Signatory (as nominated in the GMS Portal) acknowledging receipt of the 
application. 

 The application form should be considered in conjunction with NSRF Guidelines and other programme 
documentation, which are available from the Department's website www.infrastructure.gov.au/NSRF. 

 Applicants are only permitted to submit no more than 2 application(s) per round under NSRF. 

Completing the Application Form  

 The NSRF application form is divided into tabs that sit in a row near the top of your screen. Each tab relates to a 
different aspect of the application. You must complete the 'Before you Begin' and 'Checklist' tabs before you 
can access the remaining tabs. 

 It is recommended that you read through this document before you begin answering questions from the 
'Applicant Information' tab onwards. You can only jump (or skip) tabs once all tabs have been opened. 

 To be eligible for NSRF funding, applicants are required to submit a completed application form and provide all 
required documents via the online form process, unless alternative arrangements have been agreed by the 
Department. 

 Applicants must complete all mandatory questions within the application to be considered for NSRF funding. All 
questions are mandatory unless otherwise stated. 

 Please note, funding will not be provided for activities commenced prior to announcement of the funding 
decision. Financial commitments entered into before announcement and before a grant agreement has been 
executed with the Department are done so at the risk of the Grant Recipient.  

Uploading Documents  

 It is a system requirement that documents uploaded as part of this application are less than 15MB each and 
have a file name of less than 45 characters, including spaces and the file extension (for example, '.docx' or 
'.pdf'). 

 It is recommended that document sizes be kept to a minimum to reduce upload times. Applicants using a slow 
internet connection may experience a slow document upload speed. 

 Succinct documents are preferred, and documentation should be commensurate with the size of the project. 

 For advice on uploading documents (such as naming conventions and reducing the size of documents) please 
refer to the User Guide. 

Disclosure of Information  

 In the process of assessing your application, information in this form may be provided to relevant third parties 
(such as state/territory government agencies, organisations and individuals), including those you identify in 
your application. 

 Information relating to individuals will be protected under the Privacy Act 1988. Requests for access to such 
information, where not agreed to by proponents, will be dealt with under the provisions of the Freedom of 
Information Act 1982. 

Submitting the Application  

 Applications are to be submitted online through the GMS Portal. For more information on how to complete this 
process, please refer to the User Guide. 

 Applications can only be submitted once the applicant organisation's Signatory has completed the ‘Legal 
Authorisation’ tab, which includes the Legal Authorisation and Declaration of Conflict of Interest. Once the 
‘Legal Authorisation’ tab has been completed all previous tabs will be locked. To submit the application, the 
Signatory must press the ‘Submit’ button on the ‘Submit’ tab. 
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 If you are experiencing any difficulties or have questions regarding the submission of your application, please 
email the NSRF mailbox at nsrf@infrastructure.gov.au. 

Cancelling or Withdrawing the Application  

 Un-submitted applications can be cancelled by applicants within the GMS Portal by selecting the ‘Cancel 
Application’ button. This will also leave an archived version of your application in your list of NSRF applications. 
The person that cancels the application will receive confirmation of the cancellation via email. Cancelled 
applications can be reactivated as long as no active NSRF applications exist for your organisation in the GMS 
Portal. For further information please see supporting documents on the Department’s website. 

 To withdraw a submitted application your organisation's Signatory must provide a written request to the 
Department via email to nsrf@infrastructure.gov.au . Please allow three working days for the Department to 
process withdrawals. New applications cannot be commenced or submitted until the withdrawal process has 
been completed by the Department. The Signatory will receive confirmation of the withdrawal via email. 

Further Enquiries  

 If you have any GMS Portal technical enquiries, please contact the Helpdesk on 1800 005 494 or email 
GMSHelpdesk@infrastructure.gov.au. General NSRF programme enquiries should be sent to 
nsrf@infrastructure.gov.au . 

Acknowledgement  

Acknowledgement on behalf of Great Lakes Council that the information above has been read and is understood has 
been submitted on 28 July 2015 03:49 PM by .  

 

Tab: Checklist  
National Stronger Regions Fund - CHECKLIST  

1. National Stronger Regions Fund – Checklist  

 
 
REGIONAL DEVELOPMENT AUSTRALIA COMMITTEE ASSISTANCE CHECK  
 
 
Regional Development Australia (RDA) Committees’ are available to provide assistance to applicants.  
 
 
Did you consult with your local RDA Committee regarding this application? No 
 
 
 
ELIGIBILITY CHECK  
 
 
These questions will help you determine whether your application will be eligible for funding under the NSRF.  
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Before proceeding, confirm that you meet each of the following eligibility criteria by 
ticking all checkboxes.  

 

 (Confirmed) be an eligible applicant (see 4.2 and 4.3 of the NSRF Round 2 Guidelines);  
 (Confirmed) be for an eligible project (see 4.4 and 4.5 of the NSRF Round 2 Guidelines);  
 (Confirmed) seek a grant of at least $20,000 and up to a maximum of $10 million;  
 (Confirmed) match the NSRF grant in cash on at least a dollar for dollar basis;  
 (Confirmed) all partner funding is confirmed;  
 (Confirmed) the NSRF funded component of the project be completed on or before 31 December 2019;  
 (Confirmed) deliver an economic benefit to the region beyond the period of construction; and  
 (Confirmed) submit a completed application, including the mandatory documents listed at Section 4.6 of the 

NSRF Round 2 Guidelines.  

 

Tab: Applicant Information/Applicant Details  
Applicant Details 

Note: If the pre-populated details below are not correctly recorded ask your organisation's GMS Portal Administrator to 
update the 'Organisation Details' and 'Manage User' pages within the GMS Portal.  

Legal Name of the Applicant 

Great Lakes Council 

Australian Business Number of Applicant 

60 343 393 217 

Applicant Type 

Local Government Authority 

If you are a not-for-profit organisation, please upload a certificate of incorporation with 
all mandatory and other documents at the Document Dropbox in Question 30.  

Physical Address of the Applicant  

Street Address Line 1  Breese Parade 
Street Address Line 2   
Suburb/Town  FORSTER 
State/Territory  New South Wales 
Postcode  2428 
Organisational Email Address  council@greatlakes.nsw.gov.au 
Website   

Post Address of the Applicant  

Street Address Line 1  PO Box 450 
Street Address Line 2   
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Suburb/Town  FORSTER 
State/Territory  New South Wales 
Postcode  2428 

Signatory for your organisation(the Chief Executive Officer, General Manager or 
equivalent)  

 
Note:if the pre-populated details above are not correctly recorded in the GMS Portal, ask your organisation’s GMS Portal Administrator to 
update the Signatory on the Manage Users page.  

 

2. Contact Person within the Applicant organisation regarding the Project (for example, 
the Project Manager)  

 
Note:this person must be a User of the GMS Portal. The Signatory or Administrator may add a new User, by going to the Manage Users page. 

 

Please provide additional details of Contact Person (for example, relationship to the project, professional memberships, 
qualifications etc).  
Manager Property and Building Assets, Great Lakes Council.Bachelor of Business (CSU) 
 

Tab: Applicant Information/Consortium Details  
Consortium Details 

3. Are you applying as: 

 A sole applicant  

 

Tab: Project Information/General Details  
4. Project Title  

Project definition - the component for which funding is being sought in this application  

Project Title example: Upgrade the Regional Airport at Smalltown (using the preferred format of activity – infrastructure 
– location as per this example)  

Please provide a Project Title Maximum 50 characters  

Development of the Forster Civic Precinct 

5. Brief Description of the Project Outcome.  

Outcome definition - what the project expects to achieve through implementation.  

For example: The outcome of this project is to redevelop the Airport to increase visitor numbers and facilitate trade.  
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Please provide a brief overview description of the Project outcome, to be used in media releases, launches and other 
promotion documents. Maximum 700 characters.  

The outcome of the project is to deliver a regional scale multipurpose civic precinct that meets the needs of the 
community today and long into the future. The project will deliver enhanced community facilities that will also 
reinvigorate the precinct and adjoining town centre in economic, social and recreational terms. The project represents
a significant development for the Forster town centre, providing high quality facilities capable of meeting the 
expectations and requirements of visitors and residents. Provision of the civic facilities will also serve as a catalyst for 
further residential and commercial development, both within the subject site and across the broader town centre 

6. Output(s) of the Project.  

Output(s) definition - the individual items delivered on completion of the project.  

For example: The outputs for the project consist of:  

 Airport building  
 1km extension to runway  
 25 new runway lights and associated electrical upgrades  
 Carpark 
 Terminal apron  

Please describe the Output(s) of the Project Maximum 1500 characters  

Great Lakes Council (GLC) are proposing to develop the Forster Civic Precinct, a regional scale multipurpose precinct 
which delivers the following facilities: • New and expanded 2,000 sqm public library. • Pubic performance space. • 
Visitor Information Centre (VIC). • Community meeting spaces. • Outdoor community spaces. • Associated 
landscaping. • Associated infrastructure and car parking. The project represents a significant development for the 
Forster town centre, providing high quality facilities capable of meeting the expectations and requirements of visitors 
and residents. Provision of the civic facilities will also serve as a catalyst for further residential and commercial 
development, both within the subject site and across the broader town centre. The Great Lakes Local Government 
Area (LGA) is under-serviced in terms of cultural and community infrastructure. The Forster School of Arts Hall was 
decommissioned in 2007 and has not been replaced, leaving the area without a performing arts centre to support a 
range of key local events. The Great Lakes Library is a heavily utilised regional facility which is currently only half the 
recommended size in order to fully service local demand. The development will provide a high quality civic facility, 
library and visitor information centre, which is open, inviting and accessible to users. The project will provide an 
enhanced aesthetic and a more vibrant town centre 

7. Please provide the following dates. 

Note:The NSRF Project must be completed by 31 December 2019 and funding will not extend beyond the 2019-20 
Financial Year  

Estimated or actual construction start date of the 
Project that NSRF funding will be used for  

01 Nov 
2016 

Estimated or actual construction finish date of the 
Project  

30 Jun 
2018 

8. Please provide estimates of the full-time equivalent employment (FTE) numbers 
generated as a result of the Project (Note: The figures entered here should be consistent 
with your application and evidence).  

FTE during construction  26 
FTE post construction  8 

9. Please indicate the current stage of development in relation to the progress of your 
Project. 

The project is at the early stages, plans are conceptual and budgets have not yet been prepared. 
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Tab: Project Information/Licences or Approvals  
Project Licences or Approvals 

10. What is the status of any licences or approvals required before the project can 
commence (for example, building or planning approvals, zoning applications, 
environmental impact determinations etc..). 

 Been identified 

Please upload details of all required licences or approvals in the Document Dropbox at Question 30 as an Other 
document.  

 

Tab: Project Information/Programme of Works  
Programme of Works 

11. Is this project part of a larger programme of works? 

 No 

 

Tab: Project Information/Project Location  
Project Location 

12. Where is the Project you are applying for located? 

Upload location details below and if the Project are across multiple sites please upload these locations as well after 
completing details of the Primary Project Location.  
Latitude and Longitude digital values can be obtained from Google maps (https://www.google.com.au/maps) and 
right clicking on the location, selecting ‘What’s here’. The latitude and longitude will then be given at the top of the 
screen e.g Latitude: -35.3083 and Longitude: 149.1242.  

Location Name  Latitude  Longitude  Type  Address  LGA Area  Electorate
Primary Project 
Location 

-
32.182804 152.514183Single 

location 
Cnr of West, Middle and Lake Streets Lots 
11,12,13 DP 47987 Forster nsw. 2428  

Great Lakes 
Council Lyne 

For each location please attach a satellite image or map that shows the geographic 
location(s) of the Project in the Document Dropbox at question 30 as an Other document. 

Note: the Department will not accept hyperlinks to websites. 
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Tab: Project Financials/Project Delivery  
Project Delivery 

20. Do you have contingency arrangements in place to cover any cost overruns or any 
of your funding partners fail to make their contribution? 

 Yes - please give evidence of contingency at question 30.  

If yes, please provide details of contingency arrangements. Maximum 1500 characters.  

Council has committed $6 million to this project in its current 2015/2016 budget and delivery & operational plans. 
Council has identified this issue in its risk management plan and has identified strategies to deal with any cost overruns. 
Council will publicly tender the works, engage a quantity surveyor to verify project estimates, enter into a fixed price 
contract (to avoid cost overruns)allow a contingency within its budgets, manage project creep (stick to project 
defined scope) and fund any cost overruns if they arise from its annual budget derived from rate revenues. Refer also 
to risk management plan and procurement plan attached to our submission. 

21. Have the cost estimates for the Project been independently assessed? 

 No  

22. Have the ongoing costs for which you will be responsible once the Project is 
completed (such as operational costs, maintenance, public liability and employment) 
been budgeted for? 

Note: NSRF funding cannot be used for ongoing costs.  

 Yes, please upload evidence in the Document Dropbox at Question 30. Evidence requirements vary according 
to the size of the project and the size of the NSRF funding being sought. Please refer to the NSRF Guidelines.  

23. Has anyone involved in managing the Project been bankrupt or convicted of 
fraudulent or criminal activities? 

 No  

24. In the past two years has the Applicant (or a consortium member, if applicable) been 
involved in any legal proceedings that will impact on the Project? 

 No  

 

Tab: Project Financials/Applicant Financials  
Applicant Financials 

25. Please provide a summary of the Applicant’s financial details for the two of the three 
most recent consecutive financial years in the table below.  
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Upload the Applicant’s audited financial statements in the Document Dropbox at 
Question 30. The statements must include the auditor’s statement and signature.  
 
Note: Ensure that the figures are accurately transcribed into the table below and match 
the mandatory documents uploaded at Question 30. 

Financial Year  2013/2014 2012/2013 
Revenue  $69,452,000 $74,595,000 
Expenses  $65,725,000 $67,181,000 
Total Assets  $791,518,000 $786,628,000 
Current Assets  $46,902,000 $60,002,000 
Total Liabilities  $72,616,000 $74,281,000 
Current Liabilities  $23,050,000 $22,537,000 
Cash or Equivalent on-hand  $4,615,000 $4,687,000 
 

Tab: Assessment Criteria  
Assessment Criteria 

Your application will be appraised against the following Assessment Criteria.  

Applicants are advised to present a strong case against each of the Assessment Criteria, with all claims supported by 
evidence and to note the following:  

 Make sure you press the 'Save' button regularly to prevent the online application form access timing out as this 
will result in unsaved work being lost. 

 Responses to the Assessment Criteria must be completed in the application form; 

 Responses to the Assessment Criteria must be concise and are limited to 5000 characters (including spaces) per 
Assessment Criterion field; 

 Any response to the Assessment Criteria beyond 5000 characters (including spaces) will not be recorded; and 

 Supporting documentation at Question 30 should provide evidence in support of the claims against each 
Assessment Criteria rather than expand on your response to the Assessment Criteria and be uploaded under 
'Other document'. 

26. Assessment Criterion 1: the extent to which the Project contributes to economic 
growth in the region  

Investment in expanded civic infrastructure is critical to the ongoing economic development of Great Lakes. The 
proposed centre will provide an enhanced and more attractive civic space for administration, library and visitor 
information centre uses, and more functional and interactive space for community and visitor use. This is expected to 
contribute to socio-economic growth in the region through: • Direct economic benefits, providing an immediate boost 
to the regional economy through increased economic activity and direct employment during construction phase and 
ongoing employment and induced resident and visitor expenditure once the precinct is operating. • Increased usage 
of library services, and delivery of services that are in keeping with modern and emerging trends in library service 
provision and meet the needs and desires of library users, providing potential for enhanced learning outcomes. • 
Increased usage of the visitor information centre, and more effective delivery of visitor information centre services, due 
to improved attractiveness and accessibility. • Increased tourist attraction and facilitation of local and regional events, 
the current lack of suitable performance space limits opportunities for local groups and limits the region’s ability to 
attract significant events. Economic analysis indicates construction of the $12 million Forster Civic Precinct in the Great 
Lakes economy would lead to a corresponding increase in value added activity of $4.0 million, comprised of $1.7 
million directly, $0.9 million generated from related intermediate industries, and $1.5 million through consumption 
effects as wages and salaries earned are spent in the local economy. Construction of the project is also estimated to 
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support 26 full time equivalent (FTE) jobs, including both direct and flow-on impacts. Once operational, the precinct 
will deliver economic benefits through ongoing activities as well as increased visitation (and visitor spend) attracted to 
the region to attend performances, events and exhibitions at the facilities. Operational activities and induced visitation 
are estimated to generate approximately $1.0 million in value added activity per annum including direct and flow on 
impacts, supporting around eight FTE jobs each year. The net present value of the Forster Civic Precinct, using a 7% real
discount rate and over a 30 year assessment period, is estimated to be $10.1 million, with a benefit to cost ratio of 1.55. 
The Forster Civic Precinct is a much need piece of infrastructure. The Forster School of Arts Hall was decommissioned in 
2007 and has not been replaced, leaving the area without a performing arts centre to support a range of key local 
events. The Great Lakes Library is a heavily utilised regional facility which is currently only half the recommended size in 
order to fully service local demand based on NSW State Library benchmarks. Provision of the civic facilities will serve as 
a significant catalyst for further residential and commercial development, both within the subject site and across the 
broader town centre. A specific opportunity has been identified to partner with the private sector to develop over 55’s 
residential and associated commercial space above and adjacent to the proposed library and visitor information 
centre building. High level economic modelling indicates this additional construction activity alone could support an 
additional $6.5 million in value added activity and 54 FTE jobs. Once operational, the commercial development would 
help to create a greater critical mass of business activity within the Forster town centre. Additional details regarding 
the economic benefits of the project can be found in the Forster Civic Precinct Business Case document attached to 
this funding submission. 

27. Assessment Criterion 2: the extent to which the Project supports or addresses 
disadvantage in a region  

The Great Lakes LGA is under-serviced in terms of cultural and community infrastructure. Of significant note: • The 
Forster School of Arts Hall was decommissioned in 2007 and has not been replaced, leaving the area without a 
performing arts centre to support a range of key local events. • The Great Lakes Library is a significant regional facility 
which is utilised by a large proportion of the Greta Lakes population. The current 780 sqm library is identified as being 
only half the recommended size in order to fully service local demand based on NSW State Library benchmarks. The 
lack of adequate facilities significantly disadvantages the Great Lakes area, compounding a regional disadvantage 
which includes: • High unemployment: At the end of 2014 the Great Lakes unemployment rate was 2.2 percentage 
points higher than the NSW average at 7.9%. The region has experienced above average unemployment for the 
majority of the post-GFC period • Low incomes concentrated in low skilled industries: In 2011 average household 
incomes were just $1,008 per week (approximately 65% of NSW and national averages). The volatile and low paying 
retail trade and accommodation and food services sectors accounted for 28% of local jobs (by place of work) in 2011. 
• Low education outcomes: The region records lower levels of year 12 completion and tertiary qualification attainment 
compared to NSW and national benchmarks. In 2011 the Great Lakes LGA registered a SEIFA index of 932.3, identifying 
the area as disadvantaged overall across a range of indicators (low income, low educational attainment, high 
unemployment, and jobs in relatively unskilled occupations). The recent dropping off the edge report (Jesuit Social 
Services & Catholic Social Services Australia, 2015) identifies Forster and as one of the 40 most disadvantaged regions 
in NSW. The proposed Forster Civic Precinct would help address current disadvantage through several avenues, 
including: • Improved cultural capital: the civic precinct will be an enabler for creative industries fostering growth and 
assisting the diversification of the regional economy. • Improved library services: the Great Lakes Library provides a 
range of educational elements programs in addition to public learning space. Expanding and upgrading the facilities 
to a standard and scale that fully service demand will build social, cultural and economic capital, support social 
inclusion and promote literacy and life-long learning. • Improved access for social arts and cultural groups: the current 
lack of infrastructure limits the growth and collaboration potential of these groups. Given the assessed scale of unmet 
demand, it is likely that the provision of additional infrastructure would see substantial growth in this sector. • Improved 
visitation and induced expenditure: o There are currently limited suitable venues for hosting a range of community 
events. Providing suitable events space would allow local performers an opportunity to develop and potentially 
provide access to a wide range of events which are currently effectively excluded. o There exists significant potential 
for enhanced visitor experiences and greater repeat tourist visitation as a result of expanded visitor information centre 
services. There is a pressing need for new investment in the Forster town centre. Suitable civic facilities are critical to 
service current and future population needs, and to drive broader economic development. The Forster Civic Precinct 
development is expected to be a catalyst for broader revitalisation of the town centre, including a repositioning of 
retail and commercial activity, and providing substantial lifestyle amenity to support significant residential 
development in the surrounding area. Without the catalyst of the Forster Civic Precinct development, the likelihood of 
the Forster town centre attracting significant investment and growth is questionable. The NSRF funding will enable 
Great Lakes Council to deliver a higher quality civic centre, which is more open, inviting and accessible to users. The 
NSRF funding is crucial to delivering a high-functioning civic administration, performing and events space, library and 
visitor information centre suitable for meeting the current and future needs of Great Lakes resident and visitors. Without 
the NSRF funding Great Lakes Council will be unable to deliver as high a quality and accessible facility, which is likely to 
impede the overall public realm benefits the region could achieve through the proposed Forster Civic Precinct 
development. For additional details refer to the Forster Civic Precinct Business Case attached to this submission. 

28. Assessment Criterion 3: the extent to which the Project increases investment and 
builds partnerships in the region  
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The Forster Civic Precinct represents a significant catalyst project for the Forster town centre. It will create the 
opportunity for significant private sector investment through the facilitation of public-private partnerships, attraction of 
new major investors and increased collaboration and investment from existing businesses. The resultant increased 
economic activity within the town centre will provide greater opportunities to attract additional private enterprises as 
well as develop industry clusters that contribute to the sustained growth of local businesses. The Forster Civic Precinct 
development will be a collaborative project that demonstrates to key investors and stakeholders that Great Lakes 
Council is committed to delivering significant projects that secure the economic, social and environmental future of 
the community. A key priority for the project will be the establishment of effective partnerships across stakeholders 
including residents, land owners, businesses, community organisations and government agencies, to deliver on the 
project vision. All population groups and key stakeholder groups will be effectively involved in informing the design, 
development and ongoing activation of the city centre through a rigorous engagement process. In order to carry out 
the development and associated sub-projects, Great Lakes Council will develop strategic partnerships with varying 
commercial entities to pursue investment in and development of strategic sites that contribute to encouraging new 
people, visitors, speciality retailers, residents, office workers and others to the Forster town centre. The potential for 
strong ongoing investment and collaborative partnerships is a critical aspect of the Forster Civic Precinct 
development. Supporting information can be found in the Forster Civic Precinct Business Case. 

29. Assessment Criterion 4: the extent to which the Project and Applicant are viable and 
sustainable  

Great Lakes Council has considerable experience managing and delivering significant infrastructure projects, and 
understands the need to quantify and make provision for the financial impacts of operating and maintaining these 
assets over time. This is reflected by the inclusion an expanded civic precinct in Council’s Long Term Financial Plan 
(2015 to 2025). This ensures the development (including the community hall, library, visitor information centre, and open 
spaces) will be properly operated and maintained allowing it to deliver the anticipated benefits over its entire useful 
life without compromising Council’s long-term financial sustainability. To ensure the viability of the project and financial 
impacts are appropriately identified, Great Lakes Council carried out a comprehensive planning process and risk 
analysis to identify commercial risk and confirm the primary capital and funding structure. Council’s investment in the 
development will be funded through a mixture of loan and reserve funding. GLC proposes to fund loan repayments 
using Council's Land Development Reserve, which has sufficient cash flow from existing income streams to cover 
repayments. The project is deemed to present a low to moderate financial risk profile to Council, with risk 
management factored into the risk assessment to adequately address identified risks. The project derives a positive Net 
Present Value (NPV) to the community (enhancing community wealth) and can be funded in significant part from 
cash flows inherent to the project itself. Significant potential exists to leverage additional development on the project 
site through the private sector which would provide further funding streams to support the project. The project is 
deemed to require minimal additional rate payer contributions or rate increases. Overall the project meets Council’s 
financial and risk objectives and does not place the ongoing provision of services at risk. Council is in a strong financial 
position, with a net operating surplus of nearly $4 million over 2013/14. Given strong community support and a firm 
foundation of guiding sustainable principles, the Forster Civic Precinct development project represents a highly 
sustainable and viable development for the Great Lakes area. Supporting information can be found in the following 
attached documents: • Forster Civic Precinct Business Plan. • Forster Civic Precinct Asset Management Plan. • Forster 
Civic Precinct Project Management Plan.• Forster Civic Precinct Risk Assessment. • Great Lakes Council Long Term 
Financial Plan (2015 – 2025). • Great Lakes Council Financial Statements (2011/12, 2012/13, 2013/14). 

 

Tab: Documents Dropbox  
Documents Dropbox 

30. Please upload all mandatory and other documents:  

 Please complete all questions and make sure previous tabs are green before selecting a drop down option at 
Question 30 to add a document.  

 Mandatory documents will appear in the drop down menu as you progress through the NSRF online application 
form in the GMS Portal.  

 Please refer to section 4.6 of the NSRF Round 2 Guidelines for a list of all mandatory documents.  
 If you are a not for profit organisation please provide your constitutional or other governance documents to 

assist the Department to confirm your not for profit status.  
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 Each document must be under 15 megabytes and have a file name less than 45 characters (including special 
characters, spaces and the file extension) to be uploaded.  

 In addition to the mandatory documents, you may upload a further 20 ‘Other documents’ from the drop down 
menu to support your application.  

 If you refer to a document in multiple criteria only one document should be uploaded.  
 All documents are referred to and considered in the assessment process.  
 Documents that are password protected or cannot be accessed will not be considered  
 Documents should be referenced using the naming convention mentioned in User's Guide. 

Documents 

Document Type  Document Name  
 NSRF200640_Risk Assess Plan.pdf 
Written Confirmation of all Partner Funding (Cash and in-kind) except own 
contribution – combined into a single document (Mandatory) NSRF200640_Procurement Plan.pdf 

Risk Management Plan NSRF200640_Financial Statements 2012 
2013 2014.pdf 

Evidence of Disadvantage NSRF200640_Evidence of Experience.pdf 

Business Case NSRF200640_Project Management Plan 
Final.pdf 

Evidence of Licences or Approvals NSRF200640_Asset Management Plan 
Final.pdf 

Project Management Plan NSRF200640_Business Case Final.pdf 

Other document NSRF200640_Evidence of Licences or 
Approvals.pdf 

Other document NSRF200640_Forster Civic Precinct location 
plans.pdf 

Other document NSRF200640_Local Advocate article 29 July 
15.pdf 

Other document NSRF200640_Media Release - Why we 
need a new library.pdf 

Other document NSRF200640_Evidence of community 
support.pdf 

Other document NSRF200640_Evaluation Responses 1-4 
Final.pdf 

 

Tab: Legal Authorisation  
Legal Authorisation 

Note: This legal authorisation was completed by Glen Handford on 31 Jul 2015 08:55 AM 

I 
 

 
as 
General Manager 
 
of 
Great Lakes Council 
PO Box 450 FORSTER nsw. 2428 

Confirm that: 

 I am a person authorised to make this declaration on behalf of my organisation.  
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 The information provided in this form and all appended documents is complete and correct. I understand that 
information provided in this webform will form the basis of the funding agreement if the application is 
successful.  

 The Department of Infrastructure and Regional Development (the Department), or any third party authorised 
by the Department, may perform such investigations and procedures as the Department may determine are 
necessary for the assessment of this application. I confirm that my organisation may be required to provide 
additional information including access to records requested by the Department or its third party 
representative/s in order to facilitate the necessary investigations.  

 I agree that the Department may arrange for an Independent Viability Assessment (IVA) of my project by an 
external adviser or consultant to the Department.  

 To the best of my knowledge, I have disclosed (A Declaration of Conflict of Interest) all actual, apparent or 
potential conflicts of interest that would prevent my organisation from proceeding with the proposal outlined 
in this Application for Funding under the NSRF programme or from entering into a Funding Agreement with the 
Commonwealth to deliver a project which relates to this Application for Funding under the NSRF programme.  

 
(Confirmed)This acts as my electronic signature. 

 
General Manager 
31 July 2015 8:55 AM 

Declaration of Conflict of Interest 

Please complete either Part I or Part II of the Declaration of Conflict of Interest.  

Part I – No Known Conflict  

I confirm that, at the date of this Application, other than those interests listed below, no conflict exists or is likely to arise 
that would prevent Great Lakes Council from proceeding with the proposal outlined in this Application for Funding 
under the NSRF programme or from entering into a Funding Agreement with the Australian Government to deliver a 
project which relates to this Application for Funding under the NSRF programme.  

If a Conflict arises I agree to: 

 notify the Commonwealth in writing immediately;  
 make full disclosure of all relevant information relating to the Conflict; and  
 to take any steps the Commonwealth reasonably requires to resolve or otherwise deal with the conflict.  

 
(Confirmed)This acts as my electronic signature. 

 
General Manager 
Date: 31 July 2015 8:55 AM 

Part II Disclosure of Interests  

I disclose the following interests: 

I undertake that if at any time I have an actual, apparent or potential conflict of interest, then I will: 
(a) immediately notify the Department of Infrastructure and Regional Development in writing of that Conflict and of 
the steps the Great Lakes Council propose to take to resolve or otherwise deal with the Conflict; 
(b) make full disclosure to the Department of Infrastructure and Regional Development of all relevant information 
relating to the Conflict; and 
(c) take such steps as the Department of Infrastructure and Regional Development may, if they choose to, reasonably 
require to resolve or otherwise deal with that Conflict. 
I understand that if I fail to notify the Department of Infrastructure and Regional Development of any actual, apparent 
or potential conflicts of interest or am unable or unwilling to resolve or deal with the Conflict as required by the terms 
noted above, the Department of Infrastructure and Regional Development may seek to terminate any Funding 
Agreement established in relation to a project which relates to this Request for Information. 
Any information disclosed in this form will only be used by the Australian Government for the purposes of assessing 
Program proposals and will be maintained in accordance with the Privacy Act 1988. 
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(Un-Confirmed)This acts as my electronic signature. 

 
General Manager 
Date: 31 July 2015 8:55 AM 

 

Tab: Submit  
Submit 

Applications must be submitted using the GMS Portal. If possible avoid waiting until the last minute to submit your 
application as high volumes of users can slow the system and may make it difficult for you to complete the submission. 

The NSRF Round Two application submission period is from Friday, 15 May 2015 until 5:00 PM applicant's local time on 
Friday 31 July 2015.  

Late applications will not be accepted, unless the Department considers there were exceptional circumstances 
beyond the Applicant’s control. The Department’s decision will be final.  

If you have provided all information required for the application you’re ready to submit the form. Once you click 
SUBMIT your form will be lodged with the Department. Please consider taking the opportunity to review your responses 
before submitting the form.  

Cancelling an Application  

Applications can be cancelled at any time prior to submission. To cancel an application, select the Cancel 
Application button on the National Stonger Regions Fund – Applications Home page in the GMS Portal. You will then 
receive an automated email confirming the cancellation of your application. 

Withdrawing an Application  

To withdraw a submitted application your organisation’s Signatory must provide written notification to the Department 
via email to nsrf@infrastructure.gov.au. Please allow three working days for the Department to process the withdrawal 
of an application. 

A new application cannot be commenced until the withdrawal process has been completed by the Department. 

The Signatory requesting the withdrawal will receive confirmation via email from nsrf@infrastructure.gov.au when the 
request has been received and when the withdrawal process has been completed. 

The withdrawn application will appear as an archived withdrawn application in the GMS Portal and the Create a new 
Application button will reappear. 

Withdrawn or cancelled applications are not considered submitted. 

 
Your application has been submitted  

We’ve sent an e-mail to @greatlakes.nsw.gov.au confirming lodgement of this application. 

Application has been submitted on 31 Jul 2015 08:56 AM by  
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Executive Summary 

Background & Need for the Project 

The Great Lakes Local Government Area (LGA) is under-serviced in terms of cultural and 

community infrastructure. The Forster School of Arts Hall was decommissioned in 2007 
and has not been replaced, leaving the area without a performing arts centre to support 
a range of key local events. The Great Lakes Library is a heavily utilised regional facility 
which is currently only half the recommended size in order to fully service local demand.   

To address the growing need for civic and community facilities in the region, Great Lakes 
Council (GLC) are proposing to develop the Forster Civic Precinct, a regional scale 

multipurpose precinct including: 

 New and expanded 2,000 sqm public library. 

 Pubic performance space. 

 Visitor Information Centre (VIC). 

 Community meeting spaces. 

 Outdoor community spaces. 

 Associated landscaping. 

 Associated infrastructure and car parking.  

The project represents a significant development for the Forster town centre, providing 
high quality facilities capable of meeting the expectations and requirements of visitors 
and residents. Provision of the civic facilities will also serve as a catalyst for further 
residential and commercial development, both within the subject site and across the 
broader town centre.   

Purpose of this Study & Approach 

This business case has been developed to provide an overview of the socio-economic 
benefits of the proposed Forster Civic Precinct (the project), to the Great Lakes LGA 
economy. Input-Output modelling, a cost benefit analysis and financial analysis has been 
undertaken to demonstrate the benefit of the project.  

Findings 

Economic Benefits  

The Forster Civic Precinct will make a significant contribution to the Great Lakes 
economy. Construction of the project will deliver (including direct and flow on impacts) 

$4.0 million to Great Lakes LGA’s Gross Regional Product (GRP), around 26 full 

time equivalent (FTE) jobs, and payment of around $1.9 million in wages and 
salaries for Great Lakes LGA workers. 

Ongoing activities and induced visitation associated with the precinct are expected to 
generate on average $0.9 million per annum to Great Lakes LGA’s GRP, providing 
around 8 FTE jobs with payment of approximately $0.4 million in wages and salaries 

for Great Lakes LGA workers. 

The development will provide a high quality civic administration, library and visitor 
information centre, which is open, inviting and accessible to users. The project will 
provide an enhanced aesthetic and a more vibrant town centre, which is better able to 
support and facilitate the attraction of visitors, residents and investment to the region.  
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1. Introduction 

1.1 Background 

The Great Lakes Local Government Area (LGA) is under-serviced in terms of cultural and 

community infrastructure. The Forster School of Arts Hall was decommissioned in 2007 
and has not been replaced, leaving the area without a performing arts centre to support 
a range of key local events. The Great Lakes Library is a heavily utilised regional facility 
which is currently only half the recommended size in order to fully service local demand.   

To address the need for civic and community facilities in the region, Great Lakes Council 
(GLC) are proposing to develop the Forster Civic Precinct, a regional scale multipurpose 

precinct including: 

 New and expanded 2,000 sqm public library. 

 Pubic performance space. 

 Visitor Information Centre (VIC). 

 Community meeting spaces. 

 Outdoor community spaces. 

 Associated landscaping. 

 Associated infrastructure and car parking.  

The project represents a significant development for the Forster town centre, providing 
high quality facilities capable of meeting the expectations and requirements of visitors 
and residents. Provision of the civic facilities will also serve as a catalyst for further 
residential and commercial development, both within the subject site and across the 
broader town centre.   

1.2 Purpose of this Report 

This business case has been developed to provide an overview of the socio-economic 
benefits of the proposed Forster Civic Precinct development (the project), to the Great 
Lakes economy. It contains an overview of the need for the project, the socio-economic 
benefits the project will deliver to the region, and the financial viability of the project.  

It is anticipated the findings of this report will be used to support funding applications for 
this project.  

1.3 Approach 

This study uses Input-Output modelling techniques to assess the economic impacts 

associated with construction and ongoing activities of the project. The results of the 
impact assessment are presented in chapter 3, and a description of Input-Output 

modelling and methodology is provided in Appendix A. Other socio-economic benefits 
not captured by Input-Output modelling are also described qualitatively.  

A Cost Benefit Analysis (CBA) of the project has been undertaken and is presented in 
chapter 4, examining the benefits and costs of the project and outlining the net benefit to 

the regional economy. A description of the CBA methodology is provided in Appendix B. 

A financial analysis of the project is provided in chapter 5 outlining the anticipated 
implications to Council’s operating budget as a result of the project.    
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It is expected that the provision of the public facilities will enhance the economic, social 

and recreational wellbeing of the surrounding district. In addition it is expected that by 
providing the community facilities that Council will be able to attract a ‘partner’ to further 
develop residential, commercial and business premises that will also boost the local 

economy. 

Specifically, GLC has identified interest in attracting a partner to develop an innovative 
over 55’s style of accommodation above and adjacent to the proposed civic facilities and 
library. Should additional development/s occur, they will provide an additional funding 
stream to Council to support the Forster Civic Precinct and help to generate a greater 
critical mass of activity within the Forster town centre.    

While additional private development is not factored in to the base business case for the 

Forster Civic Precinct (and is not required in order for the Civic Precinct project to 
proceed), it provides the potential for substantial additional economic benefits should it 
occur.    

2.2 What Will the Project Deliver? 

The project will provide a significant civic precinct for the Forster town centre. The 
project will include state of the art library and VIC facilities, meeting rooms, performance 
and outdoor community spaces.  

Provision of the civic facilities will also serve as a catalyst for further residential and 
commercial development, both within the subject site and across the broader town 
centre.  

Key benefits of the project will include: 

 Additional economic activity during construction. 

 Improved amenity and service provision for local residents and visitors. 

 A greater critical mass of activity within the Forster town centre to support ongoing 

population and economic growth and development.  

 Enhanced community pride. 

 Increased likelihood of retention of visitors, expenditure and associated flow on 

economic activity. 

2.3 Capital Cost 

The project is planned to incorporate elements outlined in section 2.1. The project is 
estimated to cost approximately $12 million (GLC, Unpublished), and be constructed 

during 2016 to 2018, with operations to commence in 2019. 
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4.2 Quantification & Valuation of Costs & Benefits 

4.2.1 Costs 

Capital Construction Cost 

The project is currently estimated to cost approximately $12 million to construct and is 
expected to be developed during 2016-2018 (and commencement of operations in 2019). 
For the purposes of modelling, it is assumed 5% of construction costs occur in the 2015-
16 financial year, and 50% in the 2016-17 financial year and 45% in the 2017-18 
financial year.  

Operational Costs 

Once operational it is estimated the facility will require an additional $276,000 for ground 
and building maintenance, as well as $443,000 per annum for operating expenses and 

utilities. 

Variable costs are projected to increase (in real terms) in line with projected demand (in 
line with projected population growth) over the CBA period. 

4.2.2 Benefits 

Operating Revenues 

Once operational it is estimated the facility will generate just under $800,000 per annum 
in Council revenues. Revenues are projected to increase (in real terms) in line with 
projected demand (in line with forecast population growth) over the CBA period. 

Additional Economic Activity from Visitor Spend 

This benefit measures the net additional economic activity within the Great Lakes LGA 

resulting from the additional induced visitor expenditure resulting from the proposed 
redevelopment. In measuring this benefit, only the direct activity associated with induced 
visitor expenditure has been used. The net additional economic activity can be measured 
as the value added component of direct visitor expenditure, and Input-Output transaction 
tables developed for this project (see Appendix A) were used to convert visitor 
expenditure to a value added estimate.  

It has also been conservatively assumed that only 50% of the wages and salaries 

component of value added represents a net economic benefit to the Great Lakes LGA. 
This reflects that not all employment supported by direct visitor expenditure would 
represent net new incomes for residents, and that people employed due to the project 
that would otherwise be unemployed would still contribute to economic activity without 
the project.   

Development of the Forster Civic Precinct is expected to attract moderate non-local 
visitation through the facilitation of regional level events (refer to section 3.3.2 for 

additional details).  

Data from Tourism Research Australia’s National Visitor Survey was used to identify the 
average expenditure per visitor by expenditure item for domestic day and overnight 
visitors (TRA, 2015). The proportion of expenditure was adjusted to match Great Lakes 
day and overnight expenditure levels based on Destination NSW (2015) data.  

Some exclusions of expenditure items were made (e.g. expenditure on domestic airfares 

as this would likely be made outside the relevant economy). Average expenditure 
estimates per person by expenditure item were rounded to the nearest $5, providing an 
overall average spend of $95 per day trip visitor and $475 per overnight visitor. 

Additional Incomes of Facility Employees 

The operational budget for the facility outlines the project is estimated to result in a net 
increase in wages and salaries paid for facility operation of around $185,000 per annum.  

As with the benefits from visitor spend outlined above, it has been conservatively 

assumed that only 50% of the net additional wages and salaries paid to facility staff 
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represents a net economic benefit to the region. This reflects that not all employment 

supported by the project would represent net new incomes for residents, and that people 
employed due to the project that would otherwise be unemployed would still contribute 
to economic activity without the project. 

Amenity Benefit for Local Residents 

The Forster Civic Precinct represents an important community asset that will provide 
enhanced entertainment, recreational, cultural and leisure pursuit options for the local 
and regional population. In this regard, the facility can be considered to deliver an 
amenity benefit for local and regional residents.  

A number of studies have been conducted attempting to value the amenity benefit that 
regional cultural and community facilities provide to the communities they service. Most 

commonly these studies identify a willingness to pay within the community to maintain 
and keep such a facility operational. Example studies include: 

 Museums & Galleries NSW (2010) undertook an assessment of the economic and 
social contribution of regional cultural facilities in Central NSW. Residents surveyed 
indicated they would, on average, be willing to pay around $57 per household to 
retain regional cultural facilities.  

 Library Council of New South Wales (2008) undertook an assessment of the economic 
and social contribution of public libraries across NSW. Library users surveyed 
indicated they would, on average, be willing to pay $58.20 per annum for public 
library services.  

Adapting these findings for inflation an amenity benefit of around $70 per annum per 
household within the Great Lakes LGA has been assumed for community facilities and 
approximately $75 per annum per library user for the expanded library facilities.  

The Great Lakes Library currently services approximately 13,000 community members 
(approximately 35% of the Great Lakes LGA population). Existing library users have been 

allocated 50% additional amenity (approximately $37) associated with the expanded 
library. This is in line with the current facility being half the required size to facilitate 
demand (based NSW State Library (2015) benchmarks). 

The additional quality and capacity arising from the library expansion is expected to 
increase library membership substantially. For the purposes of this assessment it is 

assumed that membership will increase to 40% of the Great Lakes LGA population, 
growing steadily in line with forecast population growth (average 0.2% per annum over 
the forecast period). Additional library users are assumed to value the new library at the 
entire $75 per annum.  

Population and household forecasts have been developed to 2045 based on NSW 
Planning and Environment (2014) projections of population and people per household for 

Great Lakes LGA. Projections from 2031 to 2045 based on 2026 to 2031 growth rate, 
tapering by the annual change in growth rate between 2011-16 and 2026-31.  

4.3 Costs & Benefits Not Included 

In addition to the quantified benefits outlined above for inclusion in the cost benefit 

analysis, a number of additional benefits are expected to be observed, but have not been 
quantified or valued due to data limitations: 

 The Forster Civic Precinct will provide enhanced opportunities for volunteerism within 
the community to provide and/ or assist with a range of cultural, education and 
recreational programs at the facility. Volunteering is a key social function, generating 
enhanced community and social inclusion and wellbeing while providing activities and 
functions that would otherwise not be available to the community. 

 Potential for improved visitor experiences and greater repeat tourist visitation as a 
result of enhanced VIC facilities and services. 

 Expanded educational services and offerings facilitated through the Great Lakes 
Library, with significant employment, income, and other social benefits including the 

promotion of life-long learning.  
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The economic analysis identifies that at a 7% discount rate the project would be deemed 

economically desirable with the benefits outweighing the costs. The development is not 
assessed as being sensitive to the discount rate used, with the economic appraisal 
returning a positive NPV and BCR above 1 at all discount rates examined.  

The project has an Internal Rate of Return (IRR) of 14.7%.  

4.4.3 Sensitivity Analysis 

The cost benefit analysis results in section 4.4.2 show the project is not sensitive to the 
discount rate used. This section examines the sensitivity of the project to other key 
model inputs and assumptions used in the economic appraisal. 

Sensitivity analysis in this section has been undertaken using a Monte Carlo analysis (see 
Appendix B for more details regarding Monte Carlo analysis) across the following key 

assumptions used in the economic analysis modelling (the base assumptions used are 
outlined in section 4.2.1 and 4.2.2): 

 Costs: 

o Construction Cost. 
o Maintenance and Repairs. 
o Change in Operating Costs. 

 Benefits: 

o Economic Activity from Visitor Spend. 
o Library Amenity. 
o Community Facilities Amenity. 
o Wages to Employees. 
o Operating Revenues. 

Each of the above assumptions has been tested in isolation with all other inputs held 

constant, with the results reported in Table 4.3 in terms of the modelled change in NPV 

resulting from the variance in the base assumptions at a discount rate of 7%. The final 
row of Table 4.3 examines each assumption simultaneously to provide a ‘combined’ or 
overall sensitivity of the model findings to the assumptions used. Table 4.3 also outlines 
the distribution used allowing for a 10% confidence interval, with the ‘5%’ and ‘95%’ 
representing a 90% probability that the distribution and NPV will be within the range 
outlined in the table. 
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5.5 Summary Outcomes 

The financial assessment of the Forster Civic Precinct reveals: 

 Council has already acquired the land site through freehold acquisition in July 2014. 

 The total capital works budget is estimated to be $12 million. 

 Council has committed $6 million (50% of the capital costs) through a mix of loan 
and reserve funding in order to match possible NSRF funds. 

 Should the grant funding not be available, Council will need to cancel or delay the 
project due to lack of funds. 

 Recurrent costs equate to $1,019,400 annually (before inflation), and comprise: 

o Maintenance costs: $276,000 per annum. 

o Operating Costs: $443,400 per annum. 

o Depreciation: $300,000 per annum. 

 Council has opportunities to derive additional revenue through venue hire, events, 
and market stalls, which may generate up to $800,000 in revenue annually (before 
inflation). 

 This presents a shortfall of around $227,464 for revenue to recover all costs and be 
fully sustainable. However, this is a conservative estimate and should another 14% in 
revenue be generated the site would be fully sustainable. 

 The shortfall will need to be funded from general rates. The total cost represents 
2.3% of the general rate base, with the forecast shortfall only 0.5%. The realisation 
of economic growth from the development would generate additional general rating 

charges of a sufficient scale to cover the shortfall.  

5.6 Project Deliverability 

Great Lakes Council has considerable experience managing and delivering significant 
infrastructure projects, and understands the need to quantify and make provision for the 

financial impacts of operating and maintaining these assets over time.  

To demonstrate that the proposed Civic Precinct project is investment ready and can be 
implemented on time, to scope, within budget and to the required standard, project plans 
have been prepared. In particular, a Project Management Plan, a Procurement Plan, a 
Risk Management Plan and an Asset Management Plan have been developed. 

GLC has allocated $6 million to the project using a mix of loan and reserve funding, with 
the remaining $6 million planned to be sourced from grant funds. The ongoing costs of 

the facility, along with the operations and services provided will be funded through 
customer fee and charges, with any short falls funded through general rates. 

Given GLC owns the land, with funds already allocated to be utilised for this specific 

project, GLC is committed to a speedy development of the facility once matching funds 
are approved, with construction anticipated to be completed within 2017-18. 
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Appendix A: Input-Output Methodology 

Input-Output Model Overview 

Input-Output analysis demonstrates inter-industry relationships in an economy, depicting 

how the output of one industry is purchased by other industries, households, the 
government and external parties (i.e. exports), as well as expenditure on other factors of 
production such as labour, capital and imports. Input-Output analysis shows the direct 
and indirect (flow-on) effects of one sector on other sectors and the general economy. As 
such, Input-Output modelling can be used to demonstrate the economic contribution of a 
sector on the overall economy and how much the economy relies on this sector or to 

examine a change in final demand of any one sector and the resultant change in activity 
of its supporting sectors.  

The economic contribution can be traced through the economic system via: 

 Direct impacts, which are the first round of effects from direct operational 
expenditure on goods and services. 

 Flow-on impacts, which comprise the second and subsequent round effects of 
increased purchases by suppliers in response to increased sales. Flow-on impacts can 

be disaggregated to: 

o Industry Support Effects (Type I), which represent the production induced 
support activity as a result of additional expenditure by the industry experiencing 
the stimulus on goods and services in the intermediate usage quadrant, and 
subsequent round effects of increased purchases by suppliers in response to 
increased sales. 

o Household Consumption Effects (Type II), which represent the consumption 

induced activity from additional household expenditure on goods and services 
resulting from additional wages and salaries being paid within the economic 

system. 

These effects can be identified through the examination of four types of impacts: 

 Output: Refers to the gross value of goods and services transacted, including the 
costs of goods and services used in the development and provision of the final 

product. Output typically overstates the economic impacts as it counts all goods and 
services used in one stage of production as an input to later stages of production, 
hence counting their contribution more than once. 

 Value added: Refers to the value of output after deducting the cost of goods and 
services inputs in the production process. Value added defines the true net 
contribution and is subsequently the preferred measure for assessing economic 
impacts. 

 Income: Measures the level of wages and salaries paid to employees of the industry 
under consideration and to other industries benefiting from the project. 

 Employment: Refers to the part-time and full-time employment positions generated 
by the economic shock, both directly and indirectly through flow-on activity, and is 
expressed in terms of full time equivalent (FTE) positions. 

Input-Output multipliers can be derived from open (Type I) Input-Output models or 
closed (Type II) models. Open models show the direct effects of spending in a particular 

industry as well as the indirect or flow-on (industrial support) effects of additional 
activities undertaken by industries increasing their activity in response to the direct 
spending.  

Closed models re-circulate the labour income earned as a result of the initial spending 
through other industry and commodity groups to estimate consumption induced effects 
(or impacts from increased household consumption). 
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Model Development 

Multipliers used in this assessment are derived from sub-regional transaction tables 
developed specifically for this project. The process of developing a sub-regional 
transaction table involves developing regional estimates of gross production and 
purchasing patterns based on a parent table, in this case, the 2012-13 Australian 
transaction table (ABS, 2015a).  

Estimates of gross production (by industry) in the study areas were developed based on 
the percent contribution to employment (by place of work) of the study areas to the 

Australian economy (ABS, 2012), and applied to Australian gross output identified in the 
2012-13 Australian table.  

Industry purchasing patterns within the study area were estimated using a process of 
cross industry location quotients and demand-supply pool production functions as 
described in West (1993).  

Where appropriate, values were rebased from 2012-13 (as used in the Australian national 
IO transaction tables) to 2014-15 values using the Consumer Price Index (ABS, 2015b). 

Modelling Assumptions 

The key assumptions and limitations of Input-Output analysis include: 

 Lack of supply-side constraints: The most significant limitation of economic 
impact analysis using Input-Output multipliers is the implicit assumption that the 

economy has no supply-side constraints so the supply of each good is perfectly 
elastic. That is, it is assumed that extra output can be produced in one area without 
taking resources away from other activities, thus overstating economic impacts. The 
actual impact is likely to be dependent on the extent to which the economy is 
operating at or near capacity.  

 Fixed prices: Constraints on the availability of inputs, such as skilled labour, require 

prices to act as a rationing device. In assessments using Input-Output multipliers, 
where factors of production are assumed to be limitless, this rationing response is 
assumed not to occur. The system is in equilibrium at given prices, and prices are 
assumed to be unaffected by policy and any crowding out effects are not captured. 
This is not the case in an economic system subject to external influences. 

 Fixed ratios for intermediate inputs and production (linear production 
function): Economic impact analysis using Input-Output multipliers implicitly 

assumes that there is a fixed input structure in each industry and fixed ratios for 
production. That is, the input function is generally assumed linear and homogenous of 
degree one (which implies constant returns to scale and no substitution between 
inputs). As such, impact analysis using Input-Output multipliers can be seen to 
describe average effects, not marginal effects. For example, increased demand for a 
product is assumed to imply an equal increase in production for that product. In 
reality, however, it may be more efficient to increase imports or divert some exports 

to local consumption rather than increasing local production by the full amount. 
Further, it is assumed each commodity (or group of commodities) is supplied by a 
single industry or sector of production. This implies there is only one method used to 
produce each commodity and that each sector has only one primary output. 

 No allowance for economies of scope: The total effect of carrying on several 
types of production is the sum of the separate effects. This rules out external 

economies and diseconomies and is known simply as the “additivity assumption”. This 
generally does not reflect real world operations. 

 No allowance for purchasers’ marginal responses to change: Economic impact 
analysis using multipliers assumes that households consume goods and services in 
exact proportions to their initial budget shares. For example, the household budget 
share of some goods might increase as household income increases. This equally 
applies to industrial consumption of intermediate inputs and factors of production. 

 Absence of budget constraints: Assessments of economic impacts using 

multipliers that consider consumption induced effects (type two multipliers) implicitly 
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assume that household and government consumption is not subject to budget 

constraints. 

Despite these limitations, Input-Output techniques provide a solid approach for taking 
account of the inter-relationships between the various sectors of the economy in the 

short-term and provide useful insight into the quantum of final demand for goods and 
services, both directly and indirectly, likely to be generated by a project. 

In addition to the general limitations of Input-Output Analysis, there are two other 
factors that need to be considered when assessing the outputs of sub-regional 
transaction table developed using this approach, namely: 

 It is assumed the sub-region has similar technology and demand/ consumption 
patterns as the parent (Australia) table (e.g. the ratio of employee compensation to 

employees for each industry is held constant). 

 Intra-regional cross-industry purchasing patterns for a given sector vary from the 
national tables depending on the prominence of the sector in the regional economy 

compared to its input sectors. Typically, sectors that are more prominent in the 
region (compared to the national economy) will be assessed as purchasing a higher 
proportion of imports from input sectors than at the national level, and vice versa. 
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However, projects frequently have non-market impacts that are difficult to quantify. Where 

the impact does not have a readily identifiable dollar value, proxies and other measures 
should be developed as these issues represent real costs and benefits.   

One commonly used method of approximating values for non-market impacts is ‘benefit 

transfer’. Benefit transfer (BT) means taking already calculated values from previously 
conducted studies and applying them to different study sites and situations. In light of 
the significant costs and technical skills needed in using the methodologies outlined in the 
table above, for many policy makers utilising BT techniques can provide an adequate 
solution.   

Context is extremely important when deciding which values to transfer and from where.  
Factors such as population, number of households, and regional characteristics should be 

considered when undertaking benefit transfer. For example, as population density 
increases over time, individual households may value nearby open space and parks more 
highly. Other factors to be considered include, depending on the location of the original 
study, utilising foreign exchange rates, demographic data, and respective inflation rates.  

Benefit transfer should only be regarded as an approximation. Transferring values from 
similar regions with similar markets is important, and results can be misleading if values 

are transferred between countries that have starkly different economies (for example a 
benefit transfer from the Solomon Islands to Vancouver would likely have only limited 
applicability).  However, sometimes only an indicative value for environmental assets is 
all that is required. 

Step 4: Tabulate Annual Costs and Benefits 

All identified and quantified benefits and costs are tabulated to identify where and how 
often they occur. Tabulation provides an easy method for checking that all the issues and 
outcomes identified have been addressed and provides a picture of the flow of costs, 
benefits and their sources. 

Step 5: Calculate the Net Benefit in Dollar Terms 

As costs and benefits are specified over time it is necessary to reduce the stream of 
benefits and costs to present values.  The present value concept is based on the time 
value of money – the idea that a dollar received today is worth more than a dollar to be 
received in the future.  The present value of a cash flow is the equivalent value of the 
future cashflow should the entire cashflow be received today.  The time value of money is 

determined by the given discount rate to enable the comparison of options by a common 
measure.   

The selection of appropriate discount rates is of particular importance because they apply 
to much of the decision criteria and consequently the interpretation of results.  The 
higher the discount rate, the less weight or importance is placed on future cash flows.  

The choice of discount rates should reflect the weighted average cost of capital (WACC).  
For this analysis, a base discount rate of 7% has been used to represent the minimum 

rate of return, in line with Australian Government guidelines.  As all values used in the 
CBA are in real terms, the discount rate does not incorporate inflation (i.e., it is a real 
discount rate, as opposed to a nominal discount rate).  

To assess the sensitivity of the project to the discount rate used, discount rates either 
side of the base discount rate (7%) have also been examined (4% and 10%).  

The formula for determining the present value is: 

n

n

r

FV
PV

)1( 
  

Where: 

PV = present value today 

FV = future value n periods from now 

r = discount rate per period 
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n = number of periods 

Extending this to a series of cash flows the present value is calculated as: 

n
n

r

FV

r

FV

r

FV
PV

)1()1()1( 2
2

1
1








   

Once the stream of costs and benefits have been reduced to their present values the Net 
Present Value (NPV) can be calculated as the difference between the present value of 
benefits and present value of costs. If the present value of benefits is greater than the 
present value of costs then the option or project would have a net economic benefit. 

In addition to the NPV, the internal rate of return (IRR) and benefit-cost ratio (BCR) can 

provide useful information regarding the attractiveness of a project.  The IRR provides an 
estimate of the discount rate at which the NPV of the project equals zero, i.e., it 
represents the maximum WACC at which the project would be deemed desirable.  
However, in terms of whether a project is considered desirable or not, the IRR and BCR 

will always return the same result as the NPV decision criterion. 

Step 6: Senstivity Analysis 

Sensitivity analysis allows for the testing of the key assumptions and the identification of 
the critical variables within the analysis to gain greater insight into the drivers to the case 
being examined. 

A series of Monte Carlo analyses has been conducted in order to test the sensitivity of the 
model outputs to changes in key variables. Monte Carlo simulation is a computerised 

technique that provides decision-makers with a range of possible outcomes and the 
probabilities they will occur for any choice of action. Monte Carlo simulation works by 
building models of possible results by substituting a range of values – the probability 
distribution – for any factor that has inherent uncertainty. It then calculates results over 
and over, each time using a different set of random values from the probability functions. 

The outputs from Monte Carlo simulation are distributions of possible outcome values.  

During a Monte Carlo simulation, values are sampled at random from the input 
probability distributions. Each set of samples is called an iteration, and the resulting 
outcome from that sample is recorded. Monte Carlo simulation does this hundreds or 
thousands of times, and the result is a probability distribution of possible outcomes.  In 
this way, Monte Carlo simulation provides a comprehensive view of what may happen. It 
describes what could happen and how likely it is to happen. 

  

Document 2

53



Forster Civic Precinct Business Case 
Great Lakes Council 

33 
 

Appendix C: Associated Residential and 
Commercial Development Input-Output 

Drivers  

A number of opportunities have been identified for a private partner to develop 
substantial residential and commercial space associated with the Forster Civic Precinct.  

Of specific interest, Council has identified the potential to attract a partner to develop an 
innovative over 55’s style of accommodation above and adjacent to the proposed civic 
facilities/library. 

Of significant note 

 The precinct site has a five floor development potential. 

 There is potential for some ground floor retail and commercial activity on the site.  

 The residential over 55’s living proposal could include commercial space for allied 
health services. 

Should these development/s occur, they will provide an additional funding stream to 
Council to support the Forster Civic Precinct and help to generate a greater critical mass 
of activity within the Forster town centre.    

For the purposes of this assessment, the associated private development is assumed to 
include: 

 A 150 unit residential development (average 75 square metres Gross Floor Area 
(GFA)) per residence. 

 300 square metres of retail space.  

 500 square metres of commercial space (incorporating allied health services and 
professional office spaces.  

Construction Phase 

To provide a high level assessment of the potential impacts construction costs are 
assumed to be: 

 $2,000/sqm for residential development. 

 $2,500/sqm for commercial and retail development. 

Costs have been allocated across the following ANZSIC industries: 

 Residential development: 

o 10% ($2.3 million) of total project costs are allocated to professional, scientific 

and technical services (including architecture, engineering, design etc.). 

o 90% ($20.3 million) of residential development project costs are allocated to 
residential building construction.  

 Commercial development:  

o 10% ($180,000) of total project costs are allocated to professional, scientific and 
technical services (including architecture, engineering, design etc.). 

o 90% ($1.6 million) of commercial development project costs are allocated to non-
residential building construction (including commercial building construction). 

Of the above capital outlays, not all activity will be undertaken within the Great Lakes 
LGA economy. For example, some professional services and marketing activities are likely 

to be sourced from major capital cities/ interstate.  

The following table outlines assumptions used in the modelling to identify where relevant 

activity is anticipated occur.  
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It would be expected the proposed development may impact on demand at other similar 

facilities regionally, which has not been accounted for in the modelling undertaken. In 
this regard the estimates consider the level of economic activity supported rather than 
the net impact of the development.   
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