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Topic The preliminary business case for the proposed Warwick Lane 
precinct has been completed, representing a major milestone for this 
transformational project. 

Analysis The project is key to Council delivering it's Our Blacktown 2036 vision 
for the City.  

The preliminary business case (attached) shows that there are 
significant benefits to be gained from proceeding with the project 
including a reinvigorated CBD, improved amenity and increased open 
and green space, new parking, the potential of a new university and 
accompanying infrastructure and the opportunity for future residential 
and commercial development.

Attachment/s 1. Warrick Lane Preliminary Business Case [CT380107.1]

Report 
Recommendation

1. Continue with the Warrick Lane Transformation Project in line 
with the NSW Office of Local Capital Expenditure Guidelines 
by:
a. preparing a capital expenditure review 
b. undertaking a concurrent public consultation and engagement 

process. 
2. Finalise all design documentation required to define the project 

and give certainty of cost estimates equivalent to a pre-tender 
stage.

Key reasons

1. Development of the precinct will deliver major economic, employment and social 
benefits
a. The proposed Warrick Lane precinct is envisaged as a modern mixed-use 

development anchored around a new public plaza. Given its size and strategic 
location, the site can be better utilised to promote the CBD and businesses. The 
precinct will link seamlessly to Main Street and offer new retail and commercial 
possibilities in the CBD.

b. Council is also investigating other uses for the site including the potential to house a 
university campus and new Council offices.
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c. Development of the site is proposed to take place in up to 5 separate lots. Factors 
outside the control of Council, such as how universities respond to our Expression of 
Interest, investor and market sentiment will determine how quickly the project will 
move into subsequent stages and the final subdivision configuration.

d. The first stage will prepare the site for future redevelopment by:
i. removing some structures
ii. remediating land where required
iii. upgrading and moving some services
iv. making some changes to traffic flow
v. creating new public open space above the car park on street level. 
vi. moving parking to a newly constructed underground car park.

2. Council must be satisfied that sufficient information and evidence is provided to 
continue to the project
a. The preliminary business case is a high-level document.  It has been prepared by 

Signature Project Management on behalf of Council and in line with the NSW Office 
of Local Government’s Capital Expenditure Guidelines (see separate report 
CT380105). 

b. Significantly more detail is required as part of the next step, which is the preparation 
of the capital expenditure review. Concurrent to the preparation of the capital 
expenditure review we will undertake comprehensive public consultation, the results 
of which will be reported back to Council (see separate report CT380208).

c. We believe the preliminary business case incorporates sufficient information and 
evidence in accordance with the Guidelines for Council to resolve to continue with 
the project.

d. It is important to note that a resolution to ‘continue with the project’ is an effective 
resolution to undertake the steps in recommendation 1 (above); it is not a resolution 
to commit capital funds or proceed to a construction stage.

e. A full explanation of the requirements of the Guidelines is set out in separate report 
CT380105, as are the details of the proposed public consultation and engagement 
process. 

3. Warrick Lane funding strategy
a. Detailed information on Council’s proposed funding strategy for the transformational 

projects is provided in a separate report CS380208, which will also be considered at 
the Extraordinary meeting of 17 October 2018. 

b. The financial estimates for Warrick Lane are set out in the preliminary business case.  
The project currently has an overall budget of $76.5 million, which is to be funded 
from:

i. proceeds from land developments $  million
ii. section 7.11 funding (CP19 Blacktown Growth Precinct) $  million

c. Section 7.11 funding will be used for part of this project, being the underground 
carpark and the public plaza area above the carpark. All other works will be funded 
from proceeds from land developments. 

d. In terms of the projected future operational revenues and expenditures, it is 
anticipated that the estimated annual lease revenue to be generated by the 2 flanking 
buildings will be in the order of $520,000 a year (gross), approximately $363,000 
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(net). This revenue will fund related operational costs for the project, such as 
security, cleaning and maintenance. It is not anticipated that this project will 
necessitate an operational subsidy. 

4. Continuing preparatory work 
a. Council is permitted under the Guidelines to continue ongoing preparatory design, 

documentation and planning work such that, subject to compliance with the 
requirements of the Guidelines, Council is ready to call tenders to proceed with the 
construction phase. Work will also continue on calling tenders for the demolition 
works required on the Warrick Lane site.

Supporting analysis
1.  The project aligns with existing strategies

a. The Warrick Lane project has strong alignment with Council’s Community Strategic 
Plan; Our Blacktown 2036 as an identified Transformation Project which supports a 
number of Council’s Strategic Directions which in turn underline Council’s Guiding 
Principles.

2. The project will deliver significant community benefits 
a. The project will deliver significant community benefits by transforming the Warrick 

Lane precinct, reinvigorating the area, providing significant new green space within 
the heart of the CBD incorporating a plaza, public toilets and underground carpark 
and enabling future development to incorporate a university and further commercial 
and residential components. 

b. Independent analysis by SGS indicates that the benefit cost ratio is positive for each 
of the 4 options considered at a 7% Treasury discount rate:

 Option 1 – benefit cost ratio 1.09

 Option 2 - benefit cost ratio 1.20

 Option 3 – benefit cost ratio 1.41

 Option 4 – benefit cost ratio 1.32
c. This means, using Option 2 as an example, that for every $1.00 invested the return 

to the BCC community will be $1.20.

Context

1. Commercial & residential property markets
a. Both the residential and commercial property markets are cyclical in nature with both 

markets broadly cooling over the last 12 months. They are not aligned with each 
other. This affects the Warrick Lane development sites in terms of value and the 
potential residential and commercial mix a developer or development partner might 
contemplate at a specific point in time. 

b. The Warrick Lane Feasibility study prepared by Darok Pty Ltd (attached) provides 
commentary on the current state of the property market. 

c. In a confidential report to Council dated 20 September 2017, an independent 
valuation for the developable Warrick Lane site as a wholly residential development 
was in the order of $  million and assumed that the site was sold englobo to a 
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developer with Council developing the Main Street Plaza and underground car park.
d. By comparison the current Darok Feasibility study estimates that in October 2018 the 

most optimistic value with a commercial and residential mix in the order of  
million.

e. Another comparator is the George Street site which was sold for $  million following 
a tender in June 2016 which represents a sale price of $ (approximately) per 
square metre. Applying this rate would give an approximate value to the lots of $  
million.

f. Responses to the university EOI, Council’s priorities and the state of the market will 
influence decisions as to the appropriate combination of residential, commercial, 
council and university uses and when and how much of Warrick Lane is put to the 
market.

2. Council briefing history
a. Council has received a series of detailed briefings on the Warrick Lane project in 

recent months from senior officers. These include:
i. 28 May 2018 – design and progress update, including consultation with 

affected tenants
ii. 2 July 2018 – capital expenditure guideline requirements
iii. 8 August 2018 – development phasing and approval timelines.

b. A report was also considered by Council’s Ordinary meeting of 12 September 2018 
on proposed amendments to the previous Masterplan for Warrick Lane, in order to 
provide enhanced outcomes.

________________________________End of report_______________________________
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