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Executive Summary 

The purpose of this preliminary business case document is to present the case for Blacktown City 

Council’s (BCC) proposed investment in the necessary enabling infrastructure and associated 

works to allow the redevelopment of the Warrick Lane precinct with commercial, residential, 

educational and civic uses resulting in a positive economic and social benefit to the community. 

Based on positive outcomes of the assessment, Council could then decide on proceeding to the 

next phase of the Capital Expenditure Review process including further community consultation 

prior to committing the funds required for the full implementation phase of the project.   

The Warrick Lane precinct is a strategically-important location within the Blacktown CBD that is 

close to amenities and public transport. Council’s objective for the Warrick Lane Enabling Works 

project is to provide the necessary enabling works to allow land that is currently underutilised to 

be released for redevelopment whilst also providing much needed open space and public domain 

infrastructure that will improve amenity in the CBD. Through the delivery of its Warrick Lane 

Concept Master Plan (CMP) and enabling works project, Council aims to revitalise the CBD and 

provide a catalyst to encourage development to underpin the CBD’s long-term viability bringing 

economic benefits to the local and wider economy and positive benefits to the community.  

By increasing the supply of land for orderly development close to public transport and 

infrastructure the Council serves to meet both State and local policies and aims. 

The main elements of the Warrick Lane Precinct Enabling Works project required for delivering 

the CMP and to prepare the development lots for sale include: 

• Demolition of buildings in Main Street;

• The construction of a new 4-level underground public car park for 480 cars;

• Creating a new public plaza above the carpark;

• Constructing an eastern flanking building adjacent to the new public plaza;

• Constructing the first stage of the western flanking building (i.e. single storey) adjacent to the

new public plaza. The first stage of this building includes the public toilets, ground floor lift

lobby for the carpark lift and incorporates the vehicular access ramp down to the carpark and

allows future addition to the building as part of a larger potential redevelopment;

• Infrastructure services relocation and upgrade to allow for the above works and to service the

development lots;

• Reconfiguration of traffic arrangements on Sunnyholt Road and upgrading the intersection at

Campbell Street and Main Street;
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• Subdivision of the land to create the new lots for development; and,

• Relocating the existing public toilets within the new buildings located on the eastern and

western sides of the new plaza.

The preliminary business case includes an economic assessment prepared by SGS Economics 

and Planning which assesses the costs and benefits generated by the project and presents the 

cost benefit ratios and Net Present Values for a range of feasible options analysed. The economic 

assessment report also presents an Economic Impact Assessment which looks at the wider 

benefits to the economy which are not necessarily captured by the cost benefit analysis 

methodology. For the economic assessment a number of options were developed and assessed 

to test the range of feasible options for the project. 

Options 

The range of options considered by this preliminary business case (including the Base Case) 

included the following: 

• Base Case: Demolition of buildings along Main Street on RE1-zoned land and

establishment of an open space plaza in their place with some infrastructure and services

relocation required to achieve this;

• Option 1:  Enabling works including underground carpark, plaza and flanking buildings

with University, Council and commercial uses for Lots 1 to 5;

• Option 2:  Enabling works including underground carpark, plaza and flanking buildings

with University and Council uses for Lots 1, 2 & 5 and a combination of commercial uses

and residential uses for Lots 3 & 4;

• Option 3:  Enabling works including above ground carpark on Lot 1, plaza and flanking

buildings with University, Council and commercial uses for Lots 2 to 5;

• Option 4:  Enabling works including underground carpark, plaza and flanking buildings

with University and Council uses for Lots 1, 2 & 5 and residential uses for Lots 3 & 4.
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Costs and benefits 

The costs for the enabling works and associated works based on the Warrick Lane Enabling 

Works project scope outlined above were estimated by Slattery cost planners for the above 

options and are included in the report. 

A number of economic and social benefits can be derived from a CBD redevelopment project 

such as the Warrick Lane project. The creation of quality public open space, public carparking 

and the potential benefits derived from establishing a university campus and residential housing 

close to public transport and amenities, as well as benefits that flow from commercial and retail 

development can result in significant economic and social benefits. A more detailed discussion 

on the key benefits that would be generated by the project and how they relate to the Warrick 

Lane precinct redevelopment are outlined below. 

Benefits of higher density residential 

The dominant dwelling type in Blacktown and surrounding suburbs is detached housing. Lower 

density dwellings are more common across the LGA compared to Blacktown itself, which more 

commonly has flats or apartments. The location of higher density dwellings close to the train 

station may be a desirable outcome, as this would provide good accessibility to public transport.  

Benefits of local university 

In 2016, there were 15,567 university students living in Blacktown. This represented 5% of 

students in Greater Sydney. Of these students, 4,275 were studying part-time, with the remainder 

studying full time. The average distance to other Sydney universities from Blacktown is around 

37 kilometres. This equates to travel times of approximately 38 minutes by car, and 61 minutes 

via public transport. Only one campus is within 20 minutes of the Blacktown CBD by car, and only 

four campuses are reachable by public transport in under 40 minutes. 

Benefits of new commercial space 

Blacktown currently has limited quality commercial office space. The nearby Parramatta CBD is 

at a record low 3.0% commercial vacancy. This means that nearby smaller centres, such as the 

Blacktown CBD, may be able to benefit from the opportunity to provide quality commercial space, 

particularly in accessible locations. 
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Cost Benefit Analysis results 

The table below shows the results of the Cost Benefit Analysis of the options against the Base 

Case. This shows the difference between the costs and benefits of each of the options, compared 

to those achieved in the Base Case. It should be noted that capital costs shown in the Benefit 

Cost Analysis for the options are nett of Base Case costs. The analysis includes the discounted 

present values of the upfront enabling works and development of the open space, and the 

discounted present values of each benefit, and overall net present values (NPVs) and benefit cost 

ratios (BCRs). The default discount rate is 7%. 

Benefit Cost Analysis Results for 7% discount rate 

Description Option 1 Option 2 Option 3 Option 4 

COSTS     

Capital costs $55.9M $55.9M $34.1M $55.9M 

Operational costs $5.5M $5.5M $5.5M $5.5M 

TOTAL COSTS: $61.4M $61.4M $39.6M $61.4M 

BENEFITS     

Land sales     

Rental     

Open Space $7.2M $6.2M $6.4M $4.5M 

University     

Housing & 

employment 

$11.1M $23.1M $7.0M $33.3M 

Public Parking Spaces $4.5M $4.5M $4.5M $4.5M 

Flood mitigation $0.03M $0.03M $0.03M $0.03M 

TOTAL BENEFITS: $66.9M $73.8M $55.8M $81.0M 

NPV $5.5M $12.4M $16.3M $19.5M 

BCR 1.09 1.20 1.41 1.32 

Source: SGS Economic Assessment Report, Oct 2018 
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The results and analysis find that all four options produce positive returns at 3% and 7% and two 

options for 10% discount rate. 

Overall, Option 4 produced the highest NPV at a 7% discount rate, of $19.5 million. This was due 

to the benefits of new housing and employment, valued at $33 million. The lower cost of Option 

3, due to an above ground parking structure on Lot 1 in the place of a residential/commercial 

tower on that site, showed the highest benefit cost ratio, albeit having a slightly lower benefit over 

Option 4 for the scenario of the reduced cost of the underground carparking due to a more cost-

effective alternative for a fill disposal site. In Option 3, the carpark structure would need to be 

located on Lot 1 to be clear of the existing carpark to maintain parking throughout the 

redevelopment, as required by Council’s parking demand requirements. Option 3 also assumes 

that Lot 1 would produce no revenue as it would be retained for the parking structure. The 

economic benefit to the locality foregone from the loss of development on Lot 1 was shown in the 

economic impact assessment to exceed the cost savings from an above ground parking structure, 

therefore from an overall economic perspective Option 3 was not considered to be the most 

favourable.  Council has advised that there are other impracticalities and urban amenity issues 

weighing against this option in achieving Council’s vision for the area.  

It should be noted that the current downturn in the residential property market may mean that 

current property prices estimated in the economic assessment are much lower than could be 

achievable in the 2020s for the residential development options should the residential market 

recover. This potential residential uplift scenario was tested in the sensitivity analysis and showed 

a much improved economic result. 

A sensitivity analysis on a range of critical input factors into the cost benefit analysis carried out 

by SGSEP showed that in most options the conservative case taken still showed a positive 

economic outcome. This showed that the options considered were robust and could withstand a 

range of external influences and factors and still provide a positive economic result. 

Whilst a benefit cost analysis does not consider additional economic benefits which are not merely 

economic transfers from other regions in Sydney, a wider Economic Impact Assessment can 

examine how a particular project affects an economy through all upstream and downstream 

linkages. In short, economic impact assessment takes the initial effect of a project, known as the 

economic stimulus, and traces all of the flow on effects – ‘production’ and ‘consumption’ induced 

effects - in the regional economy. The final result is an overall picture of the project’s total effects. 

SGSEP has carried out such an Economic Impact Assessment for the Warrick Lane project and 

the results of the assessment, including the construction and operational phase local economic 

impacts of each development option, in terms of both output and employment effects are included 

in the table below. 
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Local Economic impact under each project option 

 

Construction Phase 
(2020 – 2029) 

Operational Phase - Commercial + University  
(per year from 2029 onwards) 

 

Output effect ($millions) Employment effect (FTEs) Output effect ($millions) Employment effect (FTEs) 

Option 1 $1,020.54  781 $1,537.74 4,445 

Option 2 $1,023.00  783 $1,036.18 3,048 

Option 3 $799.66  612 $1,174.25 3,432 

Option 4 $950.46  727 $463.32 1,452 

Source: SGS calculations based on ABS Input-Output Multipliers 2018 

The results of the economic assessment show that the preliminary business case for the Warrick 

Lane Enabling Works project results in a positive economic benefit to the community and local 

economy for a range of feasible options with a sensitivity analysis which tests the critical input 

assumptions. The largely positive range of economic assessment results stemming from the 

sensitivity analysis, particularly for the generally accepted 7% discount rate, demonstrates that 

the preliminary business case options are robust and economically feasible under a range of 

external influences and factors. 

The preliminary business case also includes a social benefit assessment carried out by Elton 

Consulting. The social benefit assessment supports the economic case and also presents 

additional non-financial community benefits flowing from the project such as: 

• increased employment opportunities;  

• greater housing choice;  

• access to quality public open space;  

• improved neighbourhood amenity;  

• improved safety; and, 

• improved education outcomes.  
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Additionally, the social benefit assessment also presents a number of initiatives which could be 

considered by Council in its implementation phase to enhance the social benefits flowing from the 

project, such as: 

• introduction of public art; 

• provision of meeting spaces; 

• affordable housing; 

• a resources hub and the like. 

The preliminary business case discusses the stakeholder management strategy that needs to be 

implemented to ensure project outcomes are met. A number of the social benefit initiatives 

outlined above have been drawn from the community engagement feedback which has been 

carried out to date. 

The preliminary business case outlines a number of options for implementation and delivery 

methodologies for the project for Council’s consideration. The delivery approach which appears 

to be most suitable for the project is a conventional Fixed Price Lump Sum Contract tendered to 

reputable, suitably-qualified contractors. The land sale and development strategy would need to 

be developed by Council through the implementation phase, and can be commenced early so as 

to provide certainty of outcomes. A variety of potential risks for the project have been discussed 

in the risk management section of the report and a more detailed risk management plan should 

be developed for the implementation phase of the project. 

The most sensible way forward is consideration of the option or options which most favourably 

meet Council’s objectives for the CMP and produce a positive economic and social benefit. The 

various delivery methodologies should be considered by Council once a decision has been made 

on proceeding with the project through the implementation phase. 

The actual combination or form of development options can be determined by Council at the 

appropriate time as the CMP allows flexibility of uses and as market conditions do vary and 

consideration can be given to the pace at which the redevelopment needs to occur to optimise 

the financial and economic returns. As the lots are prepared for sale through the Enabling Works 

project, planning for sale of the lots can start in the near future to increase certainty of outcomes.  

Overall, the preliminary business case presents a positive economic and social case for Council 

to proceed to the next phase of Capital Expenditure Review, including further community 

consultation on which the decision on committing the funds for the implementation phase of the 

Enabling Works project can then be based.  
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1. Purpose and outline of this document 

The purpose of this document is to present a  preliminary business case outlining a case for 

Council proceeding with the next phase of Capital Expenditure Review and community 

consultation based on a positive economic and social outcome. The preliminary business case 

describes the high-level objectives for the project and identifies possible alternative proposals for 

Council to achieve its objectives for the Warrick Lane precinct, and includes economic and social 

assessment to support this case. 

This document is prepared in accordance with the NSW Office of Local Government’s Capital 

Expenditure Guidelines which requires the preparation of a preliminary business case for Council 

to determine “...whether the proposal is necessary, consistent with council’s community strategic 

plan, delivery program and operational plans, offers value for money and that the council has the 

capacity to deliver and maintain their current and future community services in the long term.” 

If, after considering this Preliminary Business Plan, Council determines that the Project satisfies 

the requirements of the Capital Expenditure Guidelines and resolves to continue with the Project, 

further community consultation will take place and a Capital Expenditure Review will be prepared 

for Council’s consideration, prior to a decision being made on funding commitment for the 

Enabling Works required to prepare the Precinct and development lots for sale. 

1.1 Purpose 

The purpose of this document is to present a preliminary business case which assesses the 

options for the redevelopment of the Warrick Lane precinct for BCC in achieving its aims in 

revitalising the CBD and providing a catalyst to encourage development, providing much needed 

open space and public domain that will improve the amenity for its ratepayers. The purpose of a 

preliminary business case is to outline the economic and social case for Council to resolve to 

continue with the project and to carry out a Capital Expenditure Review and public consultation 

process before making a decision to commit the funding for the Enabling Works project. 

In summary, this document presents an economic and social benefit case for BCC to resolve 

whether to continue with the further work necessary to justify investment in the infrastructure and 

enabling works to achieve its vision for the Warrick Lane precinct. 

1.2 Scope of Works 

In developing this preliminary business case Signature Project Management has been engaged 

to undertake the following: 

• Identify a range of different development scenarios to allow BCC investment to proceed 

in an economically viable, cost-effective and transparent way; 
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• Incorporate the input from Darok P/L for the financial returns from land realisations; 

• Coordinate the necessary input from Slattery Cost Planners to estimate the costs of the 

enabling infrastructure and associated works for each of the options; 

• Incorporate the economic assessment for each of the options assessed and quantified by 

SGS; 

• Provide advice on implementation and risk management, including roles and 

responsibilities of BCC and other potential partners and stakeholders; and 

• Prepare a preliminary business case document in accordance with the Division of Local 

Government NSW Department of Premier and Cabinet Capital Expenditure Guidelines 

outlining the analysis of the economic costs and benefits of each option, implementation 

considerations and risk assessment. 

1.3 Structure of this document 

This document is structured as follows: 

Section 2 outlines the context for investing in the enabling infrastructure. 

Section 3  examines the need for precinct renewal including carparking provision, open space 

and development opportunities and discusses the issues with the current situation, 

and outlines the benefits of providing the enabling infrastructure and additional 

development opportunity. 

Section 4  describes options for BCC in meeting its medium to long term needs for the precinct 

and explores various scenarios. 

Section 5  provides a high-level assessment of the economic costs and benefits of each of the 

options for the provision of enabling infrastructure and redevelopment options. 

Section 6  provides an overview of implementation, including technical and legislative 

requirements, governance, procurement and implementation timeframes. 

Section 7  provides an overview of the stakeholder management required for the implementation 

of the project. 

Section 8 provides a high-level assessment of the social benefits of the project. 

Section 9 outlines an assessment of the risks of each option and potential risk mitigation 

strategies. 
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In addition, appendices provide further detail on the calculations and assumptions that underpin 

the economic, financial and social modelling components of the project.  
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2. Context and Background 

2.1 Introduction 

The Warrick Lane precinct is a strategically-important location within the Blacktown CBD that is 

close to amenities and public transport. Consequently, Council has identified that the site is 

currently being underutilised. In particular, Council’s properties located within the precinct were 

identified as having significant redevelopment potential and presenting an opportunity to catalyse 

growth in housing and jobs in the Blacktown CBD and provide a significant amount of public open 

space. The potential redevelopment of the Warrick Lane precinct to activate and act as a catalyst 

for the reinvigoration of the CBD has been under consideration by Council for many years. 

Previous attempts at finding potential development partners for the redevelopment of the precinct 

in one englobo parcel had not been successful for various reasons and so alternative delivery 

methodologies were explored leading to the formulation of a Concept Master Plan which 

envisages the redevelopment of the site with a range of initiatives that will make it more attractive 

for development participants and de-risk the sites to better encourage investment from the market. 

Consequently, in 2017, a Concept Master Plan (CMP) was prepared by Cox Architects on behalf 

of Council, which provided a framework for development on the Warrick Lane site that both 

achieved the overall vision and design excellence objectives and provided potential for 

development of highest and best use for the site, consistent with achieving a significant public 

benefit. In September 2017 Council resolved to proceed to prepare a development application for 

the subdivision and development of the enabling infrastructure based on the CMP. 

The CMP envisaged the following key elements for the redevelopment of the Warrick Lane 

precinct: 

• Demolition of buildings along Main Street located on the RE1-zoned land and 

establishment of a public plaza in their place; 

• Construction of an underground public carpark for at least 400 cars flanked by buildings 

on either side of the public plaza; and, 

• Roadworks, public domain and services infrastructure enabling works to service 

development lots on the location of the existing ongrade carpark for future sale. 

2.2 Site description 

The Warrick Lane precinct is a 2.8ha site on the edge of the Blacktown CBD located on the 

southern side of the Main Western Railway Line. It adjoins the major commercial thoroughfares 

of Main Street and Sunnyholt Road. The site currently contains a large on-grade public carpark, 

retail and commercial properties.   
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The site in its current form provides some social benefit as the public carpark containing 325 car 

spaces provides free parking close to the CBD and train station. Public parking has been identified 

through existing consultation as a key issue and seen by local retailers as essential to the success 

of their businesses. The site contains a sports hall that is currently being utilised for karate classes 

and a public toilet. Although the sports hall is a Council-owned property, it is currently leased to a 

karate club and used exclusively for this commercial business. As a result, the general social 

benefit derived from the sports hall is limited.  

Figure 1: Existing Site Plan 
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2.3 Warrick Lane Concept Master Plan 

The Warrick Lane CMP envisages the subdivision of the land into five separate lots over several 

stages. This Preliminary Business Case deals with the Council investment required to fund the 

enabling infrastructure required for the subdivision and enabling works to deliver the CMP, which 

will prepare the site for future development.  

In September 2017 Council endorsed the CMP to proceed to design and lodgement of a 

development application for a five-lot subdivision and enabling infrastructure works to prepare the 

site for future redevelopment options. Strategically, the Site’s redevelopment will provide a 

platform for economic growth and urban improvement while creating ongoing revenue sources 

for Council’s sustainable growth and investment back into the community.  

The CMP will provide Council with the urban design, public domain, services, feasibility and traffic 

and transport framework which will be used to:  

• define the site’s preferred development framework; 

• ensure development options are considered in a holistic and integrated manner; 

• assess the feasibility of the development; and,  

• engage with the market.  

 

Figure 2: BCC Concept Master Plan (Cox Architects 2017) 

 

Source: BCC Concept Masterplan Extract (2017) 
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2.3.1 Objectives 

The primary objective of the CMP is a scheme which:  

• capitalises on the Site’s attributes; 

• delivers a high-quality public domain; 

• maximises development potential; 

• provides flexibility to respond to market conditions; and, 

• facilitates design excellence across all built elements. 

 

The CMP incorporates potential development sites which may be developed for: 

• offices, hotel/motel, student accommodation, aged care and retirement living;  

• mixed-use residential towers; 

• vibrant retail and food and beverage precinct; 

• a multi-level public carpark; or 

• a multi-functional public open space of significant scale. 

2.4 BCC Community Strategic Plan 

Blacktown City’s Integrated Planning and Reporting (IP&R) framework documents were adopted 

in June 2017 following a full strategic planning review by the Council elected in September 2016 

and extensive community engagement. The documents are updated annually in a process which 

includes public exhibition and consultation. 

These documents include: 

• Community Strategic Plan Our Blacktown 2036; 

• 2017-2021 Delivery Program and annual Operational Plan and budget; and 

• Resourcing Strategy including Council’s Long-Term Financial Plan. 

 

Our Blacktown 2036 outlines Council’s practical approach to achieving the community’s 

aspirations for the City. Alongside its six strategic directions is a set of transformational projects 
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that advances the vision for the City. These projects have been identified and discussed with the 

community and City stakeholders throughout the past two years of IP&R consultations. The 

transformational projects are an integral element of Council’s strategic and financial planning. 

The Warrick Lane development is one of Council’s key transformational projects. Outlined in 

Council’s Community Strategic Plan, Our Blacktown 2036, this project will transform the Warrick 

Lane site delivering major economic, employment and social benefits for the people of Blacktown.  

The long-term vision for Warrick Lane is recognised in Our Blacktown 2036 by the following 

statement: 

 ‘The Warrick Lane site will be developed as a commercial and residential hub in the Blacktown 

CBD, serving to attract further high-quality, sustainable development in accordance with the 

Blacktown City Centre Masterplan.’ 

Under the IP&R guidelines, significant amendments to a council’s Delivery Program must be 

exhibited for public comment before adoption. Blacktown City Council’s formal commitment to 

fund and proceed with the Warrick Lane project is considered to require this process. Accordingly, 

appropriate information to amend the 2017-2021 Delivery Program has been prepared for a public 

exhibition process, which will be held in conjunction with further community consultation and 

stakeholder engagement on the project in keeping with the local government capital expenditure 

guidelines.  

Council will also publicly exhibit a revised Long-Term Financial Plan, including information on the 

capital and operating funding strategy for the Warrick Lane project and demonstrating Council’s 

capacity to deliver and maintain its current and future community services. Council plans a 

modern mixed-use development anchored on a new public plaza, linking seamlessly to Main 

Street and offering new retail, residential, civic/educational and commercial possibilities in a 

revitalised CBD. 

2.5 CBD Planning Proposal 

At its Ordinary Meeting on 21 October 2015, Council resolved to support the creation of the 

Blacktown CBD as a strong mixed use centre, that is activated by its own substantial residential 

population. A number of studies were carried out in relation to Council’s existing land use zones, 

height of building and floor space ratio controls in the CBD, to ensure they align with current 

market expectations and support opportunities for growth.  

To facilitate the orderly development of the Blacktown CBD and to achieve the above-mentioned 

objectives Council has submitted a Planning Proposal to the Department of Planning and 

Environment for adoption. 
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The Planning Proposal seeks to increase the B4 Mixed Use zone within the Blacktown CBD. This 

is considered to be the most appropriate zone to be applied to achieve Council’s vision for the 

Blacktown CBD to be a vibrant centre activated by substantial mixed use development. To ensure 

there is land available for future investment grade office development within the Blacktown CBD, 

approximately 4.5 hectares of land will remain zoned B3 Commercial Core.  

The Planning Proposal also seeks to:  

• increase building heights in the Blacktown CBD to make developments more viable; 

• introduce incentive building heights for key and gateway sites in the Blacktown CBD, if 

additional community infrastructure is provided and an architectural design competition 

has been undertaken; and 

• remove Floor Space Ratios (FSR) controls for the Blacktown CBD. The removal of the 

FSR controls will alleviate the conflict that arises between the FSR and Height of Building 

controls when an applicant cannot achieve the maximum FSR due to the Height of Building 

control.  



 

181012 BCC Warrick Lane Prelim. Business Case Page  17 

 

 

 

2.6 BCC S94 Contributions Plan No. 19 

In September 2015 Council adopted Section 94 Contributions Plan (CP) no. 19 – Blacktown 

Growth Precinct which includes the establishment of a new open space park including 

landscaping and other embellishment works on Reserve No. 474, which is the location of the land 

zoned RE1 – Recreation on Main Street in the Warrick Lane precinct, amongst other provisions. 

Contributions from this CP19 will be used for the establishment of the public plaza and will include 

the demolition of existing buildings in this location. This CP19 and existing zoning of RE1-

Recreation effectively sets the location of the new plaza.  
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3. The need for the Warrick Lane redevelopment 

3.1 Introduction 

This section outlines the projected need for Warrick Lane precinct renewal and enabling 

infrastructure, and highlights issues with the current situation in securing adequate supply of land 

for redevelopment, public open space and carparking provision. 

Within the context of the Blacktown CBD, the Warrick Lane site presents a number of 

opportunities.  

The site sits in a strategically important location within the CBD linking Main Street with the health 

and education precinct, the station and the commercial and retail core.  

In addition, the site is a critical missing pedestrian link and, to a lesser degree, cyclist link north-

south, with access across the bridge on Sunnyholt Road link, through the site to the CBD serving 

as a critical link for commuters and workers in the morning/ evenings and during the day for 

workers north of the site seeking retail, food and beverage options in the CBD.  

The Warrick Lane site is the gateway to the Blacktown CBD from the north and has the potential 

to establish a built form and public domain connection which will stitch together the Blacktown 

CBD skyline from Westpoint and the Commercial Core, through to the Hospital and TAFE.  

The scale of the site also affords the opportunity to provide a critical mass of residents, workers 

and visitors to reinvigorate the eastern end of Main Street and to activate the new public spaces 

within Warrick Lane.  

Of particular importance, the Warrick Lane site will provide significant new green spaces within 

the heart of the CBD, which will be heavily utilised by all residents, workers and visitors to the 

Blacktown CBD.  

3.2 Projected need for Warrick Lane and Blacktown CBD renewal 

In its long-term strategic planning, BCC has identified the need for the renewal of the Warrick 

Lane precinct to ensure the long-term viability of the CBD by providing necessary land for 

redevelopment for a range of uses, provision of suitable public carparking and open space and 

public domain infrastructure for community uses. 

The current situation has underutilised Council assets, lack of quality open space, lack of quality 

A-grade commercial space and residential and mixed use density and carparking that is ageing. 
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3.3 Infrastructure to support renewal 

The necessary enabling infrastructure required to support the renewal includes provision of the 

following important elements: 

• Adequately serviced and suitably located land and development opportunities for a range 

of uses; 

• Quality open space and public domain provision; 

• Roads and infrastructure to service the precinct; and, 

• Adequate public carparking that is provided in suitable proximity to development and is 

safe and efficient.  

3.4 Adequacy of current situation 

Council has identified that the Warrick Lane precinct has under-utilised Council assets. The 

current situation is not ideal with the current on-grade carparking being an ageing asset which 

takes up valuable land that could be used for higher community benefits such as public open 

space, community uses, commercial, civic/educational and residential uses close to public 

transport and services. Community consultation has identified a deficiency in parking provision 

close to retail services as a major issue in the precinct. The existing buildings are ageing and 

there is a lack of quality open space for community use, particularly open space that is suitable 

for programmed uses. There are safety concerns with current pedestrian travel paths and there 

are currently some flooding issues at Main Street which have the potential to have financial 

impacts on some businesses. 

The CBD has a lack of quality commercial space and land for mixed-use and residential 

development and provision of land for redevelopment has been identified as a necessary catalyst 

to encourage development which would then lead to economic development and benefits f lowing 

to the Blacktown City. 

3.5 Benefits of renewal and redevelopment 

The benefits of renewal include redevelopment for a range of uses which will have flow on 

economic and social benefits, modern and efficient carparking, quality open space and public 

domain provision which will benefit the community. The benefits of providing land for 

redevelopment that is close to public transport and community infrastructure and services 

includes significant travel time savings, open space amenity, public carparking savings, 

community benefits from programmed spaces, economic benefits to the local businesses and 

students.  
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The Warrick Lane precinct is located close to Blacktown Railway Station and is located in the 

CBD and therefore provides a prime location to provide land for redevelopment for commercial 

office, residential, civic/educational and community uses, which leverage existing public transport 

and services and provide a necessary catalyst for the reinvigoration of the CBD. 
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4. Options considered 

4.1 Introduction 

This preliminary business case includes the assessment of a range of feasible options for the 

project to test the economic and and social feasibility of the enabling works investment required. 

The range of options considered by this preliminary business case is outlined below. 

4.2 Objective 

The main objective of this preliminary business case is to present the economic and social case 

to ensure that the long-term viability of the Warrick Lane precinct (in the context of Blacktown 

CBD) is underpinned by availability of land for quality development, and that the needs of the 

community are met through provision of quality open space, adequate carparking and public 

domain. 

Ideally, the enabling infrastructure should be delivered in an economically, socially and 

environmentally sustainable and commercially effective way. 

4.3 Options description 

There are a number of feasible options for the redevelopment of Warrick Lane. BCC has outlined 

some policy constraints to the range of options that have been explored. The constraints and 

assumptions for the options considered include the following: 

• The general number of existing public carparking spaces needs to be retained through the 

redevelopment within the Warrick Lane precinct; 

• The land zoned RE1-Recreation open space needs to be developed for public open space; 

• The general Masterplan Concept for Warrick Lane has been adopted in principle by 

Council previously and therefore the overall structure plan for the redevelopment of the 

precinct has been generally set for this assessment due to carpark demand and traffic and 

transport considerations; 

• The option of providing the public underground carparking structure under one of the 

development lots has not been considered for the reason of maintaining the development 

lots clear of Council owned-assets which results in a much less encumbered offering. 

Whilst a developer may agree to build a public carpark, the cost would include a 

substantial developers margin, and therefore a Council-built carpark would most likely 

provide the optimum financial outcome. 
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• The rationale for having the Council carpark located under the plaza in the CMP was to 

maximise the development potential of the other lots through the co-location of public 

functions on the same footprint.   

The option of relocating the carparking to another location in the CBD outside the Warrick Lane 

precinct has not been explored due to Council demand requirements to keep the carparking within 

the Warrick Lane precinct in close proximity to Main Street business and retail. The land 

realisations and redevelopment layout has been broadly based on the lot layout for the CMP 

previously adopted by Council. 

The list of options considered by this preliminary business case in addition to the Base Case 

include the following: 

• Base Case:  Demolition of buildings along Main Street on RE1-zoned land and 

establishment of an open space plaza in their place with some infrastructure and services 

relocation required to achieve this; 

• Option 1:  Enabling works including underground carpark, plaza and flanking buildings 

with University, Council and commercial uses for Lots 1 to 5; 

• Option 2:  Enabling works including underground carpark, plaza and flanking buildings 

with University and Council uses for Lots 1, 2 & 5 and a combination of commercial uses 

and residential uses for Lots 3 & 4; 

• Option 3:  Enabling works including above ground carpark on Lot 1, plaza and flanking 

buildings with University, Council and commercial uses for Lots 2 to 5; 

• Option 4:  Enabling works including underground carpark, plaza and flanking buildings 

with University and Council uses for Lots 1, 2 & 5 and residential uses for Lots 3 & 4. 

A more detailed outline of each option is included below. 

4.3.1 Base Case 

The Base Case includes the demolition of the existing buildings located on the RE1 zoned land 

and the establishment of a Public Plaza. The existing roads and on-grade carparking in the 

Warrick Lane precinct have been retained in this base case option with some services 

infrastructure and relocations required. 

4.3.2 Option 1 

This option includes the construction of an underground carparking structure under the new public 

plaza, flanking buildings, public domain, construction of roads and enabling infrastructure to 

service the four development lots for commercial, university and civic uses. 
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4.3.3 Option 2 

This option includes the construction of an underground carparking structure under the new public 

plaza, flanking buildings, public domain, construction of roads and enabling infrastructure to 

service the four development lots for residential, commercial, university and civic uses.  

4.3.4 Option 3 

This option includes the construction of an above ground carparking structure on Lot 1, new 

ground level public plaza, flanking buildings, public domain, construction of roads and enabling 

infrastructure to service the four development lots for commercial, university and civic uses. Lot 

1 is not included for sale as the above ground carpark substantially takes up the development 

envelope on this lot quarantining it from meaningful development potential.   

4.3.5 Option 4 

This option includes the construction of an underground carparking structure under the new public 

plaza, flanking buildings, public domain, construction of roads and enabling infrastructure to 

service the four development lots for residential, civic and university uses.   

4.3.6 Project Options Scope of Works 

For the Base Case the scope of works generally includes the following: 

• Demolition of the buildings along Main Street on the RE1-zoned land; 

• Establishment of an open space plaza on the RE1-zoned land; and 

• Infrastructure and services relocation works required for establishment of the plaza. 

For options 1 to 4 the scope of works generally includes the following: 

• Demolition of buildings in Main Street; 

• The construction of a new 4-level public car park for 480 cars; 

• Creating a new public plaza above the carpark; 

• Constructing an eastern flanking building adjacent to the new public plaza; 

• Constructing the first stage of the western flanking building (i.e. single storey) adjacent to the 

new public plaza. The first stage of this building includes the public toilets, ground floor lift 

lobby for the carpark lift and incorporates the vehicular access ramp down to the carpark and 

allows future addition to the building as part of a larger potential redevelopment; 
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• Infrastructure services relocation and upgrade to allow for the above works and to service the 

development lots; 

• Reconfiguration of traffic arrangements on Sunnyholt Road and upgrading the intersection at 

Campbell Street and Main Street; 

• Subdivision of the land to create the new lots for development; and, 

• Relocating the existing public toilets within the new buildings located on the eastern and 

western sides of the new plaza. 
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5. Economic Costs and Benefits 

5.1 Introduction 

This section outlines the estimated capital and recurrent costs of each option being considered to 

ensure the objectives of the project are met and delivered in an economically sustainable way, 

and the economic benefits that are expected to be realised from each option. 

SGS Economics and Planning (SGSEP) was engaged to carry out the economic assessment of 

the Warrick Lane project for this preliminary business case. The SGSEP Economic Assessment 

for Expenditure Review for the proposed Warrick Lane Precinct is included in Appendix 2. 

5.2 Summary of analysis 

SGSEP has identified a range of costs and benefits derived from the project for the range of 

options identified earlier in this document. The analysis incorporates a number of economic, 

financial and non-financial benefits and a range of capital and operational costs into a Benefit 

Cost Analysis. Their economic analysis includes a discounted cash flow (DCF) methodology 

which is consistent with NSW Treasury guidelines and accepted economic assessment principles. 

The various redevelopment options are compared against the Base Case which includes the 

establishment of the public plaza and some services relocations and stormwater infrastructure to 

derive the net economic benefits (NPV, BCR). 

The outputs from their economic assessment include a range of Benefit Cost Ratios (BCR) and 

Net Present Values (NPV) tested for the four options against the Base Case described in the 

previous section. SGSEP has also carried out sensitivity analysis on a range of critical input 

factors including discount rates, construction costs, land sale realisations and other factors 

described in further detail in this section. 

SGSEP has utilised capital costs for the four options and Base Case provided by Slattery cost 

planners which have been estimated from concept designs and investigations for the required 

enabling infrastructure works. The Slattery cost estimates are included in Appendix 4. Operational 

and maintenance costs have been provided by Council representatives. 

In its economic assessment, SGSEP has identified the following financial and economic benefits 

which have been incorporated into their economic modelling: 

• Financial returns from the sale of the land (Lots 1-4); 

• Economic benefits from locating of residential development close to public transport hubs, 

services and infrastructure; 
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• Economic benefits to Blacktown locality residents from access to a university closer to 

their home; 

• Savings to CBD users derived from provision of additional free public carparking; 

• Increases in economic and social benefits derived from new open space provision utilising 

the new plaza; 

• Benefits from savings in travel times for additional commercial, retail and residential 

development for CBD users; and 

• Reductions in flood damage risk due to flood mitigation works. 

5.3 Costs 

5.3.1 Capital and recurrent costs 

Capital Costs for the various options have been provided by Slattery cost planners. These are 

included in their report attached in Appendix 4. 

Refer to the table below for the total project costs included in the economic assessment for the 

four options. 

 

Table 1 : Cost Estimates for enabling works options 

Project Option Total Project Cost (excl. GST) 

Base Case $12,500,000 

Option 1 $76,500,000 

Option 2 $76,500,000 

Option 3 $51,489,000 

Option 4 $76,500,000 

Recurrent costs including operating and maintenance costs for the various options have been 

provided by Council officers based on management costs benchmarked against similar facilities. 

5.3.2 Cost effectiveness and value-management 

Value-management principles have been applied to the development of concept designs on which 

the cost estimates have been based to ensure cost effective capital investment. A number of 
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potential savings initiatives have been tested in the sensitivity analysis. Further value-

management principles will be applied through design development and the implementation 

phase of the project. 

5.4 Benefits 

The benefits that have been derived by SGSEP and included in its economic assessment are 

outlined below. 

5.4.1 Revenue from land sales 

The projected revenue from the land sales realisations was provided by Darok Pty Limited in its 

Warrick Lane Review Feasibility Study attached in Appendix 1.  

The range of total land sales realisations for all four development lots provided by Darok Pty 

Limited for a combination of commercial, residential and civic/education uses vary from M 

to M with a much lower realisation for residential use of  due to the 

softening of the residential market. 

Based on these land values, Option 1 provides the highest revenue of  million. Option 2 

shows an expected revenue of $ million, Option 3 just under $  million and Option 4 at 

$1  million.  

Darok Pty Limited also included land value realisations from a previous March 2017 report when 

the residential market was more buoyant, which provided a total land value ranging between 

$  for a range of residential use options. These values were used as a guide for 

a sensitivity analysis to test the economic results with residential value upside representative of 

a stronger residential market which could occur in the future (e.g. in the 2020’s). 

5.4.2 Income (Operational) 

Council is proposing to develop two flanking buildings, one on either side of the public plaza which 

it will retain in its ownership and derive an ongoing income from leasing to tenants. The rental 

income has been incorporated by SGSEP into their DCF to derive a financial benefit.  

Darok P/L has provided advice on the potential rental returns for the office and retail space, based 

on the location adjacent to the plaza and designs by Cox Architecture. Based on their 

recommendations, the following assessments of rental returns have been made: 

• Retail rents net of maintenance set at $  per square metre based on Colliers 

recommendation of $  per square metre  

• Office space rents of $400 per square metre based on rental returns of $  per 

square metre, dependent on use 

• 20% incentive 
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• Vacancy rate of 5%, and 

• Real rental growth of 1.5% per annum (based on nominal rent increases of 4% and 2.5% 

CPI). 

Council is not proposing to charge for the new public carparking proposed to be provided under 

the project therefore there is no direct financial benefits accruing from this element. Of course, 

there will be an economic benefit to users and businesses from Council providing additional free 

parking and this is presented in further detail in Section 5.4.7 below. 

5.4.3 Benefits from the new public plaza 

SGSEP has identified that there are economic benefits from the provision of new open space and 

has quantified this benefit through accepted economic modelling methodology utilising visitation 

models and valuing leisure time. In addition, there are non-financial benefits derived from the new 

open space including increased local amenity and legacy values, environmental externalities 

(improved air quality, reduction in urban noise pollution, local climatic improvements, etc.) 

5.4.4 Benefits from new housing and employment generating development 

SGSEP has identified that the establishment of new housing and employment generating 

development close to public transport and infrastructure has the benefit of time travel savings as 

well as saving in infrastructure provision in comparison to development in greenfield areas on the 

fringes of suburbia. 

5.4.5 Benefits from the establishment of a new university campus 

SGSEP has identified that the establishment of a University campus in the precinct will derive 

economic benefits to residents of the LGA due to the savings in travel time and associated costs 

that would occur because they would currently have to travel much further to University campuses 

further afield in Sydney. Further indirect benefits such as increased numbers of students studying 

at tertiary level and increased skills and increased spending and business activity in the local 

economy have been estimated as a separate economic benefit in the Economic Impact 

Assessment in Section 5.6 of this Report as well as employment opportunities, as inclusion of 

these in not normally included in the benefit cost analysis. 

5.4.6 Benefits from flood mitigation measures 

There is a marginal economic benefit derived from savings due to decreased risk of flood damage 

to properties along Main Street and reduction in loss of business costs from flood mitigation 

measures that are able to be incorporated as part of the enabling works for the development 

scenarios of the project. 
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SGSEP has utilised accepted economic modelling methodology to quantify the savings derived 

from these flood mitigation works as a benefit to the project. 

5.4.7 Increased parking provision 

Economic benefits from the provision of approximately 160 additional free public car parking 

spaces to the users of the precinct have been derived by SGSEP based on current availability 

of parking in the CBD and competing paid and free parking in the local vicinity. 

5.5 Cost Benefit Analysis results 

This section presents the results of the Cost Benefit Analysis. The analysis shows the difference 

between the costs and benefits of each of the options, compared to those achieved in the Base 

Case. This includes the discounted present values of the upfront enabling works and development 

of the park, and the discounted present values of each benefit, and overall net present values 

(NPVs) and benefit cost ratios (BCRs). The default discount rate is 7%, with sensitivity testing of 

3% and 10%.  

The analysis finds that all four options produce positive returns at 3% and 7% and two options 

produce positive returns for a 10% discount rate. 

Overall, Option 4 produced the highest NPV at a 7% discount rate, of $19.5 million. This was due 

to the benefits of new housing and employment, valued at $33 million. The lower cost of Option 

3, due to an above ground parking structure on Lot 1 in the place of a residential/commercial 

tower on that site, showed the highest benefit cost ratio, albeit having a slightly lower benefit over 

Option 4 for the scenario of the reduced cost of the underground carparking due to a more cost-

effective alternative for a fill disposal site. 

Option 3 assumed that Lot 1 would produce no revenue as it would be retained for the parking 

structure. The economic benefit to the locality foregone from the loss of development on Lot 1 

was shown in the economic impact assessment to exceed the cost savings from an above ground 

parking structure, therefore from an overall economic perspective Option 3 was not considered to 

be the most favourable.  Council has advised that there are other impracticalities and urban 

amenity issues weighing against this option in achieving Council’s vision for the area.  
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Table 2 Benefit Cost Analysis Results for 7% discount rate 

Description Option 1 Option 2 Option 3 Option 4 

COSTS     

Capital costs $55.9M $55.9M $34.1M $55.9M 

Operational costs $5.5M $5.5M $5.5M $5.5M 

TOTAL COSTS: $61.4M $61.4M $39.6M $61.4M 

BENEFITS     

Land sales     

Rental     

Open Space $7.2M $6.2M $6.4M $4.5M 

University     

Housing & 

employment 

$11.1M $23.1M $7.0M $33.3M 

Public Parking Spaces $4.5M $4.5M $4.5M $4.5M 

Flood mitigation $0.03M $0.03M $0.03M $0.03M 

TOTAL BENEFITS: $66.9M $73.8M $55.8M $81.0M 

NPV $5.5M $12.4M $16.3M $19.5M 

BCR 1.09 1.20 1.41 1.32 

Source: SGS Economic Assessment Report, Oct 2018 

 

5.5.1 Sensitivity analysis 

A sensitivity analysis is an important part of any cost benefit analysis. Since most economic 

analyses are based on estimates and projections, it is important to test by how much the findings 

will vary if these estimates or projections are higher or lower than assumed. The input factors that 

should be tested are those that could have a significant impact on the results of the analysis. For 

this reason, the SGSEP analysis did not consider testing sensitivity of the assumptions made on 
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flood damage, benefits from additional carparking spaces and rental income from the flanking 

building, as none of these benefits are large enough to affect the results in a significant way. 

The input factors which were tested by SGSEP in the sensitivity analysis included higher capital 

costs, lower land sales revenues, testing a smaller university and no university, variation in open 

space (Plaza) quality and savings from disposal of fill capital costs of the underground carpark 

options, longer sales development timeframes and improved values for more favourable 

residential market conditions. 

The sensitivity testing carried out by SGSEP found the following: 

• Increasing the costs of Options 1 to 4 by 15% and reducing revenues from land sales by 

15% resulted lower NPVs, but in Options 2, 3 and 4 NPVs still showed positive results at 

a 7% discount rate. Option 1 showed negative results at a 7% discount rate but positive 

results at a 3% discount rate.  

• Options 2, 3 and 4 showed positive results at a 7% discount rate if the University size was 

reduced from 4000 students to 2000 students. If the university was removed entirely, 

Option 4 showed a positive result at a 7% discount rate, and all produced positive results 

at a 3% discount rate.  

• Changes in the quality of the plaza did not substantially reduce the total net benefits of the 

project – Options 2, 3 and 4 showed positive results at a 7% discount rate even if the park 

was of lower quality, while Option 1’s BCR fell slightly below 1.  

• An option to reduce the costs of the underground carpark in Options 1, 2 and 4 resulted 

in these options becoming slightly more competitive against Option 3, with Option 2 having 

a higher NPV than Option 3, and Option 4 having a higher BCR than Option 3. 

• Slower land sales and completion of buildings resulted in Options 2, 3 and 4 showing a 

positive result at a 7% discount rate and Option 1 showing negative results at a 7% 

discount rate.  

• Assuming residential land sales revenues were equivalent to what could be achieved in 

2016 instead of what is currently achievable in 2018 resulted in Option 2’s NPV increasing 

by $7 million and Option 4’s increasing by $10 million, with Option 4 increasing to a BCR 

of 1.48 at a 7% discount rate. 
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Table 3: Results of the sensitivity analysis.  

 Option 1 Option 2 Option 3 Option 4 

Higher costs, lower revenues     

Total costs $65.92  $65.92  $40.80  $65.92  

Total benefits $63.98  $71.49  $53.81  $78.79  

NPV ($7.46) $0.05  $7.50  $7.36  

BCR 0.90 1.00 1.16 1.10 

2000 student university     

Total costs $61.41  $61.41  $39.57  $61.41  

Total benefits $59.29  $66.03  $48.00  $73.29  

NPV ($2.12) $4.61  $8.44  $11.88  

BCR 0.97 1.08 1.21 1.19 

No university     

Total costs $61.41  $61.41  $39.57  $61.41  

Total benefits $50.06  $56.62  $38.58  $64.01  

NPV ($11.36) ($4.80) ($0.99) $2.60  

BCR 0.82 0.92 0.98 1.04 

No leisure benefits from plaza     

Total costs $61.41  $61.41  $39.57  $61.41  

Total benefits $59.78  $67.65  $49.39  $76.39  

NPV ($1.64) $6.23  $9.82  $14.98  

BCR 0.97 1.10 1.25 1.24 

Savings in underground 

carpark structure 

    

Total costs $57.05  $57.05  $39.57  $57.05  

Total benefits $66.93  $73.82  $55.82  $80.91  

NPV $9.89  $16.78  $16.25  $23.86  

BCR 1.17 1.29 1.41 1.42 

Extended timeframe for land 

sales  

    

Total costs $61.41  $61.41  $39.57  $61.41  

Total benefits $55.90  $72.96  $52.89  $80.07  

NPV ($5.52) $11.55  $13.32  $18.66  

BCR 0.91 1.19 1.34 1.30 
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Improvements to residential 

market 

    

Total costs 61.41 61.41 39.57 61.41 

Total benefits 66.93 80.58 55.82 91.12 

NPV 5.52 19.17 16.25 29.71 

BCR 1.09 1.31 1.41 1.48 

Source: SGSEP Economic Assessment Report, Oct. 2018 

The sensitivity analysis carried out on a range of critical input factors into the cost benefit analysis 

carried showed that in most options the conservative case taken still showed a positive economic 

outcome. This showed that the options considered were robust and could withstand a range of 

external influences and factors and still provided a positive economic result. 

5.6 Discussion on Economic Impact Assessment 

Whilst a Benefit Cost Analysis does not consider additional economic benefits which are not 

merely economic transfers from other regions in Sydney, a wider Economic Impact Assessment 

can examine how a particular project affects an economy through all upstream and downstream 

linkages. In short, economic impact assessment takes the initial effect of a project, known as the 

economic stimulus, and traces all of the flow on effects – ‘production’ and ‘consumption’ induced 

effects - in the regional economy. The final result is an overall picture of the project’s total effects. 

SGSEP has carried out such an Economic Impact Assessment and the results of the assessment, 

including the construction and operational phase local economic impacts of each development 

option, in terms of both output and employment effects are included in the table below. 
 

Table 4: Local Economic impact under each project option 

 

Construction Phase 
(2020 – 2029) 

Operational Phase - Commercial + University  
(per year from 2029 onwards) 

 

Output effect ($millions) Employment effect (FTEs) Output effect ($millions) Employment effect (FTEs) 

Option 1 $1,020.54  781 $1,537.74 4,445 

Option 2 $1,023.00  783 $1,036.18 3,048 

Option 3 $799.66  612 $1,174.25 3,432 

Option 4 $950.46  727 $463.32 1,452 

Source: SGS calculations based on ABS Input-Output Multipliers 2018 
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5.7 Funding sources 

Council has identified a number of funding sources for the Warrick Lane project, some of which 

are already in place. These include land sold at George Street Blacktown, the S94 Contributions 

Plan (CP 19) and the potential sale of Lots 1 to 4. 

Other funding sources will be explored by Council through accepted Local Government practice 

and Council’s policies should they be required through the life of the project. 
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6. Implementation 

6.1 Technical and Legislative Requirements 

6.1.1 Local Government requirements 

The project implementation group will comply with the development policies and plans of the 

Council in implementing the project. The Council will need to submit development applications for 

various stages of the development. As mentioned previously in this report, Council has lodged a 

planning proposal with the Department of Planning and Environment to vary the planning controls 

for the Blacktown CBD (including the Warrick Lane precinct) to facilitate the desired planning 

outcomes and achieve its vision for stimulating commercial, residential and multi-use 

development in the precinct and to provide quality open space and parking provision objectives. 

The project group responsible for delivering the project will need to work within the framework of 

Council’s policies and procedures and will implement strict governance controls for procurement 

at various stages of the development in accordance with Council’s procurement guidelines. The 

project team will be advised by a Probity Advisor through its various procurement stages. 

6.1.2 State and Federal Authority requirements 

There are a number of State government authorities which may be impacted by the works. These 

include, but are not limited to, Roads and Maritime Services (RMS), Sydney Trains (ST) and 

Sydney Water. The Council will be regulated by relevant government planning policies (e.g. 

Infrastructure SEPP) as well as other instruments in the development of the project, which will 

possibly require integrated approvals and consultation with these and other government utility 

providers through the implementation of the project. Close and early consultation will be required 

to mitigate risks of any delays to approvals that may impact the project.  

6.2 Procurement 

6.2.1 Land Value Realisation and development options 

There are a number of approaches for Council to realise the revenue from the sales of land for 

lots 1 to 4 including direct sale to land developers/building owners or long term lease. 

There is a further scenario for the land parcel which Council potentially may develop for its own 

Council Offices. For this development parcel, Council may choose to retain ownership of the land, 

have the building built under a Fixed Price Lump Sum Contract or it may choose to sell the land 

to a developer with a pre-commitment to lease the necessary area of the building. These would 

also be options for the development of the University. Alternatively, Council could enter into 

various forms of development agreements for the procurement of its premises. 
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In any of the scenarios chosen, Council will need to adhere to its procurement policies and 

government guidelines for the sale or development of the land. Probity Advisors would be 

employed to advise Council through the land sale or development agreement process. 

Council will need to further develop its land sale strategy through the Capital Expenditure Review 

and implementation phases of the project. 

6.2.2 Construction of enabling works 

A number of delivery approaches are available to BCC for the procurement of the Warrick Lane 

enabling works project. These may include a Managing Contractor model or Fixed Lump Sum 

Contract. Other delivery methodologies are available (e.g. PPP and BOOT), but these are more 

suited to large multi-billion dollar infrastructure projects requiring significant funding and 

operational requirements.  

Additionally, PPP’s and BOOT’s are generally employed for very large and complex infrastructure 

projects where the agency is looking at transferring some investment risk to the contracting party, 

albeit for a higher cost. These schemes are also employed when the agency is looking at the 

contracting partner to fund the project and sometimes the funding may be repaid through a 

revenue stream that is generated by the infrastructure project and is collected by the contracting 

entity (e.g. toll roads). For the reasons outlined above, it is considered that a PPP or BOOT 

scheme would not be warranted nor particularly suited to the Warrick Lane project. A more 

detailed discussion is provided on the Managing Contractor and Fixed Lump Sum contract 

approaches below. 

 

A more detailed assessment of the various delivery methodologies employed on government 

projects is outlined below for completeness: 

• Public-Private Partnership (PPP) where the government entity enters into an arrangement 

with a private partner that may fund, build and operate the facility on behalf of the entity as a 

partnership; 

• Build Own Operate and Transfer (BOOT) where the government entity enters into an 

arrangement with a private partner that may fund, build, own and operate the facility on behalf 

of the entity for a period of time after which ownership transfers back to the government; 

• Managing Contractor (MC) Model, where the government entity engages a Construction 

Manager (contractor or consultant) to manage construction works on its behalf. The 

construction manager would provide advice, coordination, planning, cost management and 

supervision of the design and construction of infrastructure on the government entities behalf; 

or 
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• Fixed Price Lump Sum Contract (construct only, or design and construct), where the 

government entity would develop a design brief (or briefs), engage a project manager to 

manage the design and call tenders for construction of the proposed works. 

The agency generally has less day-to-day control under PPP and BOOT schemes as the 

contracting entity will generally want to control the scope and function as it is taking more financial 

risk. For the Warrick Lane enabling works project, the scope of works is not particularly complex 

and in relative monetary terms, whilst the project is substantial, it is not a very large project in 

comparison to larger government projects such as hospitals and large infrastructure that can run 

into the billions of dollars. Therefore, for the reasons outlined above the Warrick Lane project is 

not likely to attract interested parties for these types of procurement approaches as it will not have 

a constant revenue stream, and the return would not be high enough to justify the costs of such 

a scheme. In any case, Council has identified funding sources for the project and therefore is not 

in need of finding a partner that would necessarily have to fund the project. Under the Managing 

Contractor (MC) approach, whilst the Council would have a greater degree of day-to-day control 

over the construction of the project, it also takes on more of the risk (e.g. cost overruns). 

Alternatively, the Council reduces its risks of cost overruns under a Fixed Price Lump Sum 

Contract, which is less resource intensive for Council staff. 

It is likely that a Lump Sum Fixed Price contract is most likely best-suited for this type of project, 

however the relative merits of MC or Lump Sum (construct-only or D&C) will be assessed further 

in a procurement strategy developed for the project. The procurement approach would then be 

further considered by the Council, who may seek the appropriate technical advice in the 

development of the most applicable strategy.  

6.3 Management capability 

6.3.1 Executive governance model and internal controls 

Blacktown City’s Transformational Projects Program for eight projects was conceived in 2016 to 

transform Blacktown for the betterment of its community. 

The importance of the Program, which seeks a holistic, integrated design approach, was 

recognised by the creation of a fifth directorate within Council - City Architect and Director 

Transformational Design – which is charged with the responsibility to deliver the Program.  

An Executive Program Control Group made up of Council’s Chief Executive Officer (CEO) and its 

Directors overviews the program. An external Program Director has been appointed to coordinate 

the delivery of the nominated projects through an outsourced model of external project managers 

appointed to each project to lead multi-disciplinary teams. Each individual project is reported to 

an internal, decision-making Project Control Group.  

Council maintains comprehensive internal controls and risk management practices to mitigate risk 

and ensure proper and successful delivery of its Transformational Projects. 
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Responsibility for the delivery of the Warrick Lane enabling works project falls under the Council’s 

Transformational Project Program. 

The Warrick Lane Transformational Project governance structure is shown in the diagram below: 

 

Executive Project Control Group 

The Executive Project Control Group meets monthly to monitor all projects including the Warrick 

Lane Transformational Project. 

Members of the Executive Project Control Group include: 

Organogram for the Warrick Lane (WL) 
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• Council’s CEO,  

• City Architect & Director Transformational Design, 

• Director, Corporate Services,  

• Director, Design & Development, 

• Director, City Assets, and 

• Director, City Living. 

The Program Director and other council staff attend each meeting as required covering the areas 

of Governance, Corporate Counsel, Communications & Finance. The Program Director reports 

on progress of each project to the Executive Project Control Group (EPCG). 

6.3.2 Project Governance Structure and Project Management 

Warrick Lane Project Control Group 

The Warrick Lane Project Control Group (PCG) has oversight over the Warrick Lane project and 

meets monthly to monitor the Project and to report to the Executive Project Control Group and to 

exercise the delegation of its membership. Members of the PCG meet frequently with staff and 

the consultant team to work through design and planning issues and there is ongoing interaction 

to ensure timely resolution of issues. 

Members of the Warrick Lane PCG include: 

• Manager Property (Chair), 

• City Architect & Director Transformational Design, 

• Director City Assets, 

• Director Corporate Services, 

• Corporate Counsel, 

• Manager Communications, and 

• Manager Community Development. 

The Program Director and Project Manager attend the monthly PCG and report on progress and 
issues. Other technical advisors and consultants attend the PCG from time to time as required. 
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Program Director 

BCC has engaged an external Program Director responsible for coordinating the delivery of all 

Transformational Projects, including Warrick Lane. The Program Director reports on a day-to-day 

basis to the City Architect’s Department and is the day-to-day point of contact for the Project 

Manager. 

Project Manager 

A specialist Project Management firm has been engaged by BCC to act as the external Project 

Manager responsible for leading the multi-disciplinary teams engaged to deliver the project. 

The Project Manager reports directly to the Program Director and is responsible for managing 

day-to-day project management activities of time, cost and quality. The Project Manager reports 

to the PCG on a monthly basis and liaises with internal and external stakeholders as required.  

Transformation Projects Probity Advisor & Probity Plan 

Council has taken a multi-layered approach to probity and risk.  

On behalf of Council, the Procure Group (a specialist consultancy delivering services in probity 

and governance, procurement and investigations) has developed an overarching Transformation 

Projects Probity Plan which has been endorsed and signed by all members of the Executive 

Project Control Group. 

Warrick Lane Probity Advisor 

A specialist probity advisor will be appointed to the Warrick Lane project through the project 

implementation phase.  The probity advisor is a specialist consultancy delivering services in 

probity, assurance and governance and will provide probity advice specific to the Warrick Lane 

Transformational Project.  

Audit & Risk Committee 

Council’s Audit & Risk Committee monitors the risks surrounding the Transformation Projects and 

meets quarterly. The Committee consists of an independent Chair, 3 additional independent 

members and 2 Councillors. Advisors to the committee are the:  

• Council’s CEO,  

• Director Corporate Services,  

• Manager Governance & Corporate Services, and  

• Coordinator Audit & Risk. 
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Council 

In accordance with the Office of Local Government’s Capital Expenditure Guidelines and best 

practice Council will be provided a quarterly report on the progress of the Project.  

Internal Audit 

Council has a rigorous internal audit program which includes audit and monitoring of all 

Transformation Projects including Warrick Lane. 

6.3.3 Resources management 

Council delivers its major projects through an external resourcing model, directed through internal 

governance structures. As the project represents a one-off expansion to Council’s normal 

recurring operations, resource capacity is created by engaging external professional services 

firms with the required expertise to supplement internal staff, combined with appropriate project 

controls. The delivery team established under the City Architect and Director Transformational 

Design includes a Program Director, Project Manager, representatives from professional design 

disciplines of architecture and engineering and specialist firms advising on cost, time and probity 

to create significant depth of delivery resource. The Manager Property has an operating 

responsibility on completion and acts as internal project sponsor to guide the operational 

outcomes as well as property issues affecting delivery. 

BCC will work through its established governance structures to monitor its forward workload to 

ensure the necessary level of resourcing, capability and expertise remains available to the project. 

6.3.4 Operational management 

Once construction has been complete management of the carpark and flanking buildings, 

including leasing, security, maintenance, cleaning and general operations will be integrated into 

Council’s Property section.  

The new roadworks, public domain and public plaza will be managed by Council’s asset 

management branch under its standard processes and policy. 

6.4 Implementation timeframes 

The indicative implementation timeframe for the development is outlined below: 

• Capital Expenditure Review process completed by end of December 2018 

• Commence demolition of Main Street buildings by April 2019 
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• DA Approval for Main Works package by May 2019 

• Commence Construction of Main Works package by August 2019 

• Complete construction of Main Works package by end of 2020 

• Commence sale of first land parcel in 2021  
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7. Stakeholder management 

A comprehensive Stakeholder Management Strategy will be developed for the implementation 

phase of the project. This will include the identification of a range of stakeholders, both internal 

and external with a plan to engage, consult and facilitate appropriate input to the project. An initial 

list of the following stakeholders will be included in the stakeholder management strategy: 

• The local community; 

• Community and interest groups; 

• Neighbours and business owners; 

• Business groups and forums (e.g. Chamber of Commerce etc.); 

• Other Statutory and Government Bodies (e.g. Greater Sydney Commission, RMS, Sydney 

Trains etc.) 

• Internal Council stakeholders; 

• Elected representatives;  

• Public utilities (e.g. Endeavour Energy, Telstra, NBN, Jemena, Sydney Water etc.): 

• Other stakeholders. 

7.1 Community and stakeholder engagement 

A BCC Community and Stakeholder Engagement Plan is being progressively developed by 

Council staff to understand public reaction to the proposed capital expenditure for the purpose of 

delivering the proposed Warrick Lane Precinct redevelopment. The plan will be implemented 

following its adoption by Council.   

The plan proposes a comprehensive strategy that includes face to face engagement and 

communications to inform the community and stakeholders about the project and directing them 

to the project web page as the key point for information and to make comment. Information is also 

provided to those with no internet access and accessibility issues through more traditional 

avenues of engagement. Project contact details will also provide the opportunity to speak directly 

with relevant team members to answer questions or take feedback.  

A Communications and Engagement Plan has been developed and implemented to engage with 

local businesses and immediate site neighbours with the aim to: 

• ensure they are aware of the project’s desired outcomes, 
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• address misinformation, 

• identify business operations and any relevant information to inform the planning, and 

• establish two-way communications and provide assurance of ongoing engagement and obtain 

contact details where possible. 

Engagement carried out to date includes visits to local businesses on Main Street in June 2018 

and local businesses and stakeholders were invited to an information evening in July 2018 

attended by Council officers and project team members. Engagement provided the opportunity to 

ask questions and make comment about the proposal and share information about their business 

operations to inform management planning. Establishing a relationship early supports effective 

construction communications and management. There have also been television news 

broadcasts related to the Warrick Lane project. 

The project web page provided a key point of information for the project and will continue to be 

throughout the planning and delivery process, providing community and stakeholders with the 

latest updates on the project and contact details for questions, feedback and to register interest.  

Following the development of the stakeholder engagement plan further engagement will be 

carried out through the course of planning. Project team members visited businesses in 

September 2018 to provide additional information and the opportunity to ask questions about the 

potential impacts of the project. A letter and information sheet with contact details was provided. 

7.2 Community feedback 

Overall community feedback to date on the proposal for Warrick Lane has been positive with 

regard to the long-term benefits for businesses, the CBD and the wider Blacktown City. Concerns 

raised related to potential construction impacts on business operations, particularly in relation to 

any loss of customer parking. 

Comments related to the wider precinct development were heard. These included concerns about 

the current lack of activation on Main Street and suggestions for changes to existing parking 

conditions on Main Street and enforcing parking conditions in the Warrick Lane carpark.  

Overall, Council has been actively communicating to the public about its aims for the Warrick 

Lane precinct over the last couple of years through a range of forums and communication 

channels. 
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8. Social benefit assessment 

8.1 Assessing social benefit 

Elton Consulting was engaged to prepare a social benefit study which informs the preliminary 

business case. The Elton Consulting Social Benefit Statement is included in Appendix 3. 

Redevelopment projects can have both social impacts and social benefits associated with them. 

For a project to have a positive outcome for the community, social benefit should be greater than 

any negative impacts. The study focuses on the benefits that could be provided to the community 

as a result of the current masterplan. It also looks at other potential elements that are not currently 

in the masterplan that could be considered in order to maximise community benefit.  

For the purposes of the study, Elton Consulting has defined social benefit as ‘the increase in the 

welfare of a society that is derived from a particular course of action’.   

Social benefit can generally be assessed by asking the following questions:  

• Are our communities any happier, healthier, or do they have a better quality of life? 

• Are they more able to participate in education, work and community life?  

• Are people more resilient, included and connected? 

a) Desired outcomes 

In order to calculate whether the Warrick Lane redevelopment is likely to have a positive outcome, 

the study adopted an assessment framework that uses identified community needs to determine 

what are the desirable outcomes that would contribute to broad community benefit. The 

community needs will be based on findings from recent community consultation, demographic 

data and consultation with Council staff. Based on these findings the social benefits study 

assesses the elements in the masterplan and determines whether they are likely to contribute to 

the desired outcomes. It also provides for other initiatives that would also contribute to meeting 

the desired outcomes.  

b) Comparison to baseline 

Outcomes are defined as changes that occur between a baseline and subsequent points of 

measurement. They can be changes in attitudes, values, behaviours or conditions and can be 

immediate, intermediate or long-term. In this case, the baseline may be considered to be the 

current state of the site. The analysis considers what are the social benefits created by the site if 

it were not to be developed in the manner proposed. These social benefits provide a baseline 

measure. The analysis would then consider the potential social benefits from the proposed 

redevelopment and whether or not they are significantly greater than the baseline.  
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c) Measurement 

The social benefits study defines the desired outcomes of the proposed redevelopment and 

determines ways in which the development can achieve them. The next stage, once the 

development process is underway, would be to measure whether the project is meeting these 

outcomes.  

Measurement of outcomes is important for a number of reasons, including:  

• To determine whether an intervention was effective are achieved the desired results, 

• To determine which activities to continue and build upon or replicate, and 

• To identify which practices need improvement. 

It will be important that outcomes measurement and evaluation is undertaken to supplement and 

support the social benefits study should the redevelopment progress.  

8.2 Identified community needs 

8.2.1 Consultation outcomes 

In order to identify community needs, the social benefits study reviewed the outcomes from a 

number of previous community consultation activities with residents from the City of Blacktown. 

The study also consulted with Council staff to gain their perspective of local community needs. 

Documents reviewed included: 

• Blacktown CBD Research 2014, 

• Community Satisfaction Survey 2015, 

• Blacktown City Social Profile 2016, and 

• Blacktown Environmental Survey 2016. 

The following table included in the Elton study provides a summary of community needs based 

on the consultation outcomes that have relevance for the Warrick Lane redevelopment. 
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Table 5: Identified community needs  

Source Identified community needs 

Blacktown CBD 
Research 2014 

» Events and activities that promote cohesion, community interaction and 
support a multicultural community 

» Attractive built and natural environment which allow for opportunities for small 
and large scale events 

» Outdoor dining opportunities and public art  

» Connecting and opening up the streets of Blacktown CBD 

» Inviting spaces and places that target a broad population group 

» Increased employment opportunities, including job growth in the Blacktown 
CBD to contribute to lower unemployment across the City  

» An increase in commercial space, particularly north of the railway line 

» High quality urban and environmental design that encourages day and night-
time activity within the streets of Blacktown CBD 

» Provision of adequate parking  

» Plentiful recreational, sporting, social, religious or cultural activities 

Community 
Satisfaction 
Survey 2015 

» Community safety and crime prevention   

Blacktown City 
Social Profile 
2016 

» Having close access to work, facilities and services (education, shops, health 
and community) 

» Being close to transport (buses and trains) 

» Lots of open spaces, playgrounds, parks and reserves 

» A city with affordable, appropriate and quality housing, for both purchase and 
rent  

» Facilities and spaces which are accessible and comfortable for community 
members to socialise  

» Increased opportunities to participate in the community to develop community 
cohesion and respect 

» Spaces, facilities and resources for young and older people 

» Spaces, facilities and services which make new community members feel 
welcome, supported and included 

» Improvement in education attainment rates in young people 

» Pedestrian and cycle connections  

» All people being able to access spaces and places, regardless of their ability  

» Adequate services and facilities to meet needs of residents for recreation and 
community participation  

» Opportunities to access fresh produce and healthy foods and educating the 
community in the production of food (i.e. community garden) 
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Source Identified community needs 

Council 
Consultation  

» Office and meeting spaces in Blacktown CBD for small-scale and 
entrepreneurial businesses, as the Max Webber Library meeting rooms are 
already experiencing high demand 

» Spaces for support services to link with each other and connect with the 
community, including space for youth and migrant services to operate 

» A community resource hub (CRH) in Blacktown CBD to provide neighbourhood 
centre, community and cultural development facilities, youth centre and 
children and family services and facilities  

» For Blacktown CBD to be recognised as a regional centre, through greater 
activation and visual identity/presentation of Blacktown CBD 

» Greater access to tertiary education opportunities, to increase youth retention 
rates in education and the rates of tertiary qualification attainments 

» Communality spaces for socialisation and gathering, including a meeting 
space for up to 200 people, and spaces for recreation, as there is a shortage 
of open and sporting spaces in Blacktown CBD. 

8.2.2 Demographic data 

Population characteristics such as age, family and household structure, cultural background, 

income and levels of advantage and disadvantage can indicate levels and types of community 

need. Therefore, the Social Benefits study involved analysis of the key population characteristics 

of the Blacktown City population compared with Greater Sydney, using 2016 ABS Census data.  

The demographic analysis carried out by Elton Consulting highlights a number of specific 

characteristics that point to areas of community need, including:  

• The high proportion of young people suggests the need for spaces and activities that cater to 

young people including spaces for entertainment and leisure and access to study spaces, 

• The greater proportion of people who speak a language other than English at home and 

correspondingly a greater proportion of people born overseas indicates a need for cultural 

support services, spaces and facilities that promote social interaction and community 

participation in order to build support networks, 

• The high proportion of young families indicates a need for services and programs for families 

and young children as well as places and activities that enable parents to meet and connect 

with others, 

• The low proportion of people with a bachelor degree or higher suggests the need for better 

access to higher education, and  

• The high rate of unemployment in the Blacktown suburb indicates the need for greater access 

to employment and training.  
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8.3 Desired outcomes 

Based on the identified community needs outlined in the previous sections, the social benefits 

study developed a number of desired positive outcomes that can be used to determine how the 

redevelopment might contribute to broad community benefit. These outcomes included: 

• Increased employment opportunities for the residents of Blacktown City, 

• Greater housing choice including affordable housing, 

• Greater provision of accessible, quality, public open space,  

• Increased neighbourhood amenity and activation of the CBD,  

• Increased community safety,  

• Increased community cohesion and social tolerance, 

• Improvement in education attainment rates and the rates of tertiary qualification 

attainments, and 

• Healthier and more active population. 

8.3.1 Baseline 

To understand the possible benefits of a proposed redevelopment project, it is first necessary to 

scope and understand the existing situation. A before-redevelopment understanding enables 

future comparisons to be made and to ascertain whether proposed changes are likely to bring 

about social benefit. 

8.4 Social benefit assessment 

In order to determine whether the Warrick Lane redevelopment is likely to produce broad 

community benefit, this section assesses the elements in the masterplan and determines whether 

they are likely to contribute to the desired outcomes that have been identified in the previous 

section. It also provides a range of initiatives that would further contribute to desired outcomes 

and would maximise community benefit.   
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Table 6: Desired outcomes, baseline and redevelopment opportunities  

Desired 
Outcomes  

Baseline Conditions  

(Current State) 

Opportunities Within the Redevelopment  

Increased 
employment 
opportunities for 
the residents of 
Blacktown LGA 

» Limited local jobs on 
site currently 

» Increase in the creation of local jobs  

» Creation of up to 50-60,000m² of 
commercial/office space with ground floor retail 

» Potential university and civic offices 

» Increased attractiveness of the Blacktown CBD to 
potential investors, which would likely provide 
additional local employment  

» Consider provision of office and meeting spaces 
for small-scale and entrepreneurial businesses 

Greater housing 
choice including 
affordable 
housing 

» No residential uses on 
site 

» Provision of 500 additional residential units in the 
Blacktown CBD 

» Consider provision of affordable housing (noting 
the Greater Sydney Commission is 
recommending affordable housing provision of 
between 5-10% uplift) 

Greater 
provision of 
accessible, 
quality, public 
open space 

» No public open space 
provided on site 

» Provision of 0.2 ha of additional public open space 
in the Blacktown CBD which can provide quality 
public spaces that are comfortable and 
accessible to the community 

» It will be important that the design is of a high 
quality and is easily accessible for all ages and 
abilities (see NSW Government Architect’s Office 
Draft Open Space for Recreation Guidelines for 
direction around quality open space provision)  

Increased 
neighbourhood 
amenity and 
activation of the 
CBD  

» Little amenity and 
activation provided by 
current uses 

» Improved connections between Warrick Lane and 
Main Street  

» Provision of an additional 160 car park spaces in 
the CBD (for a total of 480 public spaces in 
structure carpark and approximately 13 on road) 

» The provision of the public plaza will help to 
activate the CBD and increase neighbourhood 
amenity, the design of the redevelopment should 
be attractive and of a high quality  

» To assist in activating the site, it will be important 
to consider inclusions such as public art, outdoor 
dining opportunities, spaces and facilities with 
high amenity to hold events and activities 

» It will also be important to ensure the precinct is 
designed to encourage day and night-time 
activity  
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Desired 
Outcomes  

Baseline Conditions  

(Current State) 

Opportunities Within the Redevelopment  

» Consider the provision of a community resource 
hub that would provide space for community and 
cultural activities in the CBD 

Increased 
community 
safety  

» Commercial uses on 
Main Street provide 
some street activation 
and surveillance 

» Lack of site activation 
particularly car park 
and especially after 
hours 

» Improved connections between Warrick Lane and 
Main Street  

» Ensure any public spaces are well-lit and include 
security measures considered appropriate  

Increased 
community 
cohesion and 
social tolerance 

» No public space for 
gathering or 
community events 

» The sports hall is an 
existing community 
asset 

» The public plaza can provide spaces to hold 
events and activities that promote cohesion and 
community interaction 

» It will be important to ensure the design of the 
precinct is accessible and welcoming to all 
people, regardless of their age, ability or 
background 

» Consider inclusion of spaces for support services 
to operate (i.e. youth and migrant services) 

» Consider the provision of a community resource 
hub that would provide community spaces for 
people to socialise and connect 

Improvement in 
education 
attainment rates 
and the rates of 
tertiary 
qualification 
attainments 

» No educational 
opportunities provided 
on site 

» Whilst there is no firm commitment to provide a 
university campus on this site, the provision of a 
campus would help to encourage and promote 
higher rates of tertiary qualification attainments 
among the young people in the area  

Healthier and 
more active 
population 

» Presence of sports hall 
which is leased on a 
commercial basis to a 
Karate School 

 

» Consider the inclusion of linking the 
redevelopment with pedestrian and cycle 
connections  

» There should be a range of healthy food options 
included among the future retailers of the 
precinct 

» Council is assisting the current Karate School 
tenant to relocate to suitable accommodation 
nearby 
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8.5 Summary 

Assessing the proposed masterplan for the Warrick Lane Precinct redevelopment against the 

desired project outcomes indicates that the redevelopment has significant potential to create 

positive community benefit when compared to its current baseline use. Whilst the masterplan 

inclusions are likely to provide positive community outcomes, the social benefits study identified 

a number of initiatives that could be considered in order to maximise community benefit. In 

particular, these include: 

• Considering provision of office and meeting spaces for small-scale and entrepreneurial 

businesses; 

• The design of the public plaza should include quality, well designed public spaces that are 

comfortable and accessible to the community; 

• To help activate the CBD and increase neighbourhood amenity, the design of the 

redevelopment should be attractive and of a high quality;  

• To assist in activating the site, it will be important to consider inclusions such as public art, 

outdoor dining opportunities, spaces and facilities with high amenity to hold events and 

activities. It will also be important to ensure the precinct is designed to encourage day and 

night-time activity;  

• Considering the provision of a community resource hub that would provide space for 

community and cultural activities in the CBD and for people to socialise and connect; 

• Ensure any public spaces are well lit and include security measures considered appropriate;  

• Considering inclusion of spaces for support services to operate (i.e. youth and migrant 

services); 

• Considering the inclusion of linking the redevelopment with pedestrian and cycle 

connections; and  

• There should be a range of healthy food options included among the future retailers of the 

precinct. 
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9. Risk management 

Risk management is a structured process of: 

• Identifying and evaluating the potential risks; 

• Planning mitigation or management strategies; 

• Implementing mitigation actions. 

There are a number of risks associated with implementing the Warrick Lane redevelopment 

project and achieving the desired project outcomes. In general, the risks can be categorised as 

follows: 

• Investment/Planning Risk 

• Design Risk 

• Demand/Market Risk 

• Management/Operations Risk 

• Reputation Risk 

• Compliance Risk 

• Completion/Construction Risk 

• Environmental Risk 

• Occupational Health & Safety Risk 

• Other Risks 

Potential risks under these categories are outlined in the table below, including their risk rating 

and potential mitigation strategies. 
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Table 7: Potential project risks 

Risk Description Possible 
Consequence 

Risk Rating Possible Mitigation Measures 

Investment/Planning Risk 
– critical factors 

Planning 
inadequately 
accounts for critical 
factors 

Medium Comprehensive risk 
management strategy carried 
out by suitably qualified 
development and financial 
experts to identify and manage 
critical factors. 

Investment/Planning Risk 
– Community needs 

Project does not 
meet community 
expectations or need 

Medium Comprehensive community 
engagement and 
communication program. Seek 
feedback from the community 
through a range of forums and 
initiatives. Ensure feedback is 
assessed and suitably 
considered in project decision-
making. 

External Approval Risk Approvals from 
external authorities 
not received or 
delayed 

High Early and close engagement 
with External Authorities. Expert 
and qualified designers to assist 
with liaison with Authorities. 

Design Risk - Brief Design does not 
meet the Brief 

Medium Clear and robust Design Brief. 
Design development is closely 
managed against Brief 
requirements with departures 
identified and reported 

Design Risk - compliance Design does not 
comply with 
standards 

Medium Suitably qualified and expert 
consultants involved in the 
design and construction phases 

Demand/Market Risk – 
demand-side risks 

Market demand for 
allotments is not 
realized in the project 
timeframes 

High Ensure a realistic 
implementation program that 
accounts for possible market 
fluctuations. 

Prepare lots for sale with sites 
de-risked through enabling 
works that make the precinct 
attractive to prospective buyers. 

Implement marketing strategy 
targeting the appropriate market 
sectors and participants. 
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Risk Description Possible 
Consequence 

Risk Rating Possible Mitigation Measures 

Demand/Market Risk – 
land realisation 

Projected land value 
realisations are not 
met 

High Utilise financial feasibility advice 
from suitably qualified 
development experts that 
understand the local and wider 
market.  

De-risk development sites 
through the provision of 
enabling infrastructure.  

Robust sales & marketing 
program. 

Management Risk Expected project 
outcomes are not met 

Medium Implement a clear governance 
and management structure with 
involvement of suitably qualified 
and expert advisors. Monitor 
project objective & benefit 
realisation. 

Operations Risk Operational problems 
from project not being 
planned properly 

Medium Involvement of operational 
personnel and expert input 
through design phase. 

Adequate resourcing with 
qualified operational personnel. 

Reputation Risk Project is not 
completed on time or 
does not meet its 
targets or the 
expectation of the 
community 

Medium Comprehensive community 
engagement and consultation. 
Clear communication to the 
community on project 
outcomes. 

Implement comprehensive 
Stakeholder Management 
Strategy. 

Comprehensive project 
planning and management by 
suitably qualified expert PM and 
DM’s. 

Compliance Risk Project fails to 
comply with relevant 
regulations, 
legislation or polices, 

Medium Suitably-qualified design 
consultants and contractors, 
and robust management. 
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Risk Description Possible 
Consequence 

Risk Rating Possible Mitigation Measures 

Construction Risk – 
Quality issues 

Construction not to 
required quality 
standard 

Medium Ensure appropriate level of 
design development & 
specifications. 

Include reputable, suitably-
qualified contractors on tender 
list. 

Construction Risk - Delays Delay to completion Medium Set realistic program 
milestones. Monitoring of 
program. Suitably pre-qualified 
and reputable contractors 
tendering. 

Construction Risk – Cost 
increases 

Budget exceeded High Manage design to budget with 
input from QS. 

Consider Fixed Price Lump 
Sum contracts for construction. 
Appropriate allocation of risk in 
contracts with contingencies in 
place. 

Environmental Risk Risk of contamination 
leaving site 

Medium Use reputable and suitably 
experienced contractors. 
Ensure suitable Environmental 
Plans and Safe Work Method 
Statements (SWMS) in place 
and being implemented and 
monitored. Contingency 
planning in place. 

Occupational Health & 
Safety (OH&S) Risk 

Accidents on site High Reputable and suitably pre-
qualified contractors tendering. 
Safety Management Plans in 
place and implemented. Monitor 
compliance with OH&S policies 
and plans. SWMS 
implemented. Contingency 
planning in place. 
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A risk management plan will need to be developed during the implementation phase of the project. 

This will involve a detailed risk analysis which assesses the likelihood and consequences of the 

risks and categorises the risks into an appropriate risk rating. Once the risks have been assessed 

and categorised, potential mitigation measures will be developed and risk planning carried out to 

prioritise and allocate management of the risks to the appropriate management level. Through 

the implementation of the project the risks are monitored through the risk register and re-assessed 

at each project stage.  
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10. Conclusion 

The purpose of this preliminary business case is to present the case for Council investing in the 

necessary enabling infrastructure for the Warrick Lane CMP. The objectives of the CMP is to 

ensure land is made available for redevelopment and provide enabling infrastructure and public 

domain works (i.e. carpark, plaza and flanking buildings) to ensure the viable development of the 

Blacktown CBD to meet the community’s needs and within which the public domain and public 

carparking requirements can be successfully delivered. 

In terms of the four options considered by this preliminary business case the economic and social 

assessment showed a positive economic and social result for a range of sensitivities tested. 

In each option, the proposed works include the development of a plaza on land zoned RE1 

between Main St and Warrick Lane, using the s94 contributions. Whilst this plaza on its own will 

create a beneficial addition to the urban form in the area, Council’s aim is to foster additional 

commercial, residential and multi-use development to activate the Warrick Lane precinct leading 

to economic and social benefits to the local and wider community.  

Four options for the sale of Lots 1 to 4 for new development were considered, against a base 

case of establishing the plaza without any new development. Each option considered a 4,000 

student university, a 12,000 square metres of new Council office space and a 480 space 

carparking structure. The options contained a varying mix of commercial, retail and residential 

space, with one of the options featuring an above ground parking structure instead of an 

underground parking structure to test this option. 

The economic assessment carried out by SGSEP shows the Cost Benefit Analysis has a positive 

economic impact for a range of options and sensitivities tested. The economic assessment shows 

the difference between the costs and benefits of each of the options, compared to those achieved 

in the Base Case. This includes the discounted present values of the upfront enabling works and 

development of the park, and the discounted present values of each benefit, and overall net 

present values (NPVs) and benefit cost ratios (BCRs). The default discount rate used was 7%. 

The analysis found that all four options tested produce positive returns at 3% and 7% and two 

options produced positive returns at 10% discount rates. 

Overall, Option 4 produced the highest NPV at a 7% discount rate, of $19.5 million. This was due 

to the benefits of new housing and employment, valued at $33 million. The lower cost of Option 

3, due to an above ground parking structure on Lot 1 in the place of a residential/commercial 

tower on that site, showed the highest benefit cost ratio, albeit having a slightly lower benefit over 

Option 4 for the scenario of the reduced cost of the underground carparking due to a more cost 

effective alternative for a fill disposal site. 
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The economic benefit to the locality foregone from the loss of development on Lot 1 for Option 3 

was shown in the economic impact assessment to exceed the cost savings from an above ground 

parking structure, therefore from an overall economic perspective Option 3 was not considered to 

be the most favourable.  Council has advised that there are other impracticalities and urban 

amenity issues weighing against this option in achieving Council’s vision for the area.  

It should be noted that the current downturn in the residential property market may mean that 

current property prices estimated in this report are much lower than could be achievable in the 

2020’s for the residential development options. Sensitivity testing was carried out for improved 

residential land sale values which produced improved economic returns. 

An economic impact assessment was conducted to estimate the impacts of each of the project 

options on the wider economy, taking into account the impacts of construction of the plaza, 

flanking buildings and so forth, and the construction of the residential and commercial space; and 

the ongoing economic activity located in the commercial space and at the university.  

Option 1, with the highest amount of commercial floorspace, was expected to generate 781 jobs 

and over a billion dollars in economic activity over the construction phase, and an ongoing annual 

impact of $1.5 billion per year and over 4000 jobs from the activities in the commercial floorspace 

and university. Options 2 and 4 had less of an impact during the operational phase due to a higher 

share of residential floorspace, and Option 3 had less of an impact due to Lot 1 being used for a 

parking structure.  

The results of the economic assessment shows that the preliminary business case for the Warrick 

Lane Enabling Works project results in a positive economic benefit to the community and local 

economy for a range of feasible options with a sensitivity analysis which tests the critical input 

assumptions. The largely positive range of economic assessment results stemming from the 

sensitivity analysis, particularly for the generally accepted 7% discount rate, demonstrates that 

the preliminary business case options are robust and economically feasible under a range of 

external influences and factors. 

The preliminary business case outlines a number of options for implementation and delivery 

methodologies for the project for Council’s consideration. The delivery approach which appears 

to be most suitable for the project is a conventional Fixed Price Lump Sum Contract tendered to 

reputable, suitably-qualified contractors. The land sale and development strategy would need to 

be developed by Council through the implementation phase, and can be commenced early so as 

to provide certainty of outcomes. A variety of potential risks for the project have been discussed 

in the risk management section of the report and a more detailed risk management plan should 

be developed for the implementation phase of the project. 

The most sensible way forward is consideration of the option or options which most favourably 

meet Council’s objectives for the CMP and produce a positive economic and social benefit. The 
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various delivery methodologies should be considered by Council once a decision has been made 

on proceeding with the project through the implementation phase. 

The actual combination or form of development options can be determined by Council at the 

appropriate time as the CMP allows flexibility of uses and as market conditions do vary and 

consideration can be given to the pace at which the redevelopment needs to occur to optimise 

the financial and economic returns. As the lots are prepared for sale through the Enabling Works 

project, planning for sale of the lots can start in the near future to increase certainty of outcomes.  

Overall, the preliminary business case presents a positive economic and social case for Council 

to proceed to the next phase of Capital Expenditure Review, including further community 

consultation on which the decision on committing the funds for the implementation phase of the 

Enabling Works project can then be based. 
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