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1 Introduction

This report has been prepared by Infrastructure & Development Consulting (IDC) for Penrith City
Council to assist in the preparation of a Section 7.11 Development Contributions Plan (S7.11 Plan)
to meet the cost of local infrastructure across the Mamre Road Precinct. The study area is shown
in Figure 1.

Figure 1 - Mamre Road Section 7.11 Plan Area
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2 Purpose & Assumptions

2.1 Purpose

The Mamre Road Precinct will require a range of new and augmented local infrastructure which
needs to be planned, programmed, funded and delivered to support development.

This local infrastructure includes:

e Open space and recreation facilities
e Traffic and transport management facilities

The provision of local infrastructure will be funded using contributions received from developers
of land in the Precinct. Penrith City Council has prepared the Mamre Road Precinct Development
Contributions Plan 2021 for this purpose.

This Background Report provides information informing the preparation of the contributions
plan, including:

e the planning context

e the relationship between the expected development and the infrastructure to service that
development

e the infrastructure to be provided and justification for including that infrastructure in the
Section 7.11 plan

e the basis for determining infrastructure costs
e the formulas for determining contribution rates

2.2 Assumptions

A number of assumptions have been made to assist in the preparation of this Section 7.11 Plan:

e This Section 7.11 Plan only applies to land contained within the Mamre Road Precinct as
outlined in Figure 1.

e The Net Developable Area (NDA) excludes all land zoned SP2, RE1, RE2 and E2 as well as
transport investigation corridors and the approved State Significant Development (SSD)
site as indicated on Figure 4.

e The NDA also excludes land to be acquired for roads infrastructure as part of the plan,
which is further detailed in Section 6.1.

e Typical road cross sections have been extracted from the Mamre Road Development
Control Plan 2021 supplied by DPIE.

e Land Acquisition for road corridors are estimates only and subject to detailed design.

e Allowances for intersection treatments are estimates only and subject to detailed design.

e Land acquisition rates were provided by Curtis Valuations in March 2022.

e A plan administration allowance of 1.5% of the cost of works has been applied in line with
IPART recommendations outlined in the Local Infrastructure Benchmark Costs — Costing
Infrastructure in Local Infrastructure Plans report.

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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e Utility costs have been reduced from the previous revision based on agency feedback
regarding lead-in requirements for inclusion in road costs as part of the Section 7.11 Plan
and requirements to be provided by developers.

e A design cost allowance of 12% of the cost of works has been applied to road projects in
line with IPART recommendations outlined in the Local Infrastructure Benchmark Costs —
Costing Infrastructure in Local Infrastructure Plans report, which recommends up to 15%
be applied to road projects.

It should be noted that the cost rates and values in this report have not been indexed since the
original preparation of the plan in March 2022.

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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3 Mamre Road Precinct Regional Context

The proposed Section 7.11 Plan applies to land within the Mamre Road Precinct in the Western
Sydney Employment Area (WSEA). The WSEA is located within the Penrith City Council Local
Government Area (LGA) and contains a number of precincts which will help create future
employment and growth in the area. The WSEA is shown in Figure 2 below.

Figure 2 - Western Sydney Employment Area Precincts
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4 Zoning & Land Use

The Mamre Road Precinct contains a number of zoning types as summarised in Table 1 below.

Table 1 - Proposed Land Zoning

Zone Code Description

INT zoning will permit a wide range of industrial and
General Industrial IN1 warehousing uses in line with the existing IN1 General Industrial
zone under the WSEA SEPP
C2 zoning will protect, manage and restore areas of high
ecological, scientific, cultural or aesthetic values
Land within the precinct that will provide publicly accessible
passive open space and recreation facilities
Land within the precinct that will provide privately owned open
space and recreation facilities

Environmental Conservation c2

Public Recreation RE1

Private Recreation RE2

. . 2.5%
The Mamre Road Precinct was rezoned in June 6.3%

2020 under the former WSEA SEPP (now |I&E SEPP)
for predominately industrial purposes. The
proximity of the precinct to the M4 Motorway and
Elizabeth Drive makes it suitable for employment
and logistics uses. The precinct is also affected by
aircraft noise and therefore not suitable for
sensitive land uses.

6.4%

Surrounding rural residential areas will be

protected from industrial activities with buffers

between homes and the industrial hub. Built and

natural heritage is protected with the preservation

of environmentally sensitive land. 83.6%

Zoning ©INT ©C2 S5P2 ®RET RE2
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Figure 3 - Mamre Road Precinct Zoning
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4.1 Land Zoning Summary

Table 2 below summarises the total area of each zoning type within the Mamre Road Precinct.

Table 2 - Land Use Summary

Code Zoning Area (Ha)
Cc2 Environmental Conservation 64.2
IN1 General Industrial 837.7
RE1 Public Recreation 25.0
RE2 Private Recreation 11.3
SP2 Infrastructure 63.3

Total 1,001.4

4.2 Net Developable Area

The Section 7.11 Contributions Plan contains a definition of Net Developable Area (NDA) that has
been used for this study.

For the purpose of this Section 7.11 Plan, all land zoned C2, RE1, RE2 and SP2 has been excluded
from the NDA. The land required for Collector Roads as identified in the Road Hierarchy Plan
contained in the DCP has also been excluded. These areas are further detailed in Section 6.1 and
shown on Figure 4.

4.2.1 NDA Exclusions

A State Significant Development (SSD) site located in the north west corner of the precinct has
received development approval for the first stage of the development. The site covers an area of
91.7 hectares and is shown in Figure 4.

At the date of development approval, the site was subject to the current Section 7.12 Plan with an
associated levy of 1% of the total development costs. Therefore, this Section 7.11 Plan has
excluded the site and infrastructure located within the site, including a collector road and open
space. No additional levies will be collected for development within the site boundary, and all
infrastructure located within is expected to be provided by the developer.

In addition to the SSD site, the Mamre Road Precinct includes a number of transport investigation
corridors, as shown in Figure 4. These areas have been excluded from the NDA.

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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4.2.2 NDA Summary

A summary of the NDA for the Mamre Road Precinct is provided in Table 3.

Table 3 - Net Developable Area

Land Type Area (Ha)
INT — General Industrial 837.7
IN1 - SSD Site 91.7
Transport Investigation Corridors (Outside SSD Site) 10.9
Road Infrastructure Area 21.6
Net Developable Area 724.0

Mamre Road Section 7.11 Plan Background Report — AMendment 1
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Legend
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5 SIC Infrastructure

The Western Sydney Aerotropolis Plan outlines the future transport network to link the
Aerotropolis with greater Sydney. A Special Infrastructure Contribution (SIC) was introduced on
25 March 2022. The SIC helps fund the delivery of infrastructure to support the Aerotropolis.

The SIC includes the upgrade of Mamre Road and the Southern Link Road. These roads are
shown in Figure 5 below and have been excluded from this Section 7.11 Plan.

Figure 5 - Mamre Road SIC Roads
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6 Proposed Infrastructure

The following sections outline the approach taken to determine the infrastructure requirements
to support the proposed land uses within the Mamre Road Precinct.

6.1 Transport Infrastructure

Collector roads will be funded through this Section 7.11 Plan. The proposed road hierarchy for
the Mamre Road Precinct is shown in Figure 6. For the purpose of this plan, it has been assumed
that Collector Industrial Roads and Distributor Industrial Roads are classified as collector roads and
will be funded through Section 7.11 contributions. Arterial Roads and the Dedicated Freight
Corridor will be the responsibility of state government to fund and deliver. All Local Industrial
Roads and Open Space Edge Roads are assumed to be funded and delivered by developers and
do not form part of this Section 7.11 Plan.

In addition to collector roads, the Section 7.11 Plan includes an allowance for intersection
treatments. It has been assumed that intersection costs are attributable to the higher order road,
therefore, where there is an intersection between a collector and arterial road, the intersection
costs are assumed to be attributable to the arterial road.

A number of signalised intersections are proposed for Aldington Road. As Aldington Road has
undergone strategic design, the costs of these intersections have been included in the overall
road construction costs, rather than as standalone items.

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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Figure 6 - Mamre Road Precinct Road Hierarchy

\ \\\ \ o\ é;;)l \/ / TS TR e—— = = \<\
Nt NI T LS

N\ X ‘/Y’\ \ \s \ ] V /< __ = "
3 /4 \ =5 R
L\ ﬂ/ NS ’ A\ 7
;—b(\\\‘\\\\\ | \—1 A \ ‘ | -
=\ o LIC Jr S 6>\\\“ ”/)5/ Tyl ,J [") xj/ ASTERN CREEK
= Ly Vi - S - [ <
— SR W \ —— — A B/ ;:’/f:f
;);/;;{ ORCH}&/EI:ITL\L\ . T E— S |
e {,{ \ 2~ 7/ j I-’}FRSLEY PARK
X =S
\ =

7\- —
\
// ~—1 | \\, @ N\
/ T
| v / ) Tl/ (RIS k.
73 / N/ < X
) / / / M 77 A
K\//{\\ // [ o 4 L/ —KL )j/’)/ ‘
N / \ NANRI IR Y — ~
BADGERYS CREEK || A N\ X \\ ¥ \f(\/ A )
] P 7 {8 N\ NN X TR
0 025 05 (P @
@ Signalised Intersection = = = | ocal Industrial Road Existing Road Corridor N
e\ Left Out Only s Arterial Road } Cadastre
O Roundabout & Dedicated Freight Corridor - Environmental Conservation

e Open Space Edge Road €—— Potential Future Connection :] Open Space
s Distributor Industrial Road E Mamre Road Precinct Boundary
= = = Collector Industrial Road Potential Intermodal Terminal

Source: Mamre Road Precinct Development Control Plan 2027 — NSW Department of Planning, Industry &
Environment (2021)

Mamre Road Section 7.11 Plan Background Report — Amendment 1

15



idc

infrastructure & development consulting

Figure 7 - Section 7.11 Transport Infrastructure
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6.1.1 Land Acquisition

The land to be acquired for road corridors is shown in Figure 8. It should be noted that Aldington
Road is an existing road with a 20m wide reserve. The proposed cross section for Aldington Road
includes a 30.6m total reserve width. This assessment has assumed only the additional width
outside the existing road corridor will be acquired.

The land acquisition requirements for Aldington Road has been informed by the latest strategic
design, which includes four intersections along the length of the road.

No designs have been prepared for the remaining collector roads or associated intersections. It
has therefore been assumed that a continuous 25.6m wide corridor will be acquired for each
road. Additional acquisition allowances have been made for roundabouts. In lieu of more detailed
information, pro-rated areas for each leg of the intersection have been adopted.

Mamre Road Section 7.11 Plan Background Report — Amendment 1
17



idc

infrastructure & development consulting

Figure 8 - Section 7.11 Transport Infrastructure Land Acquisition
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6.1.2 Quantities

The transport infrastructure included in this Section 7.11 Plan is summarised in Table 4.

Table 4 - Section 7.11 Transport Infrastructure

Code Infrastructure Type Quantity
CR1 Collector Road 1,966m
CR2 Collector Road 2,703m
CR3 Collector Road 844m
CR4 Collector Road 802m
CR5 Collector Road 774m
CR6 Collector Road 840m
CR7 Collector Road 640m
DR1 Distributor Road (Aldington Road) incl. intersections 3,461Tm
RA1 Roundabout 1
RA2 Roundabout 1
RA3 Roundabout 1
RA4 Roundabout 1
RAS5 Roundabout 1
RA6 Roundabout 1

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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6.2 Open Space Infrastructure

The Mamre Road Precinct Structure Plan includes the provision of land zoned RE1 — Public
Recreation. It has been assumed that this land will be acquired by Council as part of this Section
7.11 Plan, in accordance with the amendment to the SEPP which lists Council as the acquisition
authority for RE1 land in the Mamre Road Precinct. The open space included in the plan is shown

in Figure 9.

Figure 9 - Section 7.11 Open Space Infrastructure
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6.2.1 Quantities

The open space infrastructure included in this Section 7.11 Plan is summarised in Table 5.

Table 5 - Section 7.11 Open Space Infrastructure

Code Area (m?3)
OS1 156,728
0S2 28,177

Total 184,905

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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7 Cost Estimates

7.1 Collector Roads

It is anticipated that all new collector roads will be constructed in accordance with the Mamre
Road Precinct Development Control Plan 2021. For the purpose of this assessment it has been
assumed that Aldington Road will adopt the “Typical Distributor Road (Type 3)” typology while all
other roads included in the Section 7.11 Plan will adopt the “Typical Collector Road (Type 2)"

typology.

It should be noted the Mamre Road Precinct Development Control Plan 2021 also includes a
typical section for local industrial roads and open space edge roads. These road typologies have
not been included as they are assumed to fall outside the scope of the Section 7.11 Plan. Sub-
arterial roads are assumed to be included in the Special Infrastructure Contributions Plan, and
lower order roads will be provided by developers at their own cost in accordance with current
practice.

A typical section for the for the Distributor Road and Collector Road typologies is provided in
Figure 10 and Figure 11 respectively. Cost rates for collector roads were determined using
contractor rates provided to IDC on past projects. A summary of the cost rates are presented in
Table 7. Costs are provided on a per metre basis.

For Aldington Road, a cost estimate was prepared based on the latest strategic design. This
estimate includes costs for the four signalised intersections located along the length of the road.
The cost for Aldington Road is provided in Table 11, in the Schedule of Works.

Contingencies for road construction costs have been applied in line with the Local Infrastructure
Benchmark Costs — Costing Infrastructure in Local Infrastructure Plans report prepared by IPART in
2014. These rates are listed in Table 6. IPART recommends a 30% contingency for road projects in
the Strategic Review stage. This rate has been applied to all road projects.

Table 6 - IPART Recommended Contingency Allowances for Benchmark Items

. Open Space Community
Project Stage Embellishment Facilities Roads Stormwater
Strategic Review 20% 15% 30% 30%
Business Case 15% 10% 20% 20%

Source: Local Infrastructure Benchmark Costs — Costing Infrastructure In Local Infrastructure Plans — IPART (2014)

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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Figure 10 - Distributor Road (Type 3) Typical Section
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Figure 11 - Collector Road (Type 2) Typical Section
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Table 7 - Collector Road Cost Rate

Item Rate ($/m)
Earthworks $96
Carriageway $2,971
Utilities & Stormwater $1,385
Verge $1,506
Design, Project Management, Legal etc. $715
Contingency (30%) $1,787
Total $8,460

7.2 Open Space

Open space embellishment cost rates were provided by Penrith City Council. A summary of the
rates is provided in Table 8.

Table 8 - Open Space Infrastructure Cost Rates

Facility Description Unit Rate
.Ba.se grassed area not Grassed area with some trees/basic landscaping m? $75
irrigated
Landscape Trees (assumed one every 20m?) m? $100

Assumed one every 800m along length of park frontage

Exerci st
xercise equipmen (4 total)

Item $120,000

Contingencies have been applied in line with the IPART recommendations listed in Table 6. For
open space embellishment projects in the Strategic Review stage, a 20% contingency is
recommended. This rate has been applied to all open space projects.

7.3 Land Acquisition

Land acquisition rates were provided by Curtis Valuations in March 2022. The rates adopted for
the Section 7.11 Plan are summarised in Table 9.

Table 9 - Land Acquisition Rates

Land Type Acquisition Rate ($/m?)
Developable $575
Constrained $90

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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For the purpose of this plan, the following assumptions have been made regarding land
acquisition:

e Where a proposed road aligns with or crosses over an existing road reserve, only the
additional land outside the existing reserve will be acquired

e Where a proposed collector/distributor road is located on land with an E2 zoning, the
land will be acquired at the constrained land rate

e All other road infrastructure is assumed to be located within developable land

e All open space infrastructure is assumed to be located within developable land

Mamre Road Section 7.11 Plan Background Report — Amendment 1
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8 Section 7.11 Plan Contribution Rate

A summary of the infrastructure costs and applicable Section 7.11 contribution rate is provided in
Table 10.

Table 10 - Proposed Section 7.11 Contribution Rate

Component Total
Transport Infrastructure $ 129,770,864
Open Space Infrastructure $ 18,326,880
Infrastructure Total $ 148,097,744
Transport Infrastructure Land Acquisition $ 157,016,805
Open Space Infrastructure Land Acquisition $ 106,320,375
Land Acquisition Total $ 263,337,180
Plan Administration $ 2,221,466
Infrastructure, Land Acquisition & Administration Total $ 413,656,390
Section 7.11 Contribution Rate ($/ha) $ 576,096

The proposed schedule of works is summarised in Table 11.

Mamre Road Section 7.11 Plan Background Report — Amendment 1
26



12 | JUswpuawy — 1oday punolbjoeg ueld ||/ UOIIDSS peoy aJWel\
(1A 0L-5) wnIPaBN 00°000'%729'9 $ - $ 000007299 $ 02s'LL uosinboy g
puel - peoy J013[|0) VYD
(A 0L-9) wnipsBN 00'526'626'8C  $ - $ 005.6'626'8C  $ €LE0S uoIsinboy g
pueT - peoy J013[|0)  VIYD
(1A 0L-G) WnIPBN 00'052'9S1 $ 000SL9 $ 00°000°0SY $ inogepunoy 9V
(1A 0L-G) WnIPBN 00'052'951 $ 000SL9 $ 00°000'0SY $ inogepunoy vy
(A QL-G) WNIPaN  00'0S2'9SY $ 000sL9 $ 00°000'0S¥ $ inogepunoy vy
(A 0L-G) WNIPAN  00'052'95F $ 000SL9 $ 00°000'05¥ $ nogepunoy £V
(1A 0L-G) WnIPBN 00'052'951 $ 000SL9 $ 00°000'0SY $ inogepunoy  ¢vd
(A 0L-G) WnIPBN 00'052'951 $ 000SL9 $ 00°000°0SY $ inogepunoy LY
(1A 5-0) ybIH 9,°08L'S6€'SS $ 98959818 $ 06'€CL'LLSYS $ Lov'e sUORBSIU] U (peoy Lya
uoibulp|y) peoy Joinquisig
(A 0L-G) wNIPaN  00'9L9'S6H'S $ 009L2'L8 $ 0000t'7LY'S $ 0v9 peoy J03dj|10D  LdD
«(Ag-0) ybIH 00966'¢le'L $ 00965901 $ 00°00%'901 "2 $ 0v8 peoy J039[|0D  9dD
(A 0L-G) wNIPsSN 09°092'979'9 $ 090¢c'86 $ 00°010'8%5'9 $ vLL peoy J013j|0D YD
(A 0L-G) wNIPaN  08'€69'988'9 $ 08€LL'L0L $ 00026'78L'9 $ ¢08 peoy J03JI0D YD
(A QL-G) WNIPSN  09°EPE' LY, $ 09°€0L'20L $ oo’orez'orL'L $ ¥8 peoy 10133]|06D €dd
(A0L-G) wnipaN 02°06£°0L2'€C  $  0LOLO'EVE $ 0008€'298'Cc  $ €0L'C peoy J039[j0D  2dD
(A0L-G) wnipaN  OF'SP8'L88'9L  $  O¥'S8i'6ie $ 0009€'2€99L  $ 996'L peoy 10359||0D) 14D
ainnajsedyu] podsues
fAuolid/buibers |erol uohehsiuiupy pueq jo 150D SHIOM JO 350D ealy yibuaq uondunsag apo)

ueld

SIIOM 30 3NPaYdS - L| 3jqeL

Buninsuo3 wawdoasap § ainjsnnseyu|




97 | JUswpuawy — 1oday punolbjoeg ueld ||/ UOIIDSS peoy aJWel\

— - — ) uonisinboy
(A 0L-G) WNIPSIN 00005298 $ $ 00005298 $ 00S'L pueq - inogepunoy V3
— ] - ) uonisinboy
(K 0L-5) WNIPSN 00000069 § § 00000069  $ 002'L puet - Jnogepunoy 23
— ) . ) uonisinboy
(K 0L-5) WNIPSN 00005298 § § 00005298  $ 00S'L pue - 1nogepunoy 774
— ] - ) uonisinboy
(A 0L-G) WNIPSN 00005298 § § 00005798  $ 0051 pueq - jnogepunoy €79
— - ) uonisinboy
(@A 0L-S) WNIPBA 00°005'298 $ $ 00005298 $ 005'L pue - nogepunoy  C7d
— - ) uonisinboy
(@A 0L-S) WNIPSA  00°005'298 $ $ 00005298 $ 005'L puet - mogepuncy L7
(pueq .
(UK 5-0) ybIH 00°0£S'88¢€ $ - $  000£S'88¢E $ LLEY pautensuod) uonisinboy VIYa
pueq - peoy loinguisiq
(pueq ajqedojanaq )
(UK 5-0) YBIH 00622'189'sz  § - $  00522'189's $ €997 pooo) uonisinbdy -\ -

pueq - peoy Joinguisiq
uonisinboy L

(A QL-5) wnipaN - 00°0S€E'€LL'8 $ - $ 000S€€LL'8 $ 8se'slL puet - peoy ._opuw_mou V240
uonisinbd

(A0L-G) wnIpaN 00'6L0°€e8eL  § - $ 00SL0'ce8el $ L0g'ce puet - peoy L.M.pu.w"“_vow <ww_u
uonisinbd

(@A QL-5) wnipaN 00007692, $ - $ 00007'69L'L $ ZLs'eL puet - peoy ._.M.pu.w_LoM <mmw_u
uonisinbd

(A QL-G) WNIPSN  00°52L'€92'E $ - $ 00GelL'eac’s $ S19'S puet - peoy L.M.ﬁ..m_w_uow <mrm_u
uonisinbd

(AQL-) wnipaN - 00'Ser'YESeL  § - $ 00ser'reSeL $ 66L'L2 puet - peoy L.M.Hu.m__ow <vrw_u

(A QL-5) wnipay - 00°000'6088 $ - $ 000006088 $ 0ze'sL puer - tmo“ﬂ_wpmu_w_w_uww <m~.~_u

(A QL-G) wnipaN - 00°5L9'LelL'E $ - $ 00S.9'LeL'E $ 627'S pueq - bmo“o.__w.ﬁ_ww_w_uw/u\ <mrm_u

(A0L-G) WNIPAN 00'G25'962'€E § - $ 00G¢s'96C'cE  $ L06'LS uonsinboy ¢

pueT - peoy J01d9||0D  VZdD

Buninsuo3 wawdoasap § ainjsnnseyu|




62 | JUswpuawy — 1oday punolbjoeg ueld ||/ UOIIDSS peoy aJWel\

"peoJ 8} JO UOIIDNIISUOD BY} 3|qeud O} d|ge|ieAe Bulag suolINgUIUOD JUIdIY4NS 03 33[gNS

90°06€'9S9°€ELY$S  91°99¥°Lee’e$ 00°08L°LEE'EIZS  06°EVL'L60'8VLS lelol

02'8SL'2e6'vels  02°€06'7L2$ 00°SLE'02E'90L$  00°088'92€'8L$ |elol qns
(A +01) mo 88°L05'€60'61$ 88'1€L'Cr$ 00'S2L'1L02'9L$ 00266'8178'c$ LL1'82 aceds uado dlgnd 2SO
(A +01) moq 2€9599'8¢8'501L$ zeg9l'eees 00°009'8LL'06$ 00'888'LL¥'SL$ 82,951 9deds uadQ d1jqnd LSO

ainypnajseqjuj adeds uado

98'LET'PEL'882S  96°295'9V6'L $ S08'9L0°LSL $ 06'€98'0LL'62L $ |elol qns

Buninsuo3 wawdoasap § ainjsnnseyu|




