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Draft Western City District Plan

Dear Geoff,
This submission has been prepared by Mirvac in response to the Greater Sydney Commission‘s
(GSC) exhibition of the revised draft Western City District Plan. Mirvac firmly supports the
Commissions vision for the emerging Western Parkland City and growth of Western Sydney Airport
within the Western Economic Corridor.
Mirvac is finalising an application for the rezoning and development of the Elizabeth Drive Enterprise
Precinct (EDEP), a 240Ha contiguous parcel of land located in Badgerys Creek. A copy of the Precinct
Plan is attached. The EDEP has the potential to deliver a variety of employment uses, retail centres
and public open space, and will evolve to support the needs of the emerging Western Parkland City
and Airport. A copy of our preceding submission to the GSC’s Draft West District is also attached for
your reference.
As the demand for higher order uses and intensification of those uses evolve in the Western Sydney
Airport and Aerotropolis, so will the EDEP which benefits form its scale and contiguous ownership
with a flexible masterplan that enables intensification of uses overtime. Mirvac strongly supports the
GSCs vision for the EDEP and in the short term sees an opportunity for the early delivery of freight,
logistics and advanced manufacturing industrial uses in the precinct. Enabling the EDEP in the short
term will help address the chronic shortage of serviced employment land in Western Sydney which
is driven by strong demand and limited supply.
Mirvac has extensively consulted with government stakeholders during development of the EDEP,
including the GSC, the Department of Planning and Environment, Penrith City Council, Transport for
NSW, Roads and Maritime Services and other state and local government authorities.

Advice received from the above stakeholders in relation to the EDEP is that it is entirely consistent
with the strategic direction for the area, which is further supported by the Draft Western City District
Plan. Mirvac eagerly anticipates the release of the Land Use and Infrastructure Plan (LUIP) and the
City Deal and sees real opportunity for investment in the precinct which will act as a catalyst towards
the target of 34,000 jobs for 2036.
In order for this plan to be successful there are a number of measures that will need to be taken;
•

A clear planning framework needs to be implemented that provides a flexible approach to
land uses and developer contributions, and facilitates the early activation of new
employment land.
This would also allow for private industry to play a real role in contributing to the delivery of
supporting infrastructure through works in kind agreements. This could be achieved using a
similar approach to that already existing in the Western Sydney Employment Area. Mirvac is
hopeful that the imminent release of the LUIP will provide certainty regarding land use,
infrastructure corridors, planning pathway and contributions applicable to the area. This
would allow the immediate commencement of delivery of employment outcomes of the
site.

•

There is a need for a greater focus on the coordination of infrastructure and servicing
authorities targeting short, medium and long-term infrastructure delivery which is critical
to establishing the proposed economic corridor surrounding the Western Sydney Airport.
The District Plan or an associated structure plan (or LUIP) should provide a clear direction on
the proposed structure and likely growth scenarios for new employment areas. Designated
Governments officials are required to coordinate the various government agencies and
servicing authorities in order to effectively implement a servicing plan in line with the land
use and structure plan. This should be done in close collaboration with major landowners in
the area to ensure that delivery plans are appropriately informed by on the ground activity.
The recent examples within the existing Western Sydney Employment Area provide valuable
insights into the need for good upfront planning and a responsible infrastructure delivery
agency. An element of contestability and potential for alternate delivery arrangements
should also be considered. Any future structure plan needs to incentivise early development
of the precinct and avoid speculation and land banking, which is hampering other parts of
the Western Sydney Employment Area

•

Proponent forward-funded servicing and infrastructure solutions should be welcomed to
facilitate early development to enable the delivery of jobs, and contribute to the
economic output and growth of the Western Parkland City at the earliest opportunity.
In order for this to be successful a clear and equitable contributions framework needs to be
implemented that is directly linked to the proponent led enabling infrastructure for the
area. This will allow for the clear and transparent consideration of works in in kind
agreements and ongoing certainty for investment.
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•

It is imperative that the M12 Motorway provide suitable access and connectivity to the
economic corridor of the Western Parkland City.
It is vital that access and connection points together with the relevant road enabling works
are undertaken as part of the existing road investment program to enable employment uses
in the precinct. Connection points from the M12 to Elizabeth drive are required and must be
provided at the connection of the M12 Motorway to the Western Sydney Airport and
between the western Sydney airport and the M7 Motorway.

•

The long term vision for the future must be balanced against the shorter term needs of the
Western City and Sydney.
The Western Sydney Airport and Aerotropolis will trigger a generational shift towards higher
order uses, however consideration needs to be given to enabling the demand in the shorter
term that exists for emerging industry. This appears to be contemplated by the revised
Draft Plan showing the Aerotropolis to the south of the Airport site and earmarking the
EDEP for industrial uses. The presence of existing employment activity will contribute to the
success of the Western Sydney Airport and provide an earlier delivery of local jobs
consistent with the Commissions aim of a 30 minute city. Development such as the EDEP
plays a key role in doing the “heavy lifting” for the Aerotroplis, in that it will level the land,
build the road network and bring in services early on and make it easier for a future
transition to more intensive forms of development as the Airport grows. A holistic approach
to land use and infrastructure planning that includes the Western Sydney Airport to ensure
that it works with, and is not in competition with the surrounding employment lands.

We welcome the NSW and Commonwealth Governments investment in Western Sydney Airport and
infrastructure, and believe there is an imperative for the early establishment of a clear and
transparent land use planning and infrastructure framework to stimulate investment in this area and
capitalise on this infrastructure provision.
We would welcome the opportunity to provide a further briefing on our proposal and discuss its
implementation.
Please don’t hesitate to contact us on
Yours sincerely,

Richard Seddon
General Manager Industrial
Office and Industrial
Mirvac Group

Fabian Nager
National Development & Investment Director I
Office and Industrial
Mirvac Group

Attachment A: Elizabeth Enterprise Precinct
Attachment B: Submission Draft Western District Plan
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1. EXECUTIVE SUMMARY

Proponent funded servicing and
infrastructure will enable the
Precinct’s initial development and
be a catalyst for economic and
employment activity in the region.
The 240 Ha Precinct is located at
the core of existing and planned
Western Sydney infrastructure
including the Airport, a $3.6 billion
state and federal road investment
program, the planned Sydney West
metro line and freight rail network.
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Meeting the short, medium and long
term needs of Western Sydney and
Australian industry, the Precinct
will be home to a number of
employment generating land uses
that will evolve and grow along with
Sydney’s emerging Western City and
Aerotropolis.
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The establishment of Western
Sydney Employment Area and the
subsequent Western Sydney Priority
Growth Area, the funding of Western
Sydney Infrastructure Plan and the
development of Western Sydney
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opportunity to deliver the Elizabeth
Enterprise Precinct (the Precinct).
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2. STRATEGIC CONTEXT
2.1 AUSTRALIAN INDUSTRY
Industry in Australia has a long
association with innovation and
enterprise. Over time our businesses
have pioneered advances in technology
and manufacturing.
As Australia’s competitive
advantage in manufacturing sector
has transitioned from large mass
production to knowledge-intensive
production, companies are increasingly
incorporating research and development,
advanced processes and technology into
their operations to remain competitive.
The Precinct will be home to Australian
industry today and will evolve to
provide for a variety of uses, including
research and development, knowledgeintensive manufacturing as well as larger
format facilities for advanced logistics
and warehousing.

2.2 DEMAND
Investment has strengthened in recent
years across the industrial sector in
Sydney, particularly in Sydney’s West
due to the strong investment in key road
infrastructure enabling connectivity
across the Eastern Seaboard.
The Federal Government’s
announcement of the Western Sydney
Airport and the Greater Sydney

Commissions Aerotropolis will stimulate
further demand for zoned employment
land in the area surrounding the Airport
site.
There is a chronic shortage of serviced
employment land for major industry in
Western Sydney. This is driven by strong
demand and increasingly limited supply.
The resulting increase in land values
and rents is beginning to force business
to other Australian States where zoned
and serviced land is readily available.
The Precinct would help address the
need for land, providing a clear strategy
for development, including servicing
solutions funded by Mirvac to enable
early activity.

INNOVATION

INDUSTRY

SERVICES

RETAIL
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2.3 WESTERN SYDNEY
EMPLOYMENT AREA (WSEA)

2.4 A PLAN FOR GROWING
SYDNEY

The Precinct is within Western Sydney
Employment Area and Western
Sydney Priority Growth Area which are
projected to support 57,000 jobs in the
next 30 years and 212,000 jobs in the
long term.

The NSW Government’s metropolitan
strategy A Plan for Growing Sydney
(2014) prioritises strategic employment
corridors and advocates for the
creation of a services centre and
industrial precinct to support the
growth of the Airport. Development
of the Precinct supports the strong
focus of the metropolitan strategy for
employment growth in the Badgerys
Creek area around the Airport.

The Precinct has a developable area
of 192 Ha which represents 1.8% of the
Western Sydney Employment Area
of 10,700 Ha. Excluding the zoned employment land within the WSEA (1,800
Ha), there is potential
for an additional supply of 8,900 Ha
of employment land, which equates to
just over 84% of the existing developed
employment lands stock of the Sydney
Metro Region.
The early activation of the Precinct
will contribute to greater employment
opportunities in Western Sydney,
allowing residents in Western Sydney
to work closer to home. With 192 Ha of
developable land in single ownership,
the Precinct has the opportunity to
deliver 9,000 jobs in an area of high
accessibility and amenity.

The Precinct alongside the Airport
will create a buffer to more sensitive
land uses to the east while generating
employment opportunities and
supporting government’s investment
in the Airport and associated transport
infrastructure.

Penrith

Blacktown
WESTERN SYDNEY
EMPLOYMENT AREA
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Western Sydney Airport
WESTERN SYDNEY
PRIORITY GROWTH
AREA

Liverpool

SOUTH WEST
PRIORITY GROWTH
AREA

Campbelltown

Figure 1. Western Sydney Strategic Growth Areas
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2.5 WESTERN SYDNEY AIRPORT & AEROTROPOLIS

2.6 WESTERN SYDNEY INFRASTRUCTURE PLAN

The Airport facility is anticipated to
experience staged growth over the
next fifty years. The area surrounding
the Airport has been identified as an
emerging Western Sydney Aerotropolis.
The Airport will stimulate economic
performance, creating a metropolis with
surrounding infrastructure, agglomerating
airport-related uses, bringing together
high quality jobs and amenity.

The Western Sydney Infrastructure Plan
will deliver major road infrastructure
projects valued at $3.6 billion over the
next 10 years.

Accessibility to the Airport offers
businesses rapid connectivity to their
suppliers, customers, and enterprise
partners nationally and worldwide. The
Aerotropolis represents a long term
opportunity for a high concentration of a
range industry.
The Precinct sits at the geographic core of
the Aerotropolis and presents an opportunity
to catalyse the development of this critical
economic engine room for Western Sydney.

The plan includes the M12 Motorway
which will increase road capacity for
the future growth of Western Sydney.
Initial studies have identified that
the M12 will traverse the Precinct,
presenting the opportunity to deliver an
interchange connection to Mamre Road,

Blacktown

Penrith

Clifton Avenue, Devonshire Road, the
surrounding employment lands and key
destinations including the Precinct.
Studies are also underway for major rail
corridors that will connect the Airport to
surrounding strategic centres, with State
government identifying a route from the
Western Sydney Airport to Parramatta,
potentially via the Precinct.

M4

Parramatta
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Western Sydney Airport

Proposed M12 Motorway

Proposed direct rail express
service: WSA to Parramatta

STRING OF PEARLS
Sydney CBD

Liverpool

Diversion of The
Northern Road

The Northern Road and
Bringelly Road Interchange

Proposed Future
Rail Corridor

Bringelly Road Upgrade

Campbelltown

Figure 2. Airport and ‘String of Pearls’
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M7

Figure 3. Planned Western Sydney Infrastructure Upgrades
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2.7 DRAFT WEST DRAFT DISTRICT PLAN
The Precinct is located within the
Greater Sydney Commission’s
proposed Western City
Aerotropolis and anchored by the
Airport.
Supporting the District Plan’s
objectives for employment
growth, the Precinct will provide
a diverse range of employment
opportunities accessible within
30 minutes from the strategic
centres of Parramatta, Penrith,
Blacktown, Liverpool and
Campbelltown-Macarthur,

transforming the Western
Sydney's current locational disadvantage into its key advantage.
The existing shortfall of jobs in
Western Sydney places pressure
on transport infrastructure as
employees move from the West
to the East daily. This shortfall
is projected to worsen over
time, yet can be alleviated by
projects like this one which
provide significant employment
in Western Sydney for local
residents.

The Precinct will be a core
part of the future Aerotropolis
contributing to the early
activation of this area by
combining employment,
amenable urban design and
environmental outcomes. In
the long term the Precinct will
evolve to provide additional
employment and industries
alongside the emergence of a
Western City and Aerotropolis.

PENRITH

ST MARYS

BLACKTOWN
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PARRAMATTA
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WESTERN SYDNEY
AIRPORT

LIVERPOOL

20 min Travel Zone
WESTERN
SYDNEY

WESTERN
SYDNEY

200,000

WEST TO EAST

EASTERN
SYDNEY

WESTERN
SYDNEY

321,000

WEST TO EAST

EASTERN
SYDNEY

LEPPINGTON

500,000

WEST TO EAST

EASTERN
SYDNEY

NARELLAN

30min Travel
CAMPBELLTOWN MACARTHUR

2011

2036

Figure 4. Daily workforce commuting from Western Sydney to Eastern Sydney

2061
Figure 5. 20 Minute Travel Zone - Draft West and South West District Plans
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3. OPPORTUNITIES & CONSTRAINTS
3.1 FLOODING

3.2 ECOLOGY

Low lying areas of the Precinct are
subject to flooding in a 100 year
flood event, the effects of which are
concentrated along South Creek and
Kemps Creek.

facilities within the Precinct. Playing
fields, walking and cycling paths will
provide amenity at the Precinct for
future workers and visitors.

Affected land is unsuitable for buildings
but provides a unique opportunity to
deliver recreational and community

Floodplain management plans will be
developed to reduce flood risk and
manage affected areas.

The existing vegetation and landscape
is one of the key attributes of the
Precinct.
Riparian zones located along the creek
lines will be preserved and rehabilitated
as open space corridors.

Where possible existing stands of trees
will be retained as features, to deliver a
mature landscape from day one and a
defined green, connected character to
the Precinct.

Kemps
Creek

Badgerys
Creek

South
Creek

+ 20
+ 52

+ 30

+ 50

+ 48
+ 38

E
MR
MA

E
MR
MA

Site Boundary

5m Contours

1 in 100yr Flood Line

WESTERN
RD

ELIZABET
H DR

WESTERN
RD

ELIZABET
H DR

0

500m

Site
Boundary

5m
Contours

Core
Vegetation

Figure 6. Flooding Constraints

Figure 7. Vegetation Constraints

Source: WorleyParsons & Penrith City Council

Source: WorleyParsons & Office of Environment and Heritage

6

ELIZABETH ENTERPRISE PRECINCT

CLIFTON
AVE

CLIFTON
AVE

+ 41

RD

RD

+ 63

Threatened
Ecology

80m Riparian
Corridor

0

500m

3.3 EASEMENTS

3.4 M12 MOTORWAY

The Precinct is mostly unaffected by
easements. High Voltage transmission
lines traverse a small portion of the site
in the eastern corner. The easement
and setbacks to the power lines will be
accommodated within the open space
corridors of the Precinct.

The proposed M12 Motorway is expected
to bisect the north-eastern extent of
the Precinct. This offers an opportunity
to include an interchange adjoining
the Precinct providing connectivity to
the surrounding employment lands,
existing local and regional roads and
key destinations on the Sydney Orbital
Network.

Prop
osed
M12

Moto
rway

E
MR
MA

E
MR
MA

5m Contours

Power Line Easement

WESTERN
RD
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Site Boundary
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RD

RD

ELIZABET
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Power Line

Power Poles

0

500m

Site Boundary

5m Contours

Figure 8. Power Infrastructure

Figure 9. Proposed M12 Alignment

Source: Office of Environment and Heritage

Source: Mirvac & TDesign

Proposed M12 Motorway

0

500m
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3.5 NOISE CONTOURS
The Australian Noise Exposure Forecast (ANEF)
system was established to provide guidance on future
land use and development to ensure compatibility
with future aircraft noise exposure levels.

M
HA
EN
DD
U
L

RD

Given the Precinct proximity to the Airport, it will
be developed with reference to the compatible uses
within the relevant noise contours that affect the site.
School, university, hospital and nursing home uses are
not compatible within the areas greater than 25
ANEF which covers the south eastern edge of the
site.

E
MR
MA

Hotel, motel, hostel and public buildings are not
compatible within the areas greater than 30 ANEF
which encompasses a small portion of the south east
edge of the site.

Site Boundary

5m Contours

20 ANEF

Figure 10. ANEF
Source: Department of Infrastructure and Regional Development
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the site.
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3.6 PRINCIPLES & PARAMETERS
Within land on the site unaffected by flooding,
ecology, the alignment of the M12 Motorway,
power infrastructure and aircraft noise, there
are significant development opportunities.

1

There are large, contiguous areas of developable
land in the western and central extents of the
site, while the areas impacted by flooding and
ecology along South Creek and Kemps Creek
present opportunities for an integrated landscape
solution that complements the natural features
of the site.

6

M12

5

3

5

2

E
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MA
RD

1 Potentially Developable Interface

2

2 Drainage Corridor

1

3

3 Flood Line

1

4 Access & Exposure to Elizabeth Drive

5 Access & Exposure to M12 Motorway
6 Access & Exposure to Mamre Road
CLIFTON
AVE
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WESTERN
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MARTIN RD

LAWSON
RD

4

0

250m

500m

Figure 11. Principles and Parameters
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4. VISION
The Precinct vision is to:
•

Support Australian industry and
innovation.

•

Foster a dynamic, flexible and
integrated employment community
by creating public places for people
to work, recreate, socialise and
interact.

•

Regenerate the Precinct’s natural
assets, including the creeks and
flora, to create a green, healthy
working environment.

•

Create an efficient, resilient precinct
that is flexible and adaptable over
time and achieves environmental
best practice and demonstrates
leadership in sustainability.

This vision for the Precinct has informed
a Master Plan to guide the future of the
Precinct as an integrated employment
area.

Figure 12. Elizabeth Enterprise Precinct Gateway
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5. MASTER PLAN
The Master Plan draws on the natural attributes of
the 240 Ha site by celebrating and reinstating the
natural landscapes, preserving the green ridgelines,
existing strands of vegetation and introducing water
bodies as recreational, aesthetic and functional
elements.
The Master Plan is based on a principle of delivering
self-contained stages of a critical mass that
are modular and flexible to intensify over time.
Configured in a manner that allows for flexibility in
both staging and intensity, the Master Plan ensures
that as the Precinct intensifies in uses, street blocks
can become finer grain, with increased connectivity
and more permeable blocks whilst areas of public
domain match the growing workforce.

M12

1
1
2

4
2

CLIFTON
AVE

3

1
ELIZABET
H DR

WESTERN
RD

3 Public Open space

MARTIN RD

LAWSON
RD

1

Access to site

RD

5

The Master Plan evolves in stages that reflect the
long term growth of the Precinct alongside the
emerging Western City and Aerotropolis.

2 Retail Centre

E
MR
MA

4

The Master Plan proposes the delivery of the
employment land, retail centres and public open
spaces adjoining Elizabeth Drive, providing amenity
and urban services for workers within and beyond
the Precinct and surrounding residents.

1

5

4 Recreation space

5 Green Corridor

0

250m

500m

Figure 13. Concept Masterplan
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Land Use
5.1 SHORT TO MEDIUM TERM
The Master Plan provides flexibility for a variety
of uses, catering for the current demand of large
format industry commensurate of the likely early
activity within the Precinct and the medium term
intensification of uses.

M12

The Retail Centre interfaces with Elizabeth Drive
and provides a variety of convenience retail, small
supermarkets, restaurants, food and beverages,
professional suites and urban services.

E
MR
MA

The public realm demonstrates a commitment
to quality outcomes and a high level of worker
amenity. Adjoining the outdoor dining area of
the retail centre is an area of public open space,
comprised of a mixture of passive and active areas
including a water feature and walking and cycling
tracks.

RD

CLIFTON
AVE

MARTIN RD

ELIZABET
H DR

WESTERN
RD

LAWSON
RD

To the north of the Retail Centre is a sub-precinct
for industry, which benefits from access to the
retail centre and public open space delivered in
the short-term to meet demand.

Public Open Space

Green Corridor

Figure 14. Short to Medium Term Land Use
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Retail Centre

Employment
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250m

500m

5.2 MEDIUM TO LONG TERM
The demand for employment generating uses
within the Precinct will increase over time in line
with the growth in population and workforce
within the Western Sydney Priority Growth Area
and the Airport.

M12

E
MR
MA

The Master Plan is configured to respond to this
increased demand, so that it may evolve into a
more intensive, mixed employment precinct in
the future. Macquarie Park went through a similar
transformation from industrial to high knowledge
employment uses following the establishment of
Macquarie University in the early 1960’s which
has acted as a catalyst.

RD

Office park and campus style uses will be located
within the Precinct and leverage off the amenity
and activity of the retail centre, public open
spaces and public transport links.

CLIFTON
AVE

MARTIN RD

ELIZABET
H DR

WESTERN
RD

LAWSON
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The Master Plan enables small-format industry
and incubator hubs to displace larger format
sites, through the evolution of a finer grain road
network between lots and adjoining open spaces.

Public Open Space

Green Corridor

Retail Centre

Office Park

Employment

0

250m

500m

Figure 15. Medium to Long Term Land Use
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6. CHARACTER AREAS
Sub-precinct character areas have
been identified reflecting the long term
evolution of the Precinct.

6.1 GREEN CORRIDORS
The open space framework is to
eventually comprise a series of north
south green corridors that envelop the
creek corridors of Kemps Creek and
South Creek and form a comprehensive
walking and cycling network connecting
to the broader green network of Western
Sydney, delivering Sydney’s Green Grid
vision.

6.2 PUBLIC OPEN SPACE

Figure 16. Green Corridor

Public Open Space
The public open space is a multifunctional park located adjacent the
Centre which will provide a green
gateway to the Precinct.
The open space is centred around
a water feature that will provide an
aesthetic and functional purpose as a
detention basin. Walking and cycling
tracks link to regional connections and
recreation spaces within the public
open space.
Figure 17. Public Open Space
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6.3 RETAIL CENTRE
A Retail Centre will become the focal
point and centre of activity for Badgerys
Creek and the Elizabeth Enterprise Precinct. Interfacing with the green corridor
and Elizabeth Drive it will provide a
range of uses including shops, cafes, restaurants and local services,
with public plazas and a high quality
public domain.

6.4 OFFICE PARK

Figure 18. Retail Centre

A future office park sub-precinct
will accommodate larger floorplate
commercial offices on campus-style
sites that are carefully designed to
integrate into the retail centre and the
surrounding public domain.

Figure 19. Office Park
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6.5 SMALL - FORMAT
EMPLOYMENT
The small format employment areas
provide footprints where small to
medium enterprises can collocate
and incubate. Tenants will focus
around research and development and
knowledge-intensive manufacturing
including aerospace, information
technology, advanced materials,
biomedical, medical technologies and
defence.
Small format employment will have an
indicative lot size of 2,000m2 to 5,000m2.

Figure 20. Small-Format Incubator Hubs

Figure 21. Small-Format Logistics
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6.6 LARGE - FORMAT
EMPLOYMENT
Large format employment provides more
significant footprints for enterprises
that require scale and function for
warehouse and distribution industries
including advanced logistics, automated
manufacturing, e-tailing, wholesale
retailing, freight forwarding, and thirdparty logistics (3PL).
Large format employment will have an
indicative lot size of 5,000m2 to 40,000m2.
Figure 22. Large-Format Incubator Hubs

Figure 23. Large-Format Logistics
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7. TRANSPORT AND ACCESS
7.1 ACCESS

7.2 PUBLIC TRANSPORT

Access to the site is provided via
signalised intersections off Elizabeth
Drive at either end of the Retail Centre.
A second access is proposed to the M12
Motorway to provide improved access and
connectivity to the surrounding lands.

M12 Alignment & Ramps

Local

Collector

Figure 24. Access
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A Distributor Road links the four parcels
east-west between Mamre Road and
Elizabeth Drive. Feeding the distributor
road are a series of collectors that run
along ridgelines and natural elements.

The proposed public transport network
includes a bus service that traverses
the site from east to west and links to
regional routes on Elizabeth Drive and
Mamre Road.

Local roads provide an interface to the open
spaces, green corridors and industry lots.

Distributer

Site entry point

0

250m

500m

B

Bus Stops

Bus Line

Figure 25. Public Transport

The route has been configured so all lots
are within 400m walking catchment of
a bus stop and the public open space.
Recreation facilities within the green
corridors are also accessible by public
transport.
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7.3 ACTIVE TRANSPORT
Dedicated, off-road pedestrian and cycle
paths have been planned across the site
to ensure that walking and cycling is
an attractive alternative to access key
destinations within the Precinct.

Active Transport
Corridors

Figure 26. Active Transport

7.4 GREEN CORRIDORS
The active transport network provides
opportunities to connect to the broader
South Creek Valley and Western Sydney
Parklands regional recreation networks.
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Green corridors will provide an aesthetic
and functional purpose in the Precinct.
Wide bioswales run east-west from the
ridgelines to the valleys, with detention
basins located to capture, treat and

Green
Space

Sporting
Fields

Median
Strips

10m Bioswales

reuse water on the public domain.
The green corridors will have wide,
planted medians to traverse the site
north-south, aligned to preserve
existing trees.

Detention
Basins

Water
Drainage

Footpaths
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Figure 27. Green Corridors
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8. SERVICES

Water
Connection to existing water
infrastructure within Elizabeth Drive.
Waste Water

Connection to the existing gas
infrastructure within Elizabeth Drive.
Road Capacity
The proposed development benefits
from direct access to Elizabeth Drive
and Mamre Road (both RMS B-Double
approved routes).

Luddenham
Zone Substation

Electricity

Services
Lot

RD

In the medium term, the development
will further benefit from the Western
Sydney Infrastructure Plan road
upgrades including the M12 Motorway
and upgrade of the Northern Road.

E
MR
MA

Implementation of a temporary
Interim Operating Plan (IOP), a
common interim solution involving the
construction of a large holding tank and
pump out system.

Gas

ELIZABET
H DR
WESTERN
RD

Provision of an 11kV underground
feeder cable from Kemps Creek Zone
substation (subject to confirming
substation capacity).

Figure 28. Services and Utilities
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Cecil Hills
Reservoir
Kemps Creek
Zone Substation

Possible Electrical Feeder Route
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The Master Plan includes a servicing
strategy that has been developed to
enable early activity in the Precinct, and
is based on initial servicing solutions to
be funded by Mirvac for the first 50Ha
of the site:

Portable Water Connection

Gas Connection

First 50Ha

0

500m

9. SUSTAINABILITY
The development the of Precinct
provides an opportunity to provide a
development that improves liveability
for workers, through innovative design,
an integrated approach to resource
management that draws upon natural
attributes to create public space that
encourage social interaction.
The establishment of this “Enterprise
Precinct” relates not only to the types
of industries and jobs provided, but also
in how infrastructure and services are
delivered to Western Sydney.

Active Transport

Solar Cells

Solar Cells

The need to review current services and
utility infrastructure provisions for the
wider precinct provides a substantial
opportunity for investigating alternative
utility servicing options. Mirvac is
consulting with renewable energy
organisations and providers, to procure
cleaner power solutions (including solar,
wind and bioenergy), building materials
and infrastructure to underpin the
design of the Precinct.
This Changes Everything is Mirvac’s
plan for a sustainable future and
comprises of four interconnected areas
of focus commitment to sustainability
that are embedded in planning of the
Precinct: Re-imagining Resources,
Shaping the Future of Place, Enriching
Communities and Smarter Thinking.

Active Transport

Waterfront interface
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10. NEXT STEPS

To deliver the Precinct, zoning and planning controls will
need to be updated through a detail Precinct planning
process.
The proposed rezoning application will be supported
by detailed technical studies including traffic and
transport, flooding, infrastructure servicing, ecological,
environmental, geotechnical, open space and other
studies.
Mirvac will continue to consult with key stakeholders
throughout the Precinct planning process to ensure a best
practice outcome is reached.

31 March 2017

Sean O’Toole
District Commissioner - West
Greater Sydney Commission
PO Box 257
PARRAMATTA NSW 2124

Sheridan Dudley
District Commissioner - South West
Greater Sydney Commission
PO Box 257
PARRAMATTA NSW 2124

By email: engagement@gsc.nsw.gov.au
Dear Mr O’Toole and Ms Dudley,
SUBMISSION TO THE DRAFT DISTRICT PLANS
ELIZABETH ENTERPRISE PRECINCT, BADGERYS CREEK
This submission has been prepared by Mirvac in response to the Greater Sydney Commission’s
exhibition of the Draft West District Plan, as well as the Draft South West District Plan and is included
as Attachment A.
Also enclosed as Attachment B, is the Precinct Plan for the proposed Elizabeth Enterprise Precinct
which focuses on a key opportunity to deliver employment generating industry within the Western
Sydney Priority Growth Area and the need for a balanced approach to planning priorities for the Western
City ‘Aerotropolis’, and the needs of Western Sydney today.
The attached documents support Mirvac’s holistic submission in response to the District Plans which is
included as Attachment C.
The establishment of Western Sydney Employment Area and the subsequent Western Sydney Priority
Growth Area, the funding of Western Sydney Infrastructure Plan and the development of Western
Sydney Airport (the Airport), underpin the opportunity to deliver the Precinct. The Precinct has a
developable area of 192 Ha and represents 1.8% of the Western Sydney Employment Area total area
of 10,700 Ha.
Development of the Precinct prior to the commencement of airport operations will act as a catalyst for
growth, driving economic and employment activity and will provide a model for the future development
of the broader precinct. The Precinct can make an economic contribution of over $1.2bn and deliver
9,000 jobs to Western Sydney in the short to medium term.
Mirvac is one of the few large diversified institutional property groups that can master plan, develop and
manage precincts of this scale. The Precinct provides an opportunity to meet the short, medium and
long term needs of Western Sydney and Australian industry by evolving with the emerging Western City
Aerotropolis.
Industry in Australia has a long association with innovation and enterprise, pioneering advances in
technology and manufacturing. As Australia’s competitive advantage in manufacturing sector has
transitioned from large mass production to knowledge-intensive production, companies are increasingly
incorporating research and development, advanced processes and technology into their operations to

remain competitive. A flexible approach to zoning will allow the Precinct to accommodate current
industry demand and intensify over time as industry trends evolve.
On this basis, it is recommended that the Greater Sydney Commission support the introduction of flexible
planning controls for industry in the Precinct to facilitate a range of employment.
Mirvac requests that the Greater Sydney Commission support this proposal and we would welcome the
opportunity to contribute further to the planning of Western Sydney.
Yours sincerely

Fabian Nager
Development Director
Office and Industrial

Attachment A - Mirvac’s Elizabeth Enterprise Precinct District Plan Submission
Attachment B - Elizabeth Enterprise Precinct Plan
Attachment C - Mirvac’s General District Plan Submission
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ATTACHEMNET A
ELIZABETH ENTERPRISE PRECINCT - SUBMISSION TO DISTRICT PLANS

Key points
Mirvac supports both the Greater Sydney Commission’s objectives for a Productive, Liveable
and Sustainable City, and the future Western City Aerotropolis. Below are the key issues that
we believe need to be considered in finalising the District Plans:


The long term vision for the future Western City Aerotropolis must be balanced against
the shorter term needs of the Western City and Sydney. An aerotropolis is a generational
shift towards higher order uses, however consideration needs to be given to the strong
demand in the shorter term that exists for existing industrial uses.



Mirvac’s proposed Precinct would be a catalyst for economic and employment growth
and will support the viability of the Airport. The Precinct can provide an economic
contribution of over $1.2bn and deliver 9,000 jobs.



Planning controls for the Precinct need to be flexible to facilitate a range of industry in
the early stages of Western City Aerotropolis, including higher order uses. The correct
planning controls and mechanisms in Western Sydney will enable longer term evolution of
land use.



Greater Sydney Commission should support the accelerated development for this
Precinct, rather than restrict the Precinct to uses that may be unviable over the short and
medium terms.



The proposed Precinct supports the Greater Sydney Commissions priorities for the
West District



Proponent funded servicing and infrastructure solutions should be welcomed to
facilitate development. Given that the site can make provision for future infrastructure
corridors, it is seen that the site should be prioritised for early development, so as to
enable the delivery of jobs, and contribute to the economic output and growth of Western
Sydney Airport, and Western Sydney more broadly at the earliest opportunity.

1.0

THE PRECINCT

This submission relates to the future Elizabeth Enterprise Precinct (the Precinct), which comprises a
large contiguous 240 hectare parcel of land in single ownership, containing the following lots:
 Lot 741 in DP810111;


Lot 5 in DP860456;



Lots 1 and 2 in DP587135;

 Lots 7, 9 and 10 in DP812284.
Although the Precinct covers a large portion of the remaining land under the State Environmental
Planning Policy (Western Sydney Employment Area) 2009 (WSEA SEPP), it remains unzoned under
the WSEA SEPP, in an area herein referred to as the Broader WSEA. Accordingly, permissibility defers
to the RU2 Rural Landscape and E2 Environmental Conservation zones which apply to the precinct
under the Penrith Local Environmental Plan (LEP) 2010.
The Precinct is approximately 3km from the proposed future entrance of Western Sydney Airport, and
is located within the Western Sydney Priority Growth Area.
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2.0

ELIZABETH ENTERPRISE PRECINCT

A Precinct Plan (Attachment B) has been prepared by Cox Architects and provides a flexible Master
Plan that meets the short, medium and long terms needs of Western Sydney, and will evolve and grow
with the emerging Western City and Aerotropolis. The Precinct Plan considers the Precinct’s strategic
context, opportunities and constrains to create a Master Plan that will:
 Support Australian industry and innovation.
 Foster a dynamic, flexible and integrated employment community by creating public places for
people to work, recreate, socialise and interact.
 Regenerate the Precinct’s natural assets, including the creeks and flora, to create a green,
healthy working environment.
 Create an efficient, resilient precinct that is flexible and adaptable over time and achieves
environmental best practice and demonstrates leadership in sustainability.

3.0

WESTERN SYDNEY AIRPORT AND ECONOMIC ACTIVITY

Western Sydney Airport is anticipated to evolve through staged growth over the next fifty years as
demand grows and intensifies over time. Under the aerotropolis model, the intensification of uses
increases steadily as the Airport grows.
The economic benefits for land in proximity to Airports is well known as they can benefit from Airport
related uses. The chief value proposition of the Airport and aerotropolis is that it offers businesses rapid
connectivity to their suppliers, customers, and enterprise partners nationally and worldwide, increasing
both organisational and regional efficiency. As depicted in Figure 1, warehousing and logistics facilities
tend to be located in the early stages of Airport development, when land is cheapest surrounding the
Airport and the resulting densities are lowest.

Figure 1 – Timeline of airport based uses maturity

Airport related uses can be differentiated by the level of connection they hold to the airport’s core
transportation role. John Kasarda, considered the founder of the ‘Aerotropolis’ development model
provides the three categories differentiated by the level of connection to the Airport:
 Core Aeronautical Activities are the facilities which are required for the physical operation of
the Airport;
 Airport-Related Activities fall outside of the immediate functions of the Airport, but have a
direct relation to air movements, with business revenue tied closely to air traffic; and
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Airport Oriented Activities are strategically located in an area which is accessible to the
Airport on the basis of premium ground accessibility.

Airport Orientated Activities are interdependent and support each other as demonstrated in Figure 2
demonstrates that the core activities are interdependent. Mirvac’s proposed Precinct would be a catalyst
for economic and employment growth and will support the viability of the Airport in the short term and
long term.

Figure 1 – Relationship between core aeronautical activities, airport related activities and airport oriented activities

A flexible approach by government to planning for the Precinct will facilitate the delivery of employment
lands that will evolve and mature to higher order uses with the Aerotropolis. This will avoid a situation
where land is held undeveloped and economically useless. Instead, it would result in critical early
investment and jobs in the precinct to boost the viability of the Airport and Aerotropolis.
Mirvac’s proposed Precinct would be a catalyst for economic and employment providing an economic
contribution of over $1.2bn and deliver 9,000 jobs.
Planning controls for the Precinct need to be flexible to facilitate a range of industry in the early stages
of Western City Aerotropolis, including higher order uses. The correct planning controls and
mechanisms in Western Sydney will enable longer term evolution of land use.

4.0

EXISTING DEMAND, EARLY ECONOMIC OUTPUT GROWTH

The Employment Lands Development Program 2015 Report notes that investment sentiment has
strengthened in recent years across the outer west industrial sector of Sydney. Demand has been
focused on the warehouse subsector with a trend towards larger distribution centres and warehouses,
particularly by transport and logistics companies.
The Commonwealth Government’s announcement of the new Airport will undoubtedly stimulate even
greater demand for large industrial sites in the area. However, businesses seeking to consolidate,
expand or relocate from constrained traditional inner urban industrial precincts have limited options in
Western Sydney.
The Western Sydney Employment Area was identified for future industrial uses prior to the
announcement of the Airport, and demand already exists for this type of use. These uses can be
provided in the short to medium term.
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The Precinct offers a much needed supply of employment land for existing and future industrial demand.
Given the existing demand for land in Western Sydney, the Greater Sydney Commission should support
the accelerated development for this Precinct, rather than restrict progression of the Precinct and place
limitations on uses that may be unviable over the short and medium terms.

5.0

DRAFT WEST DISTRICT PLAN PRIORITIES

The Precinct will contribute positively to the following actions of the Draft West District Plan:


Action P2 and P5 Economic and Job Development – The proposal will supply 9,000 jobs for
Western Sydney in an accessible area within Western Sydney.



Action P3 Visitor Economy – Development of the precinct would undertake a large amount of the
initial infrastructure to support increased visitation.



Action P8 Support Airport – The proposal will contribute to the short and long term development of
the employment and support Australian industry and innovation.



Action P9 Smart Hubs – The precinct will evolve and mature to provide skilled knowledge based /
professional jobs.



Action P10 Movement of Freight – The proposal will provide a location for early growth and activity,
in a core location of Western Sydney, which and will benefit from state and federal investment in
infrastructure.



Action P11 Employment and Urban Services Land – The proposal will increase the level of
employment and services land in the short, medium and long term.

The Precinct would provide an active and liveable environment, providing active transport linkages, and
contributing to the overarching objective of the 30 minute city by focussing employment lands
development in an area highly accessible to residents of Western Sydney.
In regards to sustainability, the Precinct would also work to conserve a generous corridor of riparian
land around Badgerys Creek, in accordance with Action S3. Through this preservation, additional land
for recreation in Western Sydney will become available to the general public, improving the quality and
quantity of open space for the use of visitors.
Mirvac’s proposed Precinct supports the Greater Sydney Commissions priorities for the West District.
5.1

Servicing Availability and Funding

Proponent funded servicing and infrastructure will enable the Precinct to be a catalyst for economic and
employment activity in the wider area.
Mirvac has proposed a possible connection to the M12 Motorway and would like to discuss making an
appropriate contribution towards this key piece of infrastructure.
Early delivery of supporting infrastructure at no cost to government is a win-win for the region and will
contribute to the success of the GSC Vision for the growth of the Aerotropolis and the Central Sydney.
Ultimate servicing solutions for the whole site and surrounding areas will be developed in
collaboration with the Department of Planning’s Infrastructure Strategy for the Western Sydney
Priority Growth Area.
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