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1 Report Summary 

Blacktown City Council (the council) submitted its revised Contributions Plan No 21 – Marsden 
Park (CP21) to IPART for assessment in March 2026. This is the third time IPART has reviewed 
CP21 in full. IPART first reviewed CP21 in 2012 and conducted another review in 2017. We also 
completed a targeted review of revisions to open space embellishment costs in the plan in 2021 
and a targeted review of stormwater basin and soil disposal costs in both Contributions Plan 
No.20 – Riverstone and Alex Avenue Precincts (CP20) and CP21 in 2024.  

In our Draft Report we made 2 draft recommendations, that the council update CP21 to account 
for the 3 errors identified in the works schedule following the exhibition period and that the 
council index works yet to be completed by the relevant Australian Bureau of Statistics (ABS) 
Producer Price Indexes (PPIs) rather than the ABS Consumer Price Index – (All groups) for 
Sydney (CPI) to more accurately measure movements over time in the costs of works identified 
in CP21.  

We consulted on the Draft Report for four weeks, between 12 May 2026 and 9 June 2026. We 
received one submission on the Draft Report from Sydney Business Park, which raised concerns 
about the escalation of costs, indexation of works already completed and land already acquired, 
works-in-kind agreements and impact of cost increases on developers who are involved in the 
later stages of development. We address these concerns in Chapter 7 (Reasonable Costs) and 
Chapter 8 (Apportionment).  

We have decided to retain our 2 recommendations in our Final Report. 

The contributions plan covers an area of approximately 2,352 hectares1 and is projected to 
deliver an additional 11,536 dwellings for an additional population of 33,742 residents.2 This will 
increase the demand for transport, stormwater and open space infrastructure in Marsden Park 
Precinct (MPP) and Marsden Park Industrial Precinct (MPIP). 

CP21 first came into force in 2013.3 As of March 2026, approvals have been issued for 
approximately 75% in MPIP and 98% in MPP of the projected new dwellings and infrastructure.4 
The developments across the 2 precincts are at different phases of construction.  

Since we last completed a full review of CP21 in 2017, construction costs have increased 
significantly, particularly post-COVID 19 and with recent supply constraints.5 There have also 
been increases in land values in the Blacktown Local Government Area (LGA) over the last 
decade. For example, Blacktown LGA’s total land values increased by 11.8% in the 12 months to 
June 2024.6 CP21 includes around $716 million of land costs, which is more than half the total 
cost of the plan. These external factors are reflected in the proposed increase of around 33%a (in 
real terms) in the total cost of the plan since we completed our last full review of CP21 in 2017. 
The proposed total cost of the plan is $1,345,912,767 compared to the total cost of 
$1,013,041,058 (indexed by CPI to September 2025) in the in-force CP21.7  

 
a  IPART calculation.  

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment_of_blacktown_city_councils_draft_section_94_contributions_plan_no_21_-_marsden_park_industrial_precinct_-_september_2012_0.pdf
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment-of-blacktown-city-councils-revised-section-94-contributions-plan-no-21-marsden-park-august-2017.pdf
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Targeted-assessment-of-revised-open-space-embellishment-costs-in-Blacktown-City-Council%E2%80%99s-revised-Section-94-Contributions-Plan-No.-21-Marsden-Park-CP21/Feb-2021-Final-Report/Final-Rep-1?timeline_id=4106
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Review-of-the-Targeted-Stormwater-and-Soil-Disposal-costs-in-Blacktown-City-Council-Contributions-Plans-CP20-and-CP21
https://www.nsw.gov.au/housing-and-construction/land-values-nsw/resource-library/report-on-nsw-land-values-at-1-july-2024#:~:text=Table_title:%20Total%20land%20values%20for%20Local%20Government,change%20from%201%20July%202023:%204.0%25%20%7C
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We note that there have been no changes to the scope of open space, transport, stormwater 
infrastructure and community facilities being proposed in CP21 since our last review and there is 
no additional infrastructure or land acquisition proposed.8 The community expects that the 
roads, parks and stormwater management outlined in CP21 will be provided in the new 
developments. This is consistent with the impactor pays principle, whereby development that 
generates additional demand for infrastructure should bear the financial responsibility for the 
costs of delivering that infrastructure. If these are not paid for through local development 
contributions, existing ratepayers would need to pay for the new development, or the council 
would need to delay the delivery of infrastructure. 

The average indicative contributions rate across all catchments and dwelling types in the 
proposed CP21 is $93,653.50 b.9 The contributions can be paid as a monetary contribution, 
dedication of land or works-in-kind agreements or a combination of these.10 This means that the 
actual monetary contributions will be determined by the council taking into account any 
requests for land dedication or works-in-kind to offset the monetary contribution payable.   

1.1 What we found 

We found that CP21 would meet all the criteria outlined in the ‘IPART review of section 7.11 
plans’ module of the Section 7.11 contributions practice note (practice note), published by DPHI. 
subject to implementing our recommendations (see Figure 1.1).  

We found that nexus is established between the works required and the new development in 
MPP and MPIP. All items in CP21 are consistent with the essential works list. The apportionment 
ratios proposed in CP21 are reasonable for all infrastructure categories. We found that costs are 
reasonable subject to our 2 recommendations being implemented.  

Figure 1.1 Summary of our assessment of CP21 - Marsden Park 

Essential works 
list 

Nexus 
Reasonable 

cost 
Reasonable 

apportionment 
Reasonable 
timeframe 

Community 
liaison and 
publicity 

Other matters 

 
 

Demonstrated 

 
 

Demonstrated 

 
 

Demonstrated 
subject to 

recommendation 

 
 

Demonstrated 

 
 

Demonstrated 

 
 

Demonstrated 

 
 

Demonstrated  

 
b  The average is calculated by totalling contribution rates for all 20 contribution rates (across all catchments and 

density types) and dividing by 20. 

https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/ipart-review-section-7-11
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/ipart-review-section-7-11
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/section-711-practice-note
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1.2 Our Recommendations 

We have made 2 recommendations relating to reasonable costs. We are recommending that 
the council update CP21 to account for the 3 errors identified in the works schedule following 
the exhibition period and that the council index works yet to be completed by the relevant 
Australian Bureau of Statistics (ABS) Producer Price Indexes (PPIs) rather than the ABS 
Consumer Price Index – (All groups) for Sydney (CPI) to more accurately measure movements 
over time in the costs of works identified in CP21. We consider that if these recommendations 
are implemented, CP21 would meet all the assessment criteria. 

Our Recommendations 

1. The council amend CP21 to account for the 3 errors identified in the works schedule 
following the exhibition period. 33 

2. The council adopt Australian Bureau of Statistics Producer Price Indexes for Road 
and Bridge Construction Index for NSW (for transport and stormwater works), and 
Non-Residential Building Construction Index for NSW (for open space works), to 
index works costs on items yet to be delivered. 34 
 

Figure 1.2 Review timeline for CP21 – Marsden Park 
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2 Introduction 

New development is essential to provide housing for NSW’s growing population and more 
commercial, retail, and industrial space for employment. When development occurs, local 
councils need to provide additional infrastructure to support both the development and the new 
community – for example, new roads, stormwater management and open spaces. In NSW, 
councils can require developers to contribute to the cost of providing that infrastructure. 

2.1 IPART’s role 

Under section 7.11 of the Environment Planning and Assessment Act 1979, contributions plans set 
out the local infrastructure required to meet the demand from new development, and the 
contributions a council can charge developers to fund the necessary land and works.  

Currently, a contributions plan that proposes a level of contributions above a threshold of 
$30,000 per lot or dwelling in identified greenfield areas and $20,000 per dwelling in other 
areas must be submitted to IPART for review.  

IPART reviews these plans under its Terms of Reference. IPART provides its assessment to the 
Minister about whether the plan complies with the essential works list and other criteria set out 
in the practice note. The practice note must be read in conjunction with DPHI’s Local 
infrastructure contributions system practice note and Administering contributions practice note, 
which outline the requirements for local councils in preparing and administering their 
contributions plans. 

2.2 Application to IPART 

The council submitted CP21 to IPART for review on 27 March 2026. The council is seeking to 
charge contributions above the applicable $30,000 threshold per lot/dwelling for Sydney 
Growth Areas.11 This is the third time IPART has reviewed CP21 in full. IPART first reviewed the 
CP21 in 2012 and conducted another review in 2017. We also completed a targeted review of 
revisions to open space embellishment costs in the plan in 2021 and a targeted review of 
stormwater basin and soil disposal costs in both CP20 and CP21 in 2024.  

https://legislation.nsw.gov.au/view/html/inforce/current/act-1979-203
https://www.ipart.nsw.gov.au/sites/default/files/documents/terms-of-reference-reviewable-contributions-plans-environmental-planning-and-assessment-act-1979-november-2018_0.pdf
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/system-practice-note
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/system-practice-note
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/administering-contributions-practice-note
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment_of_blacktown_city_councils_draft_section_94_contributions_plan_no_21_-_marsden_park_industrial_precinct_-_september_2012_0.pdf
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment_of_blacktown_city_councils_draft_section_94_contributions_plan_no_21_-_marsden_park_industrial_precinct_-_september_2012_0.pdf
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment-of-blacktown-city-councils-revised-section-94-contributions-plan-no-21-marsden-park-august-2017.pdf
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Targeted-assessment-of-revised-open-space-embellishment-costs-in-Blacktown-City-Council%E2%80%99s-revised-Section-94-Contributions-Plan-No.-21-Marsden-Park-CP21?qDh=0
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Targeted-assessment-of-revised-open-space-embellishment-costs-in-Blacktown-City-Council%E2%80%99s-revised-Section-94-Contributions-Plan-No.-21-Marsden-Park-CP21?qDh=0
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Review-of-the-Targeted-Stormwater-and-Soil-Disposal-costs-in-Blacktown-City-Council-Contributions-Plans-CP20-and-CP21
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Review-of-the-Targeted-Stormwater-and-Soil-Disposal-costs-in-Blacktown-City-Council-Contributions-Plans-CP20-and-CP21


Introduction 
 

 
 
 

Assessment of Contributions Plan No.21 – Marsden Park Page | 5 

2.3 Assessment considerations for CP21 – Marsden Park 

IPART must review CP21 and provide its assessment to the Minister. The Minister (or the 
Minister’s nominee) may require the council to make changes to the plan. After the council 
makes any changes and adopts the plan, the council can charge the contributions rate as 
calculated under the adopted plan. 

We assessed CP21 against the practice note criteria summarised as follows: 

1. The infrastructurec in the plan is on the essential works list as identified within the practice 
note. 

2. The proposed infrastructure is reasonable in terms of nexus (i.e. there is a connection 
between the development and demand created). 

3. The proposed contribution is based on a reasonable estimate of the cost of the proposed 
infrastructure. 

4. The proposed infrastructure can be provided within a reasonable timeframe. 

5. The proposed contributions are based on a reasonable apportionment between: 

a. existing and new demand for the infrastructure, and 

b. different types of development that generate new demand for the infrastructure (e.g. 
different types of residential development such as detached dwellings and multi-unit 
dwellings, and different land uses such as residential, commercial, and industrial). 

6. Council has conducted appropriate community consultation in preparing the contributions 
plan. 

7. Other matters IPART considers relevant.12 

Our assessment of CP21 involved reviewing the contributions plan and supporting 
documentation supplied by the council, including the council’s application form, works 
schedule, strategic studies and consultant reports, as well as considering our previous 
assessment of the plan. We also held meetings with the council to provide us with additional 
information which assisted us in assessing the plan. 

We published our Draft Report on 12 May 2026. This report includes consideration of the 
submission we received to our Draft Report. 

For more details on our assessment approach, please see our Information Paper.  

The remaining sections of this report provide a background of CP21 and our assessment of the 
plan. 

  

 
c  We have used the word “infrastructure” for consistency with DPHI’s Section 7.11 contributions practice note. We note 

that the Environmental Planning and Assessment Regulation 2021 uses the terminology “public amenities and public 
services”. For the purposes of this Report, “infrastructure” means “public amenities and public services”. Our 
Regulation checklist in Section 11.2 continues to use “public amenities and public services” for consistency with the 
Regulation. 

https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/ipart-review-section-7-11
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/ipart-review-section-7-11
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/ipart-review-section-7-11
https://www.ipart.nsw.gov.au/review/local-government-contributions-plan/review-blacktown-city-councils-revised-contributions-plan-no21-marsden-park
https://www.ipart.nsw.gov.au/documents/information-paper/information-paper-ipart-assessment-local-infrastructure-contributions-plans-july-2025
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/section-711-practice-note
https://legislation.nsw.gov.au/view/html/inforce/current/sl-2021-0759
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3 CP21 – Marsden Park 

3.1 Development in Marsden Park 

CP21 (2026) applies to MPP and MPIP. These precincts are part of the North West Growth Area. 
The development in CP21 covers an area of approximately 2,352 hectares.13 The precinct is 
located northeast of Penrith and west of Schofields. It is bounded by South Street to the south, 
Richmond Road (the main arterial road, connecting to the M7) and Bells Creek to the east, and 
South Creek to the north and west.14 (see Figure 3.1).  

Figure 3.1 Map of Marsden Park 

  

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, p 4. 
 

The MPP precinct is projected to deliver an additional 10,308 dwellings to support an additional 
30,238 residents while the MPIP precinct will deliver an additional 1,228 dwellings for 3,504 
residents.15 Based on these projections, the council estimates that the 2 precincts will have a 
population of 33,742 people following the completion of the plan in 2042.  

https://www.planning.nsw.gov.au/plans-for-your-area/priority-growth-areas-and-precincts/north-west-growth-area
https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
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The development in MPIP includes residential, business park, bulky goods retailing and 
industrial land uses as well as transport, stormwater and open space with an estimated 
additional 10,000 jobs16 in the precinct. The development in MPP includes residential, schools, 
retail, open space and community facilities in addition to transport, stormwater and open space 
land uses. The tables below show the net developable area for each development type in MPIP 
and MPP. 

Table 3.1 Summary of MPIP land uses 

Land use Hectares 

Detached Residential (R2) 17.2 

Attached Residential (R3) 29.4 

Business Park (B7) 70.6 

Bulky Goods Retailing (B5) 39.8 

General Industrial (IN1) 99.3 

Light Industrial (IN2) 107.3 

Drainage 35.9 

Conservation and Open Space 63.6 

Road Reserves 59.9 

Deferred land (Bells Creek corridor) 27.5 

Total MPIP site area 550.3 

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, p 9. 

Table 3.2 Summary of MPP residential land uses 

Land use Hectares Dwellings quantity 

Low density residential (11 
dwellings/hectare) 

19.8 218 

Low density residential (15 
dwellings/hectare) 

462 6,930 

Medium density residential (25 
dwellings/hectare) 

88.9 2,223 

High density residential (35 
dwellings/hectare) 

26.3 919 

RU6 Transition 107 10 

Environmental Management 116.5 8 

Total MPP residential site area 820.6 10,308 

Note: totals for each land use do not add up to the total hectares due to rounding.  

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 7-8. 

Table 3.3 Summary of MPP non-residential land uses 

Land Use Hectares 

Mixed use  5.3 

Schools (3) 13.9 

Retail centres (3) 16.2 

Local open space  108.7 

Community facilities 4.0 

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
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Land Use Hectares 

Other  829.7 

Total non-residential MPP site area 981.3 

Note: totals for each land use do not add up to the total hectares due to rounding.  

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 7-8. 

3.2 Revisions to CP21 – Marsden Park 

The initial contributions plan only included the industrial precinct (MPIP). We assessed CP21 in 
2012. Our assessment is available on our website. Following our assessment, our recommended 
cost adjustments were implemented by the council prior to adoption. The contributions plan 
was then adopted by the council on 22 May 2013 and came into force on 5 June 2013.17  

The council submitted a revised CP21 which was updated to include the MPP as well as the 
MPIP. We assessed the revised CP21 in 2017. The council amended CP21 in accordance with 
advice received from the Minister for Planning.  

The second revision followed a targeted assessment of revised open space embellishment 
costs (only) by IPART. The council updated the plan in accordance with IPART’s 
recommendations and the Minister’s nominee’s advice.   

We received this application for an IPART review of the draft CP21 on 27 March 2026. The 
council has addressed IPART’s recommendations made in our 2017 review and our 2021 
targeted review of open space embellishment costs. Our 2024 targeted review resulted in no 
additional recommendations for CP21. IPART made 27 recommendations during our 2017 
review.18 This is discussed in greater detail in our analysis of the other relevant matters. 

Changes to the plan include revised works costs, revised land acquisition costs, adoption of the 
Unimproved Land Value Index – Blacktown (North West Growth Area) to index land that has not 
yet been acquired and minor style and formatting changes.19 

3.3 Proposed contribution rates 

If the current plan was adopted, indicative contributions would have a range of between $51,742 
for a medium density home in South Creek20 to an average of $197,323 for a low-density house 
in Bells Creek East.21 This compares with similar nearby contributions plans, for example, 
$68,473 to $136,946 for a typical 3-bedroom dwelling in Orchard Hills North22 and $49,549 to 
$105,705 in Glenmore Park Stage 323. The indicative average of contributions rates across all 
dwelling types in the proposed CP21 is around $93,653. The average minimum contribution rate 
is $39,657 and the average maximum contribution rate is $92,811 for contributions plans that we 
have reviewed since 2022 (adjusted for CPI in September 2025 dollars). 

  

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment_of_blacktown_city_councils_draft_section_94_contributions_plan_no_21_-_marsden_park_industrial_precinct_-_september_2012_0.pdf
https://shared-drupal-s3fs.s3.ap-southeast-2.amazonaws.com/master-test/fapub_pdf/Keelie+Drupal+Documents/AD7740~1.PDF
https://shared-drupal-s3fs.s3.ap-southeast-2.amazonaws.com/master-test/fapub_pdf/Keelie+Drupal+Documents/Open+space+embellishment+costs+-+Marsden+Park.pdf
https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-application-assessment-contributions-plan-cp-21-mardsen-park-2026?timeline_id=20098
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment-of-blacktown-city-councils-revised-section-94-contributions-plan-no-21-marsden-park-august-2017.pdf
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Targeted-assessment-of-revised-open-space-embellishment-costs-in-Blacktown-City-Council%E2%80%99s-revised-Section-94-Contributions-Plan-No.-21-Marsden-Park-CP21/Feb-2021-Final-Report/Final-Rep-1?timeline_id=4106
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Targeted-assessment-of-revised-open-space-embellishment-costs-in-Blacktown-City-Council%E2%80%99s-revised-Section-94-Contributions-Plan-No.-21-Marsden-Park-CP21/Feb-2021-Final-Report/Final-Rep-1?timeline_id=4106
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Review-of-the-Targeted-Stormwater-and-Soil-Disposal-costs-in-Blacktown-City-Council-Contributions-Plans-CP20-and-CP21
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Table 3.4 Proposed contribution rates 

Dwellings per 
hectare  

Occupants 
per dwelling 

In-force 
Contributions 

Rate 

Average 
Proposed rate 

($Sep 2025)  Increase ($) Increase (%) 

12.5 2.9 81,240 113,948 32,708 40.26% 

15 2.9 79,527 103,061 23,534 29.59% 

25 2.7 55,432 78,124 22,692 40.94% 

Source: IPART analysis; Blacktown City Council, CP21 Marsden Park - Works Schedule, December 2025. 

Table 3.5 outlines the changes in the plan’s work schedule costs by infrastructure category. 
Costs in the in-force plan have been indexed by CPI. 

Table 3.5 Work schedule cost changes 

Infrastructure/cost 
category 

In-force plan 
($Sep 2025) 

Proposed Plan 
($Sep 2025) Variance ($) Variance (%) 

Open space     

Land 127,915,687.50 143,630,051 15,714,363.50 12.28% 

Works 197,255,720.70 233,642,028 36,386,307.30 18.45% 

Transport and Traffic     

Land 98,519,355.80 117,222,511 18,703,155.20 18.98% 

Works 79,205,126.38 117,777,611 38,572,484.62 48.70% 

Stormwater     

Land 285,581,611.41 412,139,432 126,557,820.59 44.32% 

Works 177,931,072.75 264,908,571 86,977,498.25 48.88% 

Community Facilities     

Land 10,042,709.10 10,844,241 801,531.90 7.98% 

Combined Precinct Facilities     

Land 26,358,261.50 32,115,791 5,757,529.50 21.84% 

Work 3,365,155.91 4,322,767 957,611.09 28.46% 

Administration      

Subtotal 5,536,045  9,309,764 3,773,719 68.16% 

Post-Exhibition Adjustmentsd  -$4,194,590   

Total 1,013,041,057.66 1,345,912,767.00 332,871,709.34 32.86% 

Source: IPART analysis, Blacktown City Council, Works Schedule - CP21 Marsden Park, December 2025. 

The total works cost per person for CP21 is 18% higher than the average works cost per person 
in contributions plans we have assessed since 2022. 

 
d  The council adjusted land costs in the works schedule post-exhibition, resulting in a net $4,194,590.00 being 

removed from the plan. This was as a result of errors discovered after exhibition but prior to the council submitting 
the plan to IPART. 

https://ecouncil.lanecove.nsw.gov.au/trim/GenDocLink.asp?RecId=38295/25
https://ecouncil.lanecove.nsw.gov.au/trim/GenDocLink.asp?RecId=38295/25
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4 Assessment of CP21 – Marsden Park 

This section provides our assessment of Section 7.11 Contributions Plan No 21 – Marsden Park 
submitted by Blacktown City Council. It includes a summary of our assessment against the 
practice note criteria. The assessment is presented by each criterion and infrastructure category 
and our assessment considerations.  

4.1 Overview of our assessment – CP21 – Marsden Park 

We assessed CP21 against the criteria in the practice note. For more details on our assessment 
approach, please see our Information Paper.  

We found that CP21 meets all the practice note criteria. In the following chapters we present our 
assessment of each infrastructure category and issues relating across all categories. A summary 
of our assessment findings is in Table 4.1. 

Table 4.1 Summary of our assessment of CP21 – Marsden Park 

Criteria Transport Stormwater Open space Land 
Plan 
administration 

Essential works 
list Criteria met Criteria met Criteria met Criteria met Criteria met 

Nexus  Criteria met Criteria met Criteria met Criteria met Criteria met 

Reasonable 
Costs 

Criteria met 
subject to 
recommendation 

Criteria met 
subject to 
recommendation 

Criteria met 
subject to 
recommendation 

Criteria met 
subject to 
recommendation 

Criteria met 
subject to 
recommendation 

Apportionment  Criteria met Criteria met Criteria met Criteria met Criteria met 

Community 
consultation 

Criteria met 

Other matters Criteria met 

https://www.ipart.nsw.gov.au/sites/default/files/cm9_documents/Blacktown-City-Council-Contributions-Plan-Draft-CP21-Marsden-Park-exhibition-version.PDF
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/section-711-practice-note
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/section-711-practice-note
https://www.ipart.nsw.gov.au/documents/information-paper/information-paper-ipart-assessment-local-infrastructure-contributions-plans-july-2025
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/section-711-practice-note
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5 Essential works list 

5.1 Transport 

CP21 proposes to deliver about $118 million worth of transport works.24 This includes industrial 
sub-arterial and collector roads, residential sub-arterial, collector and local roads, roundabouts, 
bus shelters, traffic signals and a bridge crossing Little Creek.25 The full list of infrastructure is at 
Table 7.4 and Table 7.5. We consider that all transport infrastructure items are consistent with 
the essential works list which allows for land and facilities for transport (for example, road works, 
traffic management and pedestrian and cyclist facilities), but not including carparking.26 

In our 2017 assessment we recommended that the council remove the costs of upgrading Stony 
Creek Rd and 1 roundabout and review the width of 2 bridges.27 The council has implemented 
these changes including removing 1 bridge from the plan as it will be delivered through the 
Special Infrastructure Contribution Fund. These are the only changes to transport infrastructure 
since the 2017 review.  

The council also proposes $114 million in land acquisition in CP21.28 The acquisition of land to 
provide the transport infrastructure listed in Table 7.4 and Table 7.5 is consistent with the 
essential works list. 

5.2 Stormwater 

CP21 is divided into separate stormwater catchments across the 2 precincts. These are Little 
Creek, Marsden Creek and Bells Creek in MPIP and Little Creek, Marsden Creek, Bells Creek and 
South Creek in MPP.29 Water cycle management infrastructure is divided into quality 
management infrastructure and quantity management infrastructure.30 

The council proposes about $265 million in stormwater works in CP21.31 This includes drainage, 
detention basins, channels, gross pollutant traps, stand-alone and in basis bio-retention, 
overland flow path and culverts.32 The full list of infrastructure is at Table 7.6. We consider that 
all stormwater infrastructure items in CP21 are on the essential works list which allows for land 
and facilities for stormwater management. 

In our 2017 assessment we found that costs for stormwater management were high and we 
recommended that the council reduce the costs of stormwater basins, raingardens and 
channels.33 These costs were removed in the adopted CP21.  

The council also proposes approximately $419 million in land acquisition in CP21.34 The 
acquisition of land to provide the stormwater management infrastructure listed in Table 7.6 is 
consistent with the essential works list.  

https://www.blacktown.nsw.gov.au/Plan-build/Stage-2-plans-and-guidelines/Section-7.11-Plans-Planning-Agreements-Works-in-Kind-and-Contributions-Register/Section-7.11-contributions-plans
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5.3 Open space 

The council proposes about $234 million in open space infrastructure.35 This includes local 
parks with playgrounds and landscaping, active reserves with playing fields, urban parks and a 
remediated waste disposal facility.36 It also includes pathways, seating and landscaping co-
located with drainage basins and channels, which we noted in our last review of the plan.37  

The open space infrastructure also includes a netball competition facility proposed to be used 
by residents within CP21 precincts as well as surrounding precincts.38 We discuss 
apportionment of this facility in Chapter 8. There is also a large open space reserve in the 
Riverstone precinct that is partially apportioned to CP21. This is also discussed further in Chapter 
8. 

In our 2017 review we recommended that costs for certain open space infrastructure and land 
acquisition be reduced.39 These recommendations were implemented consistent with the 
Minister’s direction.40 In 2021, IPART further reviewed the open space embellishments in CP21. 
We recommended that costs of specific open space embellishments be reduced.41 These 
changes were implemented in the adopted CP21. 

The council also proposes around $144 million in land acquisition for open space in CP21.42 The 
essential works list allows for land for open space (for example, parks and sporting facilities) 
including base level embellishment. We consider the land and embellishments for open space 
proposed in CP21 listed in Table 7.7 is consistent with the essential works list.  

5.4 Community services 

CP21 proposes around $11 million in land acquisition for community services.43 The plan does 
not include cost of works for the community services infrastructure proposed in CP21. 

The proposed community services include a Community Resources and Recreation Hub which 
includes a leisure centre (aquatic centre, indoor recreation, health and fitness facilities), library, 
neighbourhood centre, community and cultural development, child and family services, youth 
centre and arts centre.44 A second Local Community Hub is also proposed which includes a 
neighbourhood centre, community and cultural development and child and family services.45 

The essential works list allows for land for community services (for example, childcare centres 
and libraries).46 We consider the land acquisitions proposed in CP21 are consistent with the 
essential works list. 

5.5 Plan administration 

CP21 proposes to include 1.5% of the total works costs as plan administration.47 The essential 
works list allows for the costs of plan preparation and administration. We consider the proposed 
inclusion of plan administration costs in CP21 is consistent with the essential works list.  

https://shared-drupal-s3fs.s3.ap-southeast-2.amazonaws.com/master-test/fapub_pdf/Keelie+Drupal+Documents/AD7740~1.PDF
https://www.blacktown.nsw.gov.au/Plan-build/Stage-2-plans-and-guidelines/Section-7.11-Plans-Planning-Agreements-Works-in-Kind-and-Contributions-Register/Section-7.11-contributions-plans
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6 Nexus 

When undertaking a review of a contributions plan, we are required to consider whether the 
proposed infrastructure in CP21 is reasonable in terms of nexus, that is the connection between 
the development and the demand created. Prior to the start of development, Marsden Park was 
a greenfield site and there was no appropriate infrastructure in the precincts to service the new 
developments. We outline our assessment of nexus for each infrastructure category below. 

6.1 Transport 

The council commissioned 4 technical studies to establish nexus for the traffic and transport 
items in CP21:  

• ARUP, Marsden Park Industrial (Employment) Precinct – Transport and Access Study, 
August 2009 (ARUP 2009)  

• AECOM, Marsden Park Precinct – Traffic and Transport Assessment, April 2013 (AECOM 
2013)  

• J Wyndham Prince, Marsden Park Residential Precinct – Post Exhibition Water Cycle and 
Flood Management Strategy Report, July 2013 (JWP 2013)  

• Cardno, Memorandum Re: Marsden Park Traffic Signals, August 2013.48 (Cardno 2013).  

The ARUP and AECOM studies used traffic modelling to establish a road hierarchy in the 
precincts, based on traffic and transport needs. JWP used flood analysis to establish the need 
for bridges and culverts. Cardno established the need for a signalised intersection between 
Elara Boulevard and the North-South Collector Road.  

The council has established one contribution catchment for traffic and transport management in 
MPIP and 2 contribution catchments in MPP. In MPIP, the council proposes 2 industrial sub-
arterial roads, one industrial collector road, 3 additional roundabouts and approximately 6 bus 
shelters.49 For Traffic and Transport management facilities, MPP is divided into 2 catchment 
areas, West catchment and East catchment. In West catchment, CP21 proposes 2 sub-arterial 
roads, 4 collector roads, 7 local roads, 14 bus shelters, 6 roundabouts, traffic signals and one 
bridge crossing.50 In East catchment, CP21 proposes 3 collector roads and 5 local roads.51  

The council notes that some road upgrades and extensions will be funded through other 
sources and are therefore not included in CP21.52  

In our 2017 review, we considered that the studies did not establish nexus for certain items 
including the extent of two bridge widths, the Stony Creek Rd and Grange Ave upgrades, and 
eight roundabouts.53 We therefore assessed these inclusions in more detail, including 
commissioning ARRB to review the nexus of the roundabouts in CP21. We found that nexus was 
not established for the upgrade of Stony Creek Rd, roundabout 1 and the extra width of 2 
bridges which were recommended to be reduced from 20.8m to 14m.54 These matters were 
addressed in the adopted plan. 

https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-industrial-precinct-transport-and-access-study.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-precinct-traffic-and-transport-assessment.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-residential-precinct-post-exhibition-water-cycle-and-flood-management-strategy-report.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-residential-precinct-post-exhibition-water-cycle-and-flood-management-strategy-report.pdf
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We consider that the council has established nexus between the proposed traffic and transport 
management infrastructure items and the development in CP21. This is because all the roads, 
traffic signals, roundabouts, bus shelters are directly necessitated by the new development.  

6.2 Stormwater 

The council used 8 technical studies and supporting documents to establish nexus for the 
stormwater management items in CP21:  

• GHD Pty Ltd, Draft Report for Marden Park Industrial Precinct – Water Cycle Management 
Assessment: Flooding, Stormwater and Water Sensitive Urban Design July 2009  

• J Wyndham Prince Marsden Park Industrial Precinct Bells Creek Corridor Water Cycle 
Management Strategy January 2011  

• J Wyndham Prince Marsden Park Industrial Precinct Post Exhibition Water Cycle 
Management Strategy Report Including Consideration of Climate Change Impacts February 
2011  

• J Wyndham Prince Marsden Park Residential Precinct – Post Exhibition Water Cycle and 
Flood Management Strategy Report July 2013  

• Bligh Tanner Pty Ltd Protecting Little Creek: Marsden Park Industrial Precinct Little Creek 
Catchment Alternate Stormwater Management Strategy June 2015  

• Blacktown City Council, Draft Concept Drainage Design Report CP21 Basins L1.1, L2.2 & L3.2 
to protect The Little Creek Tributary, May 201655 

• Office of Environment and Heritage (OEH), Alternate stormwater management strategy for 
the Little Creek catchment in the Marsden Park Industrial Precinct, letter from OEH to BCC, 
29 February 201656 

• Development Consent SSD 6954, IKEA Distribution Services Australia Pty Ltd, August 2015.57 

The council has established 3 contribution catchments in MPIP and 4 contribution catchments in 
MPP, which are each divided into quantity related facilities and quality related infrastructure.  

Stormwater quantity infrastructure proposed by the council includes drains, detention basins, 
channels culverts. For stormwater quality, CP21 includes bio-retention and gross pollutant 
traps.58 

Our assessment is that nexus has been established between the stormwater items in CP21 and 
the expected development in the MPIP and MPP. This is because the developments in both 
precincts have directly necessitated the proposed infrastructure in the plan, demonstrated by 
the technical studies and supporting documents provided by the council. This is consistent with 
our 2017 assessment of CP21.  

https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-industrial-precinct-water-cycle-management.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-industrial-precinct-water-cycle-management.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-industrial-precinct-water-cycle-management.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-residential-precinct-post-exhibition-water-cycle-and-flood-management-strategy-report.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/marsden-park-residential-precinct-post-exhibition-water-cycle-and-flood-management-strategy-report.pdf
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6.3 Open space 

Recreation and open space facilities in CP21 reflect the recommendations in several studies, 
council plans and strategies. The council used 3 key studies to establish the open space 
facilities that will be required by the new residents of MPIP and MPP: 

• North West Subregional Strategy (NSW Government, 2007)59 

• Growth Centre Development Code (Growth Centres Commission, 2006)60 

• Recreational Open Space Planning Guidelines for Local Government (Department of 
Planning, 2010)  

The council also considered the following studies to establish community open space needs:  

• Blacktown City 2030 – Delivering the Vision (Blacktown City Council, 2013) 

• Macroplan Consulting – Community Facilities and Open Space Assessment – Marsden Park 
(2012) 

• Northwest Growth Centres Recreational Framework (Blacktown City Council, 2009) 

• Wellness Through Physical Activity Policy (Blacktown City Council, 2008)  

• Blacktown City Council Social Plan (2012)61  

• Recreation and Open Space Strategy (Blacktown City Council, 2009).62 

The council notes that these studies collectively contribute to its understanding of the provision 
of a suitable level of open space and recreational opportunities in MPP and MPIP.63  

The council has applied a demographic/needs-based approach to provision levels rather than a 
land-use approach, noting the constraints on the open space land. The council notes that the 
needs-based approach has involved comparative benchmarks both within and outside of the 
LGA, coupled with input from other influences including State Sporting Associations, Local 
Councils, State Government Departments and major interest stakeholders.64  

The open space provision varies throughout the precincts due to land constraints, however the 
distribution of passive parks ensures that residents are within a 400-500 metre walking distance 
from open space. The council has also tried to meet the demand identified in the needs analysis 
for playing fields by providing 1 full field per 1,850 people.65 

The open space in CP21 includes a proportional share of the costs of the centralised netball 
competition venue at Schofields, located outside the precinct. It also includes open space in 
dual purpose drainage areas.  

In our 2017 review of CP21, we noted that while the rate of provision of land for open space 
exceeded 2.83ha/1,000 people, this may change if the population grows. In our 2017 Final 
Report, we made a recommendation for the council to consider in the next review of CP21 to 
update population estimates to reflect the most recent estimates provided by DPHI at the time 
of review of the plan.66 The council has advised that it has reviewed the most recent estimates 
published by DPHI and the population figures in CP21 are consistent with those published 
estimates and no changes were required.67 

https://www.ipart.nsw.gov.au/sites/default/files/documents/Supporting_Document_-_Appendix_9_-_Community_Strategic_Plan_-_Blacktown_City_2030.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/community-facilities-and-open-space-assessment-marsden-park.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/community-facilities-and-open-space-assessment-marsden-park.pdf
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In our 2017 review of CP21, we also noted the constraints of the land to be used for open space. 
We estimated that approximately 27% of the land identified as open space and zoned RE1 
(public recreation) does not offer unrestricted use for passive recreation.68 This is mostly land 
subject to transmission easements and existing native vegetation, which limits its ability to be 
used as open space.69 The council also noted that a large percentage of open space in the 
North West has a limited recreation use due to its topography, susceptibility to flooding, 
contamination and soil structure, proximity of sensitive bushland and rugged linear nature.70  

In our 2017 review of CP21, we also recommended that the council investigate opportunities for 
additional open space in Marsden Park and surrounding precincts to cater for the needs of the 
higher projected population, including using more stormwater land for open space, and sharing 
facilities with schools. The council advised that it has worked with DPHI to deal with the shortfall 
of open space in the North West Growth Area however no solution has been reached and given 
the precinct is over 97% developed, changing the scope at this late stage is not recommended.71 
The council also noted that certain reserves provide a dual drainage and open space function.72 

On 13 October 2020, the Minister requested IPART conduct a targeted assessment of revised 
open space embellishment costs in CP21, arising from our 2017 assessment of CP21 which 
recommended that the council undertake a review of the reasonable costs of all items of open 
space embellishment. The scope of our targeted assessment was limited to considering the 
reasonableness of the council’s revised costs for open space embellishment items which were 
included in CP21.  

We consider that the rates of provision of specific recreational facilities (sporting fields, courts 
for netball and tennis, and local playgrounds) are reasonable. This is because they are 
consistent with recognised benchmarks for the current population and the recommendations in 
the technical studies.  

In assessing the nexus for open space infrastructure in CP21, we considered whether the area to 
be acquired and the specific facilities to be provided are appropriate to meet the demand 
arising from new development within Marsden Park. We found that nexus has been established 
for the land allocated for open space facilities in CP21, as well as for the open space 
embellishment proposed.  

6.4 Community services 

Infrastructure needs for community services reflect the recommendations of several studies, 
council plans and strategies including: 

• North West Sub Regional Strategy (NSW Government, 2007) 

• Growth Centre Development Code (Growth Centres Commission, 2006)73  

• Elton Consulting – Community Facilities and Open Space Assessment – Marsden Park 
Industrial Precinct (2009)74 

• Community Facilities and Open Space Assessment – Marsden Park (Macroplan 2012) 

• Northwest Growth Centres Recreational Framework (Blacktown City Council, 2009) 

• Wellness Through Physical Activity Policy (Blacktown City Council, 2008)75  

• Recreation and Open Space Strategy (Blacktown City Council, 2009)76  

http://planning.nsw.gov.au/sites/default/files/2023-04/community-facilities-and-open-space-assessment-marsden-park.pdf
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• Northwest Growth Centres Recreation Planning Framework (Blacktown City Council, 2009)77 

• The Section 94 Community Facilities Report (May 2008)78  

• Blacktown City 2030 – City of Excellence (Blacktown City Council 2013)  

• Blacktown City Council Social Plan (2012)79  

• Strategic review of social infrastructure for the North West Growth Centre (Elton 2014).  

The Community Facilities and Open Space Assessment – Marsden Park (2012) and Community 
Facilities and Open Space Assessment – Marsden Park Industrial Precinct (2009) found there 
was not adequate existing district or regional level social infrastructure within the precincts and 
its neighbouring precincts to meet the needs generated by a new residential population.80 
These studies identified that the council’s role in the development of community facilities in 
MPIP and MPP will need to respond to the needs of both precincts and provide a range of 
activities and functions.  

The Section 94 Community Facilities Report (May 2008) identified the community hub model for 
delivery of community facilities. Community hubs will be local, multipurpose community 
facilities. They will provide a focus for local communities to come together for social, life-long 
learning and human service activities and services. The council notes that further research and 
development of this concept has resulted in a more efficient, cost effective and innovative 
model that provides greater opportunities for community engagement and outcomes proposed 
for these precincts.81  

CP21 includes 2 community hubs, which reflect the recommendations in technical studies and 
supports the council’s preferred model of co-located community facilities in community hubs. 
The larger Community Resource and Recreation Hub includes a leisure centre (including 
aquatics, indoor recreation, health and fitness), a library, a neighbourhood centre, community 
and cultural development, child and family services and facilities, youth centre and arts centre 
function. Some of these services are apportioned outside the precinct. The apportionment is 
discussed further in Chapter 8. 

The smaller local Community Hub includes a neighbourhood centre, community and cultural 
development facilities and children and family services and facilities. This facility is designed to 
service MPIP and MPP only. 

We consider that nexus for land for the 2 community facilities in CP21 is established. This is 
consistent with our findings in our 2017 review.  

6.5 Plan administration 

The council considers that the costs involved with administering CP21 are an integral and 
essential component of the efficient provision of amenities and services in MPP and MPIP.82 
CP21 makes provision of 1.5% of works costs, for costs associated with preparing and 
administrating the plan including staffing and commissioning expert advice. This is consistent 
with our recommended benchmark for plan administration costs. We consider that there is a 
direct connection between the development and the requirement to administer CP21 and the 
council has established nexus between the plan administration activities and the expected 
development in the precincts. 

https://www.ipart.nsw.gov.au/sites/default/files/documents/Supporting_Document_-_Appendix_9_-_Community_Strategic_Plan_-_Blacktown_City_2030.pdf
https://www.planning.nsw.gov.au/sites/default/files/2023-04/area-20-precinct-social-infrastructure-and-open-space-report.pdf
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7 Reasonable cost 

The council is proposing an average 36.9% rate increase charged on all dwelling types from the 
in-force contributions rate as reflected in Table 7.1 below. 

Table 7.1 CP21- Marsden Park indicative contribution rates 

Dwellings per 
hectare  

Occupants per 
dwelling 

In-force 
Contributions 

Rate  

Average 
Proposed 

rate ($Sep 
2025)  

Increase 
($) 

Increase 
(%) 

12.5 2.9 81,240 113,948 32,708 40.26% 

15 2.9 79,527 103,061 23,534 29.59% 

25 2.7 55,432 78,124 22,692 40.94% 

The council’s method for calculating contributions rates is in line with other contributions plans 
that IPART has previously reviewed, as is its methodology for apportioning costs.  

However, the council’s model for calculating contribution rates allocates costs of local 
infrastructure at the sub-catchment level. For example, costs for local parks in the Bells Creek 
area may be apportioned entirely to dwellings in the Bells Creek area while infrastructure that 
benefits the whole development, such as major roads, are apportioned across the whole CP21. 
Rates are also based on density, with higher density construction spreading costs across more 
dwellings.  

The council’s model for calculating rates aims to allocate the cost of infrastructure delivery 
based on the demand generated by development and nexus between development and the 
demand for infrastructure on a more granular level than most contributions plans we have 
assessed. It is therefore more complex. We consider this approach is reasonable as it provides 
an equitable and demand-based methodology for distributing costs across CP21.  

Table 7.2 below shows proposed indicative contributions rates in the plan for dwellings of 
varying densities based on their location. 

Table 7.2 Proposed indicative contribution rates by location (per dwelling) 

Density  
(dwellings per ha) 12.5 15 25 30 35 

Occupancy  
(persons per 
dwelling) 

2.9 2.9 2.7 2.7 2.7 

Bells Creek Marsden 
Park Precinct (east) 

$194,006 $171,846 $103,099   $89,825 

Marsden Creek Marsden 
Park Precinct 

  $101,953 $97,244   $82,454 

Marsden Creek Marsden 
Park Precinct (east) 

  $113,962     $93,635 

Little Creek Marsden 
Park Precinct 

$82,237 $76,662 $60,140     
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Density  
(dwellings per ha) 12.5 15 25 30 35 

South Creek Marsden 
Park Precinct 

$65,600 $62,791 $52,012     

Bells Creek MPIP   $94,378   $57,333   

Marsden Creek MPIP       $70,996   

Little Creek MPIP SWQ4   $123,410       

Little Creek MPIP SWQ7   $79,487       

Average Per Density $113,947.67 $103,061.13 $78,123.75 $64,164.50 $88,638.00 

Overall Average (/5 
density types) $89,587.01 

Overall Average (/20 
contribution rates) $93,653.50 

Source: IPART analysis; Blacktown City Council, CP21 Marsden Park - Works Schedule, December 2025. 

If the current plan was adopted, indicative contributions would have a range of between $51,742 
for a medium density home in South Creek83 to an average of $197,32384 for a low-density 
house in Bells Creek East. This compares with similar nearby contributions plans, for example, 
$68,473 to $136,946 for a typical 3-bedroom dwelling in Orchard Hills North85 and $49,549 to 
$105,705 in Glenmore Park Stage 386. The indicative average of contributions rates across all 
dwelling types in the proposed CP21 is around $93,653. The average minimum contribution rate 
is $39,657 and the average maximum contribution rate is $92,811 for contributions plans that we 
have reviewed since 2022 (adjusted for CPI in September 2025 dollars). 

The proposed total capital works cost has increased by around 65% from $369 million to 
$620.65 million. Table 7.3 outlines the changes in the plan’s work schedule costs by 
infrastructure category. The increases are driven by increased land values and escalation in 
construction costs. 

Table 7.3 Works schedule cost changes 

Infrastructure/cost 
category 

In-force plan 
($Sep 2025) 

Proposed Plan 
($Sep 2025) Variance ($) Variance (%) 

Open space     

Land 127,915,687.50 143,630,051 15,714,363.50 12.28% 

Works 197,255,720.70 233,642,028 36,386,307.30 18.45% 

Transport and Traffic     

Land 98,519,355.80 117,222,511 18,703,155.20 18.98% 

Works 79,205,126.38 117,777,611 38,572,484.62 48.70% 

Stormwater     

Land 285,581,611.41 412,139,432 126,557,820.59 44.32% 

Work 177,931,072.75 264,908,571 86,977,498.25 48.88% 

Community Facilities     

Land 10,042,709.10 10,844,241 801,531.90 7.98% 

Combined Precinct Facilities     

Land 26,358,261.50 32,115,791 5,757,529.50 21.84% 

https://ecouncil.lanecove.nsw.gov.au/trim/GenDocLink.asp?RecId=38295/25
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Infrastructure/cost 
category 

In-force plan 
($Sep 2025) 

Proposed Plan 
($Sep 2025) Variance ($) Variance (%) 

Work 3,365,155.91 4,322,767 957,611.09 28.46% 

Administration      

Subtotal  6,866,356 9,309,764 2,443,407 35.59% 

Post-Exhibition Adjustments  -$4,194,590   

Total 1,013,041,057.66 1,345,912,767.00 332,871,709.34 32.86% 

Source: IPART analysis; Blacktown City Council, CP21 Marsden Park - Works Schedule, December 2025. 

The total works cost per person for CP21 is 18% higher than the average works cost per person 
in contributions plans we have assessed since 2022 (indexed for CPI to September 2025 
dollars). 

Figure 7.1 Total works cost per person of projected additional population 

 
Note: Due to significant shifts in the market for civil construction costs, especially in the post-COVID 19 economic 
environment, our comparative analysis is on plans delivered during and after 2022. 

Source: IPART analysis; Blacktown City Council, CP21 Marsden Park - Works Schedule, December 2025. 

While above the average per person works cost for IPART-reviewed contributions plans, works 
costs in CP21 are comparable to other greenfield contributions plans in the local area, such as 
Penrith City Council’s Orchard Hills North (OHN CP) and Glenmore Park Stage 3 (GP3) 
Hawkesbury Council’s Vineyard CP and Blacktown City Council’s CP24 - Schofields. 

https://ecouncil.lanecove.nsw.gov.au/trim/GenDocLink.asp?RecId=38295/25
https://ecouncil.lanecove.nsw.gov.au/trim/GenDocLink.asp?RecId=38295/25
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7.1 Transport 

Transport infrastructure and land costs in CP21 are a total of $235 million, or around 17% of total 
costs. Works costs are $117.78 million while land costs are $117.22 million.   

The transport items listed in the plan (and their background studies) are unchanged since we 
last assessed them in 2017. However, items which have been delivered have had their actual 
costs entered into the works schedule and all relevant items have been indexed. Several items 
that are yet to be delivered have had revised Quantity Surveyor (QS) estimates provided by 
Mitchell Brandtmann.  

Our assessment is that the cost of the transport items in CP21 is reasonable. 

Table 7.4 Transport works items and costs in CP21 – Marsden Park Precinct 

Item Description Cost 

MP 1.1 Sub-arterial road full width from South Street to Garfield Road west extension. One 
roundabout near South Street 

$11,505,588 

MP 1.2 Sub-arterial full width Richmond Road to Glengarrie street with one traffic signal at 
Glengarrie street and two roundabouts 

$7,906,112 

MP 2.1 Collector Road full width from South Street to Pius Lane. Traffic signals at Town Centre 
road 

$6,693,430 

MP 2.2 Collector Road full width from Pius Lane to Garfield Road West extension. $1,756,487 

MP 3.1 Collector road full width west of Richmond Road $801,043 

MP 10.1 Local Road - Full width crossing Culvert MS 1.2 $166,937 

MP 10.2 Local Road - Full width crossing Culvert MS 1.10 $69,299 

MP 10.3 Collector Road - Full width crossing Culvert ML 1.6 $401,037 

MP 10.6 Local Road - Full width crossing Culvert ML 1.16 $94,539 

MP 10.7 Local Road - Full width crossing Culvert ML 1.19 $112,802 

MP 11.1 R3 Local Road - Full width crossing between Reserve 992 and Reserve 1006 $184,056 

MP 11.2 R3 Local Road - Full width crossing between Reserve 1006 and Community Facility 
Site 2 

$2,522,000 

MISC.1 14 bus shelters along collector roads to achieve 400m walking distance 
(approximately 11 remaining) 

$983,606 

MISC.2 6 x Additional roundabouts for local area traffic management $1,849,010 

MISC.3 Traffic signals for local area traffic management $1,070,000 

ML 4.0 142m span bridge 14m wide for Little Creek crossing $28,882,000 

MP 12.1 Fermoy Road – local road, full width  $2,190,000 

MP 5.1 Collector road full width Richmond Road to Bell's Creek $4,675,195 

MP 6.1 Collector Road. Half width fronting Drainage Basin MM 3.1 $910,000 

MP 6.2 Collector Road. Half width fronting Drainage Basin MB 1.0 to eastern boundary of the 
precinct 

$545,000 

MP 7.1 R3 New Local Road - Full width eastern side of Drainage Basin MM 3.1 $1,462,000 

MP 7.2 R3 New Local Road - Half width southern side of Drainage Basin MM 3.1 $555,000 

MP 8.1 R3 New Local Road - Half width northern side of Reserve 991 $609,000 

MP 9.1 R3 New Local Road - Full width eastern side of Drainage Basin MB 2.0 $1,698,000 

Total  $77,642,141 

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 83-85. 
 

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101


Reasonable cost 
 

 
 
 

Assessment of Contributions Plan No.21 – Marsden Park Page | 22 

Table 7.5 Transport works items and costs in CP21 – Marsden Park Industrial 
Precinct 

Item Description Cost 

R1 Industrial Sub-arterial road full width from South Street to Hollinsworth Road.  $9,124,658 

R2 Industrial Sub-arterial road full width from Richmond Road to Hollinsworth Road. $15,598,789 

R3 Industrial collector full width from end of existing Hollinsworth Road to South Street $10,094,619 

MISC.4 3 Additional roundabouts for local area traffic management $4,823,404 

MISC.5 6 additional bus shelters near locations designated in DCP Schedule 3  $494,000 

Total   $40,135,470 

Source Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 51-81. 

Some items in the works schedule have increased substantially in cost however we note for 
most items, the costs have not been revised since 2016 apart from indexation by CPI. For 
example, item ML 4.0, a bridge crossing in Little Creek has increased in cost from $11 million in 
the previous plan (adjusted for CPI) to $28.89 million in the proposed plan. While significant, this 
increase is independently costed and reflects significant inflationary pressures in the 
construction sector beyond CPI in the last decade. In all cases where costs have increased 
significantly beyond indexation the council has provided up to date independent cost estimates.  

We consider the cost of transport works in CP21 to be reasonable. The cost of transport works in 
CP21 is $3,491 per person. When compared to other contributions plans we have assessed since 
2022, the transport works costs per person in CP21 are lower than the average by 48%. Figure 
7.2 shows that transport works costs are lower relative to comparable contributions plans such 
as OHN and GP3. 

Figure 7.2 Trasport works cost per person ($ Sep 2025) 

 

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
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Note: Due to significant shifts in the market for civil construction costs, especially in the post-COVID 19 economic 
environment, our comparative analysis is on plans delivered during and after 2022. 

Source: IPART Analysis.  

We also note that all transport items in the plan fall into 3 categories. Items which have already 
been delivered (where actual costs have been adopted), items which we have previously 
assessed as reasonable and have been indexed and items which have received more 
contemporary QS estimates by Mitchell Brandtman. On this basis, we consider the transport 
costs in CP21 to be reasonable. 

7.2 Stormwater  

The total cost of providing stormwater management infrastructure is $677.05 million, which 
equates to around 50% of the total plan value. Land costs are $412.14 million (30.6% of total 
CP21) and works comprise $264.91 million (19.7% of total CP21). The costs for stormwater 
management works are shown in Table 7.6. 

Table 7.6 Stormwater works items and costs 

Item Description Cost 

MPIP Bells Creek stormwater quantity  

B1.1 Landscaped tail out drain, variable width $602,025  

B1.2 Detention basin $1,038,071 

B1.4 20.5m Wide landscaped open channel $524,662 

B1.5 4200x1200 Culvert under future road $225,056 

B1.6 20.5m Wide landscaped open channel $429,013 

B1.7 Detention basin $3,003,580 

B2.1 26.6m Wide landscaped open channel $1,640,472 

B2.2 Detention basin $6,570,229 

B2.4 26.6m Wide landscaped open channel $1,997,372 

B2.6 1350mm Trunk drainage line  $1,410,820 

B3.1 Variable width channel stabilisation $528,932 

B3.2 Detention basin $4,589,000 

B3.4 5x3900x1200 Culvert under existing access $3,351,000 

B3.5 52.5m Wide landscaped open channel $6,273,776 

B4.1 1x3600x900 Culvert and 16.5m overland flow path $1,895,089 

 Subtotal Bells Creek stormwater quantity $34,079,097 

MPIP Bells Creek stormwater quality SWQ1  

B1.3 Bio-retention located in detention basin $1,596,917 

B1.8 Bio-retention located in detention basin $4,734,172  

B1.9  Gross pollutant trap at inlet to basin $600,808 

B1.10  Gross pollutant trap at inlet to basin $154,747 

B1.12  Gross pollutant trap $77,369 

B2.3 Bio-retention located in detention basin $3,205,204 

B2.5 Gross pollutant trap at inlet to channel $196,939 

B2.7 Gross pollutant trap at inlet to basin $302,025 
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Item Description Cost 

B3.3 Bio-retention located in detention basin $3,168,538 

B4.2 Gross pollutant trap at inlet to basin $220,017 

 Subtotal Bells Creek stormwater quality SWQ1 $14,256,736 

MPIP Bells Creek stormwater quality SWQ2  

B5.1  Gross pollutant trap at inlet to bio-retention $157,890 

B5.2 Gross pollutant trap at inlet to bio-retention $157,890 

B5.3 Stand alone Bio-retention $253,586 

B5.4 Stand alone Bio-retention  $385,409 

 Subtotal Bells Creek stormwater quality SWQ2 $954,775 

MPIP Marsden Creek stormwater quantity  

M1.1  3x2700x1200 Culvert under South Street $1,433,272 

M1.2 30.5m wide landscaped open channel $2,838,660 

M1.3 3x2700x1200 culvert under future road $1,242,644 

M1.4 30.5m wide landscaped open channel $3,806,738 

M1.5 3x2700x1200 culvert under future road $1,657,000 

M1.6 Detention basin $3,261,502 

M1.8 36.5m wide landscaped open channel $1,563,694 

M1.10 35m wide landscaped open channel  $1,659,520 

M1.11 1x3600x1200 culvert under future road $395,567 

M2.1 900mm drainage line under South Street $158,000 

M2.2 Detention basin $1,333,389 

 Subtotal MPIP Marsden Creek stormwater quantity $19,349,986 

MPIP Marsden Creek Stormwater Quality SWQ3  

M1.7 Bio-retention located in detention basin $2,237,820 

M1.13 Gross pollutant trap at inlet to channel $255,000 

M1.14 Gross pollutant trap at inlet to channel $255,000 

M1.15 Gross pollutant trap at inlet to channel $102,613 

M1.17 Gross pollutant trap at inlet to channel $147,353 

M2.3 Bio-retention located in detention basin $378,520 

M2.4 Gross pollutant trap at inlet to basin $114,175 

 Subtotal MPIP Marsden Creek stormwater quality SWQ3 $3,490,481 

MPIP Little Creek Stormwater Quantity  

L1.1 Detention basin $2,702,021 

L1.3 3000x900mm drainage line from South St to Basin 1.1 $1,050,172 

L2.1 1800x900m culvert under South St  $299,000 

L2.2 Detention basin $6,970,991 

L3.1 4x3000x1200 culvert under South St $389,092 

L3.2 Detention basin $4,879,221 

L3.5 4x3000x1200 culvert under future road $1,226,131 

L3.6 37.5m wide landscaped open channel $1,350,642 

L4.1 Flow diversion culvert $4,965,960 

 Subtotal MPIP Little Creek Stormwater Quantity  $23,833,230 

MPIP Little Creek Stormwater Quality SWQ4 to SWQ7  
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Item Description Cost 

L1.2.4 Bio-retention located in detention basin (83% of total cost of L1.2) $254,343 

L1.4.4 Gross pollutant trap at inlet to basin (83% of total cost of L1.4) $278,172 

 Subtotal SWQ4 $532,515 

L1.2.5 Bio-retention located in detention basin (17% of total cost of L1.2) $51,982 

L1.4.5 Gross pollutant trap at inlet to basin (17% of total cost of L1.4) $56,941 

 Subtotal SWQ5 $108,923 

L2.3 Bio-retention located in detention basin $1,089,699 

L2.4 Gross pollutant trap at inlet to basin $70,857 

L3.3 Bio-retention located in detention basin $776,657 

L3.7 Gross pollutant trap at inlet to basin $174,000 

 Subtotal SWQ6 $2,111,213 

L1.5 Stand alone bio-retention $284,473 

L1.6 Gross pollutant trap at inlet to basin $116,123 

 Subtotal SWQ7 $400,596 

MPP Bells Creek stormwater quantity  

MB1.0 Trunk drainage pipelines $3,896,219 

MB2.0 Trunk drainage pipelines $645,887 

 Subtotal MPP Bells Creek stormwater quantity $4,542,106 

MPP Bells Creek stormwater quality SWQ8  

MB1.1 Bio-retention $7,269,573 

MB1.2 Gross pollutant trap at inlet to basin $889,738 

MB2.1 Bio-retention $5,174,799 

MB2.2 Gross pollutant trap at inlet to basin $538,167 

 Subtotal MPP Bells Creek stormwater quality SWQ8 $13,872,277 

MPP Marsden Creek stormwater quantity  

MM1.0 Detention basin $4,644,405 

MM2.0 Detention basin $6,692,536 

MM2.6 21.4m wide landscaped open channel $1,635,508 

MM2.9 28.6m wide landscaped open channel $971,391 

MM3.0 5x3600x1200 culvert under future road $2,266,080 

MM3.1 Detention basin $21,712,488 

MM3.4 Detention basin $13,893,828 

MM3.8 30m wide landscaped open channel $915,260 

MM3.11 3x3000x1200mm culvert under future road $4,966,342 

MM3.13 3x2700x1200mm culvert under future road $5,555,348 

 Subtotal MPP Marsden Creek stormwater quantity $63,253,186 

MPP Marsden Creek stormwater quality SWQ9  

MM1.1 Bio-retention located in detention basin $4,152,242 

MM1.2 Gross pollutant trap at inlet to basin $234,000 

MM1.3 Gross pollutant trap at inlet to basin $497,000 

MM2.1 Bio-retention located in detention basin $2,268,116 

MM2.2 Gross pollutant trap at inlet to basin $132,870 

MM2.3 Gross pollutant trap at inlet to basin $296,134 
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Item Description Cost 

MM2.4 Gross pollutant trap at inlet to basin $127,081 

MM2.5 Gross pollutant trap at inlet to channel $93,061 

MM2.7 Gross pollutant trap at inlet to channel $107,324 

MM2.10 Gross pollutant trap at inlet to channel $345,462 

MM2.12 Gross pollutant trap at inlet to channel $219,000 

MM2.14 Stand alone bio-retention  $2,991,990 

MM3.2 Bio-retention located in detention basin $1,112,680 

MM3.3 Gross pollutant trap at inlet to basin $544,000 

MM3.5 Bio-retention located in detention basin $5,098,237 

MM3.6 Gross pollutant trap at inlet to basin $112,612 

MM3.7 Gross pollutant trap at inlet to basin $112,612 

MM3.9 Stand alone bio-retention $2,056,808 

MM3.10 Gross pollutant trap at inlet to channel $314,000 

MM3.12 Gross pollutant trap at inlet to channel $568,000 

 Subtotal MPP Marsden Creek stormwater quality SWQ9 $21,383,229 

MPP Little Creek stormwater quantity  

ML1.0 Detention basin $11,119,385 

ML1.6 9x3600x1500mm culvert under future road $1,358,318 

ML1.7 55m wide landscaped open channel $4,473,445 

ML1.12 50.4m wide landscaped open channel $2,713,728 

ML1.15 50.4m wide landscaped open channel $1,884,351 

ML1.16 5x3600x1500mm culvert under future road $556,745 

ML1.18 22.6m wide landscaped open channel $1,123,734 

ML1.19 5x2400x1200mm culvert under future road $365,790 

ML1.20 17.3m wide landscaped open channel $751,093 

ML1.22 33m wide landscaped open channel $1,800,661 

ML5.0 Detention basin $2,473,709 

 Subtotal MPP Little Creek stormwater quantity $28,620,959 

MPP Little Creek stormwater quality  

ML1.1 Bio-retention located in detention basin $2,553,973 

ML1.2 Gross pollutant trap at inlet to basin $110,738 

ML1.3 Gross pollutant trap at inlet to basin $110,738 

ML1.4 Gross pollutant trap at inlet to basin $165,745 

ML1.5 Gross pollutant trap at inlet to basin $113,979 

Ml1.8 Gross pollutant trap at inlet to channel $95,013 

ML1.10 Gross pollutant trap at inlet to channel $317,691 

ML1.11 Gross pollutant trap at inlet to channel $262,166 

ML1.14 Gross pollutant trap at inlet to channel $147,609 

ML1.17 Gross pollutant trap at inlet to channel $147,609 

ML1.21 Gross pollutant trap at inlet to channel $81,930 

ML1.23 Gross pollutant trap at inlet to channel $363,242 

ML2.0 Stand alone bio-retention $1,330,229 

ML2.1 Gross pollutant trap at inlet to basin $110,738 
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Item Description Cost 

ML2.2 Gross pollutant trap at inlet to basin $96,378 

ML3.0 Stand alone bio-retention $1,812,829 

ML3.1 Gross pollutant trap at inlet to basin $376,000 

ML5.1 Bio-retention located in detention basin $2,448,449 

ML5.2 Gross pollutant trap at inlet to basin $165,745 

ML5.3 Gross pollutant trap at inlet to basin $208,951 

ML6.0 Stand alone bio-retention $605,050 

ML6.1 Gross pollutant trap at inlet to basin $244,000 

ML7.0 Stand alone bio-retention $2,533,398 

ML7.1 Gross pollutant trap at inlet to basin $283,280 

ML8.0 Stand alone bio-retention $1,803,279 

ML8.1 Gross pollutant trap at inlet to basin $152,431 

 Subtotal MPP Little Creek stormwater quality $16,641,190 

MPP South Creek stormwater quantity   

MS1.2 7x3600x1200mm culvert under future road $836,784 

MS1.5 48.7m wide landscaped open channel $1,708,370 

MS1.6 20.6m wide landscaped open channel $1,018,729 

MS1.7 27.7m wide landscaped open channel $1,468,975 

MS1.10 3x3600x1200mm culvert under future road $385,959 

MS1.12 23.2m wide landscaped open channel $769,932 

MS2.0 Detention basin $1,867,673 

MS3.0 Detention basin $0 

 Subtotal MPP South Creek stormwater quantity $8,056,422 

MPP South Creek stormwater quality  

MS1.1 Bio-retention located in detention basin $1,170,032 

MS1.3 Gross pollutant trap at inlet to basin $144,259 

MS1.4 Gross pollutant trap at inlet to basin $173,989 

MS1.8 Gross pollutant trap at inlet to channel $253,415 

MS1.9 Gross pollutant trap at inlet to channel $253,415 

MS1.11 Gross pollutant trap at inlet to basin $112,476 

MS2.1 Bio-retention located in detention basin $3,160,396 

MS2.2 Gross pollutant trap at inlet to basin $145,003 

MS3.1 Bio-retention located in detention basin $3,601,694 

MS3.2 Gross pollutant trap at inlet to basin $263,849 

MS3.3 Gross pollutant trap at inlet to basin $143,122 

 Subtotal MPP South Creek stormwater quality $9,421,650 

Total stormwater works costs $264,908,571 

Source Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 51-81. 

We consider that the costs for stormwater works in CP21 to be reasonable. While 85% higher 
than the average of contributions plans we have assessed since 2022, we consider the cost 
increases reflect reasonable updates to the plan’s cost estimates since 2016. There are 
significant site constraints and environmental requirements affecting the delivery of stormwater 
infrastructure in the plan and revised costs are based on new estimates obtained in 2025.  

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
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Figure 7.3 illustrates a stormwater costs in CP21 compared with other contributions plans we 
have assessed since 2022 (indexed for CPI to September 2025 dollars). 

Figure 7.3 Stormwater works costs per person ($ Sep 2025) 

 

Note: Due to significant shifts in the market for civil construction costs, especially in the post-COVID 19 economic 
environment, our comparative analysis is on plans delivered during and after 2022. 

Source: IPART Analysis.  

As with transport costs, all stormwater works items have previously been assessed and the 
proposed costs in the plan are based on actual cost of delivery, indexation of previous costs or 
new QS estimates from 2025. Contingency costs for stormwater items yet to be completed 
range from 20% to 35%, with 35% contingencies for items still in their planning phase with work 
not expected to commence until after 2032. Contingencies of 20% have been allowed for items 
where planning is complete, but design and construction phases are yet to be implemented. 
These contingencies are in-line with IPART’s 2025 benchmarks and are also noted in the 
council’s QS report. 

We consider stormwater works costs in CP21 to be reasonable. 

7.3 Open space 

Open space land and works costs in CP21 total $377.27 million, which equates to around 28% of 
the total plan value. Land costs are $143.63 million (10.7% of total CP21) with works costing 
$233.64 million (17.4% of total CP21). 

https://www.ipart.nsw.gov.au/documents/document/benchmark-costs-local-infrastructure-4-april-2025
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Table 7.7 Open space works items and costs 

Item Description Cost 

R934 Local Park including playground and landscaping $841,808 

R990 Local park including playground and landscaping. $900,476 

R991 Local park including playground and landscaping. $1,793,095 

R992 Transmission easement including pathways and landscaping. $2,459,077 

R993 Local park including playground and natural vegetation areas adjoining a transmission 
easement. 

$11,030,041 

R994 Local park including playground and landscaping opposite a retail area. $1,559,397 

R995 Active reserve with playing fields, including playground and landscaping.  $8,783,254 

R996 Transmission easement including pathways and landscaping. $8,345,496 

R997 Active reserve with playing fields, including playground and landscaping.  $15,192,616 

R998 Local park including playground and landscaping. $791,534 

R999 Active reserve with playing fields, including playground, youth recreation and 
landscaping opposite a retail area. 

$14,075,827 

R1000 Local park including playground and landscaping. $1,287,368 

R1001 Urban park within retail area $869,077 

R1002 Active reserve with playing fields, including playground and landscaping adjoining a 
riparian zone. 

$22,866,139 

R1003 Local park including playground and landscaping adjoining a riparian zone. $4,011,171 

R1004 Local park including playground and landscaping. $2,172,125 

R1005 Local park including playground and landscaping. $1,422,104 

R1006 Large active reserve with playing fields, playgrounds, youth recreation and lookout 
areas. Includes Remediation costs for cleaning former site of waste disposal facility 
included. 

$125,834,398 

R980 Share of MP and MPIP Precincts apportionment of netball competition venue located 
in the Schofields Precinct 

$5,880,605 

RA Pathway, landscaping and seating area co-located within Drainage Basin MS 1.0 $326,039 

RB Pathway, landscaping and seating area co-located within Drainage Basin MM 1.0 $314,046 

RC Pathway, landscaping and seating area co-located within Drainage Basin MM 2.0 $686,559 

RD Pathway, landscaping and seating area co-located within Drainage Channels MS1.5 to 
MS 1.7 

$491,976 

RE Pathway, landscaping and seating area co-located within Drainage Basin ML 1.0 $397,306 

RF Pathway, landscaping and seating area co-located within Drainage Channels ML1.7, 
ML1.12, ML 1.15 & ML 1.18 

$275,431 

RG Pathway, landscaping and seating area co-located within Bio Retention Basin ML 8.0 $166,014 

RH Cycleway, landscaping and seating area co-located within Drainage Channels ML1.20 $869,049 

Total  $233,642,028 

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 87-88. 

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
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While open space works costs are slightly higher than average, they are generally within a 
comparable range for contributions plans we have assessed. We also note that the present 
basis for open space works costs in CP21 comply with the recommendations from our 2021 
targeted review of open space embellishment in CP21. During this review, we recommended 
the council lower embellishment costs from $198.4 million to $159 million, reducing them by 
around 20%.87 We note that by far the most significant works item, R1006 a 63.6ha reserve with 
playing fields, playgrounds, youth recreation areas and lookout stations has seen an increase in 
cost by 12% from $112.7 million to $125.8 million. This cost is based on new QS estimates 
delivered in 2025 and includes a reduction in remediation costs for the area, which includes the 
site of a former waste disposal facility. 

Figure 7.4 Open space works costs per person 

 
Note: Due to significant shifts in the market for civil construction costs, especially in the post-COVID 19 economic 
environment, our comparative analysis is on plans delivered during and after 2022. 

Source: IPART Analysis.  

The council’s open space embellishment costs in CP21 (2026) are based on indexation of 
estimates previously recommended by IPART, the actual cost of item delivery or in most cases 
the 2025 Mitchell Brandtman QS Report. We consider open space embellishment costs in CP21 
to be reasonable. 
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7.4 Land  

CP21 includes around $716 million of land costs, which is more than half the total cost of the 
plan.88 

Table 7.8 Land acquisition items and costs ($ September 2025) in CP21 Marsden 
Park 

Item 
Cost of land 

acquired 

Cost of land 
yet to be 

acquireda 

Total land 
to acquire 
(hectares) 

Total cost of 
land 

Stormwater management (quantity)      

Bells Creek MPIP $24,269,351 $47,250,000 16.6437  $71,519,351 

Marsden Creek MPIP  $4,195,853 $72,063,000 10.7499  $76,258,853 

Little Creek MPIP  $22,486,635 $8,297,000 8.7370  $30,783,635 

Bells Creek MPP  $7,500,000.00  $24,889,000 4.8187  $32,389,000 

Marsden Creek MPP  $51,677,763.00  $64,804,000 21.0818  $116,481,763 

Little Creek MPP  $67,471,382.00  $0 29.5708  $67,471,382 

South Creek MPP  $17,235,448.00  $0 15.5766  $17,235,448 

Subtotal $194,836,432.00 $217,303,000 107.1785 $412,139,432 

Traffic management     

MPIP $24,859,607  $21,849,000  9.8628  $46,708,607  

MPP Eastern Catchment $0  $8,689,000  0.9312  $8,689,000  

MPP Western Catchment $25,876,904  $35,948,000  8.7874  $61,824,904  

Subtotal $50,736,511  $66,486,000  19.5814  $117,222,511 

Open space     

MPIP $3,433,541 $0 0.7574  $3,433,541 

MPP $123,067,510 $17,129,000 109.2083  $140,196,510 

Subtotal $126,501,051 $17,129,000 109.9657  $143,630,051 

Community facilities      

MPP $1,500,241 $9,344,000 1.0471  $10,844,241 

Subtotal $1,500,241 $9,344,000 1.0471  $10,844,241 

Combined precinct facilities     

C2 Environmental conservation $4,738,791 $10,838,000 4.6039 $15,576,791 

Aquatic Facility (apportioned) $0 $16,539,000 1.4705 $16,539,000 

Subtotal $4,738,791 $27,377,000 6.0744 $32,115,791 

Total $378,313,026 $337,639,000 243.8471 $715,952,026 

Note a: rounded to nearest $,000 

Source: Blacktown City Council, CP21 Marsden Park - Works Schedule, December 2025. 

The council commissioned Civic MJD to provide independent estimated land value rates for 
land yet to be acquired in MPP and MPIP, specifically to estimate average rates for the relevant 
underlying zonings/categories. Civic MJD examined recent relevant land sales in MPP and other 
nearby areas with comparable conditions, such as Schofields. This analysis was used to create 
average per sqm cost rates for different underlying zonings. These rates are outlined below in 
Table 7.9 and Table 7.10. 

https://ecouncil.lanecove.nsw.gov.au/trim/GenDocLink.asp?RecId=38295/25
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Table 7.9 Land acquisition cost rates for MPP ($/m2, $ Sept 2025) 

Description Cost 

Zone R2 – Low Density Residential $716 

Zone R3 - Medium Density Residential: 14m HOB $920 

Zone R3 - Medium Density Residential: 21m HOB $1,073 

Zone C2 - Environmental Conservation / Constrained Land $112 

Zone B2 - Local Centre: 14m HOB $869 

Zone B2 - Local Centre: 28m HOB $1,278 

Source: Blacktown City Council, Works Schedule CP21 Marsden Park, Land Acquisition Tab, December 2025.  

Table 7.10 Land acquisition cost rates for MPIP ($/m2, $ Sept 2025) 

Description Cost 

Zone R2 – Low Density Residential $716 

Zone R3 - Medium Density Residential: 16m HOB $1,022 

Zone C2 - Environmental Conservation / Constrained Land $112 

Zone IN1 - General Industrial $818 

Zone IN1 - Light Industrial $818 

Zone B5 - Business Development - with 'F' overlay $971 

Zone B7 - Business Park $920 

Note: An ‘F’ overlay is a provision which widens permissible uses to include businesses like take away food and drink 
premises and service stations around industrial development. 

Source: Blacktown City Council, Works Schedule CP21 Marsden Park, Land Acquisition Tab, December 2025.  

These rates were then applied to update the council’s formulas to estimate value of the 
individual land parcels still to be acquired. We consider the council’s approach to be reasonable. 

7.4.1 Land Acquisition Costs 

The council has applied a land acquisition allowance, totalling 5% of total land acquisition costs 
for heads of compensation under the Land Acquisition (Just Terms Compensation) Act 1991. The 
council applied the same amount to the council’s Contributions Plan No.24 Schofields, and it 
was also used by Camden Council in the Lowes Creek Maryland contributions plan, and Penrith 
City Council in the Orchard Hills North and Glenmore Park Stage 3 contributions plans. In all 
cases we found the allowance to be a reasonable inclusion.  

We consider the land acquisition allowance used in CP21 to be reasonable. 

7.4.2 Other matters 

After the council exhibited its plan, 3 errors for land acquisition cost formulas were noted in the 
works schedule for CP21. These have been corrected in the works schedule which was 
submitted to IPART. These errors had a net impact of overestimating land costs by around $4.2 
million. We recommend the council adjust the plan to account for these errors prior to the 
adoption of the plan.  
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Recommendations 

 1. The council amend CP21 to account for the 3 errors identified in the works 
schedule following the exhibition period. 

7.5 Plan administration 

CP21 includes a plan administration cost of $9.3 million. The council has based its plan 
administration costs on the IPART benchmark of 1.5% of the total cost of works in the plan. 

We consider the plan administration costs in CP21 to be reasonable. 

7.6 Indexation 

CP21 proposes 2 indexation methods be applied to land and works costs and the base 
contribution rates at the time of payment. These are:  

• Consumer Price Index (CPI) – All Groups Sydney, applied to the base contribution rate for 
works, works yet to be completed and land already acquired.   

• A Land Value Index (LVI) for the North West Growth Area of Blacktown applied on the cost 
of land yet to be acquired. 

7.6.1 Indexation of capital works costs 

We note that the council has used the Australian Bureau of Statistics (ABS) Consumer Price 
Index – (All groups) for Sydney (CPI) rather than ABS Producer Price Indexes (PPIs) for Road and 
Bridge Construction Index for NSW (for transport and stormwater works), and Non-Residential 
Building Construction Index for NSW (for open space works) to index works costs. Whilst 
councils may choose to use CPI, we consider that PPIs may be more appropriate indexes to 
apply to works costs. 

In our Information Paper, we recommend CPI for works already completed. For works not yet 
completed, the ABS PPIs can be used for transport, stormwater and open space works. In 
certain circumstances we have also considered construction cost indexes produced by private 
companies as reasonable.89 As indicated in our Information Paper, we consider the extent to 
which the index is likely to accurately reflect movements in the cost of the works over time.90 

We consider that use of CPI over PPI to index works costs can risk under recovery on the cost of 
delivering infrastructure. 

We therefore consider applying PPIs for each category of works would be the best indexes to 
measure changes to costs in the future, particularly for works planned to commence towards 
the end of the plan. Our recommendation is that the council adopt PPIs for the indexation of 
works costs on work items yet to be delivered.  

https://www.abs.gov.au/statistics/economy/price-indexes-and-inflation/consumer-price-index-australia/latest-release
https://www.abs.gov.au/statistics/economy/price-indexes-and-inflation/consumer-price-index-australia/latest-release
https://www.abs.gov.au/statistics/economy/price-indexes-and-inflation/producer-price-indexes-australia/latest-release
https://www.ipart.nsw.gov.au/documents/information-paper/information-paper-ipart-assessment-local-infrastructure-contributions-plans-july-2025
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If this recommendation is implemented, there would be no immediate impact on works costs in 
CP21 since the council has updated the works costs based on independent QS costings. In the 
longer term, the cost changes are likely to be a more accurate and valid estimate of the costs of 
construction if PPIs are used as an indexation method when compared to CPI. This would help 
the council to manage the financial risks associated with estimating future costs of construction 
and help ensure that those cost estimates are more accurate.  

All infrastructure items in the plan which are yet to be delivered have received new estimates as 
of January 2025, therefore the risk that the council would under-collect contributions for 
essential infrastructure is mitigated in the short-term. However, in the long-run, indexation by 
CPI may result in divergence from actual construction costs compared with indexation using 
PPIs, which generally more accurately captures shifts in the cost of works over time. We 
therefore recommend the council adopt relevant PPIs for the indexation of works costs yet to be 
delivered. 

Recommendations 

 2. The council adopt Australian Bureau of Statistics Producer Price Indexes for Road 
and Bridge Construction Index for NSW (for transport and stormwater works), and 
Non-Residential Building Construction Index for NSW (for open space works), to 
index works costs on items yet to be delivered. 

7.6.2 Indexation of land costs 

The council is proposing to use a land value index (LVI) in CP21 to reflect the change in the value 
of the land it needs to deliver community infrastructure.  

During our last review of CP24 Schofields in 2023, we endorsed the council’s adoption of the 
Unimproved Land Value Index – Blacktown (North West Growth Area).91 This is a quarterly index 
published by Cotality which assesses changes in underlying land values across all properties in 
the North West Growth Area. The council has adopted the index for CP21 in this latest revision of 
the plan. We consider the adoption of this LVI to be reasonable. 

The use of an LVI replaces the previous indexation method for land in the plan, which was to 
use CPI – Sydney All Groups and is consistent with IPART’s guidelines and recommendations for 
contributions plan indexation methods. Land already acquired in the plan is indexed by CPI, 
consistent with other contributions plans we have assessed. 

7.6.3 Indexing works that have already been completed and land already 
acquired 

We received one submission to our Draft Report from the Sydney Business Park, acting on 
behalf of a landowner in the area covered by CP21. The submission raised concerns that items in 
the plan that have been delivered or partially delivered have been escalated in the plan and 
form the basis of contributions payable. It requests that IPART and the council limit escalation 
adjustments to infrastructure genuinely yet to be delivered.92  

https://www.ipart.nsw.gov.au/documents/final-report/final-report-assessment-blacktown-city-council-contributions-plan-no-24-schofields-precinct-2022-october-2023?timeline_id=16449
Source:%20Blacktown%20City%20Council,%20Works%20Schedule%20CP21%20Marsden%20Park,%20Land%20Acquisition%20Tab,%20December%202025.
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The council’s approach is consistent with clause 207 of the EP&A Regulation which states that 
“the cost of providing public amenities and public services must be indexed quarterly or 
annually, as specified in the relevant contributions plan, in accordance with movements in the 
Consumer Price Index”.93 The Practice Note module Indexing contribution rates and conditions 
of consent states that “councils recouping costs through a section 7.11 plan for land already 
purchased or works already completed can index the original cost amounts. This must be done 
using the Consumer Price Index.”94 

We consider that the council’s approach to indexation of completed works and land already 
acquired is appropriate and consistent with the legislative framework and guidance provided by 
DPHI.  

7.6.4 Impact of cost escalation 

Sydney Business Park’s submission raised concerns about the increase in contribution rates 
despite much of the work having already been delivered or committed through works in kind 
agreements.95 It noted that costs have increased by 33% despite no increases to scope or land 
acquisition.96 The submission requested that IPART and the council reconsider the scale of the 
proposed increases having regard to economic impacts on industrial employment lands. 

DPHI’s Local infrastructure practice note, Reviewing, amending and repealing contributions 
plans module, recommends that councils regularly review land and works cost estimates in 
contributions plans to help mitigate the risks of under collecting. It states that councils should 
update the infrastructure costs in a section 7.11 plan to ensure the contribution rates remain 
accurate. This should be done during the regular plan review process or when significant 
changes to costs are anticipated or incurred.  

The council’s new estimates are based on recent QS reports and replaced the works cost 
estimates that were originally calculated 10 years ago. Its land value estimates are based on 
calculations by CIVIC MJD based on recent local market conditions and indexed by a relevant 
local LVI.  

We note that the costs in the revised CP21 (2026) have increased above CPI since our last full 
review in 2017. Inflation in the construction sector has significantly outpaced CPI since our 
previous review as a result of economic issues such as the impact of COVID-19 and supply chain 
constraints. We also note that increases in land values in the Blacktown LGA have significantly 
outpaced CPI in the past decade. Whilst we acknowledge that the escalation in costs since 2017 
is significant, we consider that the new cost estimates more accurately reflect current costs and 
demonstrate changes in market conditions that have occurred over the previous decade. We 
consider the council’s cost estimates to be reasonable. 

We acknowledge stakeholder concerns about the potential impact of a higher contributions 
rate. This concern needs to be balanced with the council’s ability to deliver the infrastructure 
needed by the users of the new development. Contributions can be paid as a monetary 
contribution, dedication of land or works-in-kind agreements or a combination of these.97 This 
means that the actual monetary contributions will be determined by the council taking into 
account any requests for land dedication or works-in-kind to offset the monetary contribution 
payable.   

https://legislation.nsw.gov.au/view/html/inforce/current/sl-2021-0759#sec.207
https://www.planningportal.nsw.gov.au/indexing-contribution-rates-and-conditions-consent
https://www.planningportal.nsw.gov.au/indexing-contribution-rates-and-conditions-consent
https://www.abs.gov.au/statistics/economy/price-indexes-and-inflation/consumer-price-index-australia
https://www.planningportal.nsw.gov.au/reviewing-amending-and-repealing-contributions-plans
https://www.planningportal.nsw.gov.au/reviewing-amending-and-repealing-contributions-plans
https://www.nsw.gov.au/housing-and-construction/land-values-nsw/resource-library/report-on-nsw-land-values-at-1-july-2024#:~:text=Table_title:%20Total%20land%20values%20for%20Local%20Government,change%20from%201%20July%202023:%204.0%25%20%7C
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7.6.5 Works in Kind and Voluntary Planning Agreements 

Sydney Business Park’s submission requests provision of a full actual-cost and works-in-
kind/voluntary planning reconciliation including credits applied to developments. The 
submission suggests that items delivered by developers through works-in-kind should be 
removed from the plan.98  

Councils can enter works in kind agreements with developers to deliver infrastructure or 
dedicate land identified in a section 7.11 plan. The value of the infrastructure is provided to partly 
or fully satisfy the development consent condition requiring a monetary contribution.99 

Section 1.24 of CP21 outlines the council’s approach to works-in-kind agreements and voluntary 
planning agreements.100 It states that the council is responsible for the delivery of infrastructure 
listed in this plan. However, developers may propose to deliver infrastructure through works-in-
kind agreements or voluntary planning agreements. Each proposal is considered by the council 
on its merits to determine whether the proposal provides a public benefit. Further information 
about works-in-kind agreements as a method of payment of contributions is detailed in section 
9.1 of CP21.101 It notes that the council may accept the construction of any works listed in the 
schedules to the plan to offset the monetary contribution payable. The applicant will need to 
initiate this option by providing the council with full details of the work proposed to be 
undertaken. The council will then consider the request and advise the applicant accordingly. 
The applicant will need to provide the council with suitable financial guarantees (normally by 
way of a Bank Guarantee). Upon completion of the works to the council's satisfaction the 
guarantee will be discharged by the council. All applications will be considered against the 
council’s adopted works-in-kind policy. 

The council has left all infrastructure items in the work schedule over the life of the 
contributions plan for transparency. The works schedule identifies the status of the 
infrastructure item as completed or yet to be completed. If the items have been delivered 
through works-In-kind or a voluntary planning agreement, the council has noted this in its works 
schedule. The cost estimates to deliver infrastructure in the plan are the same regardless of 
whether the council delivers the infrastructure or it is delivered by a developer under a works-
in-kind agreement. We consider that the council’s approach to works-in-kind agreements and 
voluntary planning agreements is consistent with the legislative framework and guidance 
provided by DPHI.  

Works-in-kind agreements and voluntary planning agreements are arrangements between the 
council and the relevant party and IPART does not have oversight over the details of these 
arrangements. Questions about specific arrangements should be directed to the council. 
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8 Apportionment 

Apportionment refers to the division of the costs equitably between all those who create the 
need for the infrastructure, including any existing population. Apportionment is about 
quantifying the extent of the relationship by ensuring that costs are shared appropriately 
between and within developments.  

8.1 Transport  

There is one traffic and transport management contribution catchment in the MPIP102. The 
industrial precinct is separated from the residential area by major state roads such as South St 
and Richmond Rd which are not included in the plan. There is a small pocket of residential 
dwellings in the MPIP but there are no contributions plan roads in that area, as access is 
generally gained off South St and Richmond Rd.  

In the MPP, there are 2 traffic and transport management catchments, east and west. The 
additional catchment east of Richmond Road was recommended by IPART in our last full review 
of CP21 in 2017 and has now been implemented.103 During our 2017 review, we also 
recommended that transport costs be apportioned to residential development by population 
(per person) rather than area (per hectare of net developable area).104 We consider a population-
based approach to be preferable because it better reflects the demand created by residential 
development in the precincts. The council has implemented these changes. 

In assessing apportionment of transport costs in CP21, we have considered:  

• the demand for infrastructure in the plan, arising from the expected development inside and 
outside the MPP and MPIP precincts  

• the capacity of existing infrastructure and the needs of the existing population, and 

• the demand generated by different types of development that will occur in the precincts.  

We consider that the council’s approach in apportioning the transport costs to be reasonable. 
This is consistent with our previous findings in our 2017 review.  

8.2 Stormwater 

Stormwater costs are apportioned based on the development area, consistent with demand.  

In assessing apportionment of stormwater costs in CP21, we have considered:  

• the demand for infrastructure in the plan, arising from the expected development inside and 
outside MPP and MPIP  

• the capacity of existing infrastructure and the needs of the existing population, and  

• the demand generated by different types of development that will occur in the precincts.  

Stormwater management costs in CP21 are separated into stormwater quantity and stormwater 
quality works costs.  
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Stormwater quantity works costs are separated by the main drainage catchments in each 
precinct, as follows:  

• three main drainage catchments in the MPIP: Bells Creek, Marsden Creek and Little Creek 

• four main drainage catchments in the MPP: Bells Creek, Marsden Creek, Little Creek and 
South Creek 3.105  

Stormwater quality works costs are separated as follows:  

• seven stormwater quality sub-catchments in the MPIP 

• four stormwater quality catchments in the MPP (aligned with drainage catchments).106  

Stormwater quality costs in each sub-catchment are intended to be apportioned to account for 
the different demand for stormwater quality measures from low-density residential land and 
other developable land, as follows:  

• 100% of low-density residential land  

• 15% of other developable land in the MPIP 

• 25% of other developable land in the MPP.107  

Demand for stormwater quality management in CP21 varies depending on land use, as follows:  

• for low density residential land use (zoned R2), stormwater quality treatment measures are 
required on a regional scale as it is not practical to provide this on individual lots, and  

• for higher density residential, commercial and industrial land uses (zoned R3, B5, B7 IN1 and 
IN2), stormwater treatment measures will be provided on lot as part of the conditions of 
development consent, with minor additional regional measures to treat stormwater from 
precinct roads that are not serviced by on-lot stormwater treatment measures.108  

We consider that the council’s approach to the apportionment of stormwater quantity costs for 
the main drainage catchments is reasonable. We also consider that the apportionment of 
stormwater quality costs to account for the different demand arising from different land use 
types is reasonable, whereby 100% of low-density residential land is allocated costs compared 
with 15% and 25% of other developable land in the MPIP and MPP respectively. 

8.3 Open space 

Open space land and infrastructure are apportioned only to residential contributions on a per 
person basis.109  

There are two open space areas outside the contributions plan area that are expected to be 
used by the residents of MPP and MPIP. This includes a centralised netball competition venue 
located in the Schofields precinct and a large reserve in Riverstone.110  
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We consider the council’s approach to apportionment of open space facility costs in CP21 is 
reasonable. CP21 apportions the cost of open space facilities to the new residential 
development only, based on the estimated population. This per person allocation of costs is 
then multiplied by the estimated occupancy rate for a particular dwelling type to calculate the 
open space share of the development contribution for each dwelling.111 We accept this as a 
reasonable approach as we consider the need for open space in Marsden Park arises from the 
demand from the new residential population.  

Similarly, the approach used to apportion the costs of the netball facility which meets the 
demand from residents of Marsden Park, as well as from neighbouring precincts, is reasonable. 
Based on the expected populations of those other precincts, costs of the venue to be located in 
Schofields are apportioned to CP21.112 

CP21 apportions the total amount of remediation work to bring the former Grange Avenue 
landfill site to a state where it is suitable for accommodating open space and recreational 
facilities for development in Marsden Park. We consider that fully apportioning this cost to CP21 
is reasonable as it represents an efficient use of the council-owned land when the likely costs of 
acquiring land for open space elsewhere in the precinct would exceed the cost of remediation. 
We recognise that there could be a potentially broader community benefit from remediation of 
the site, and that the costs of remediation could be allocated on a wider basis, consistent with 
the principles of impactor or beneficiary pays. However, as the use of the site for the open space 
facilities is the more efficient option, we consider that the primary beneficiaries are new 
developments in MPP and MPIP, and that wider benefits are incidental. This is consistent with 
our findings in our 2017 review of CP21.113 

CP21 includes apportioned costs for the combined precinct facility which are expected to be 
shared by residents of 8 other precincts within the Blacktown LGA. Based on the expected 
relative populations of the precincts the facility will service CP21 is apportioned 57% of the cost 
of land (5.9% and 50.9% for MPP and MPIP respectively).  

Reserve 867 is an area of 20.37 hectares located in the Riverstone Precinct. It will serve a 
combined estimated population of 125,000 in 10 precincts in the Blacktown LGA. Based on 
projected populations, CP21 is apportioned 27% of costs associated with the C2 Conservation 
Zone (24.2% and 2.8% for Marsden Park and Marsden Park Industrial precincts respectively).114  

Conservation zones are areas set aside in the State Environmental Planning Policy (Sydney 
Region Growth Centres) 2006 (SEPP) to protect native vegetation to the area such as 
Cumberland Plain bush land. The conservation zone serves an environmental purpose. In 2017, 
we considered that the apportioned cost of land and facilities for this reserve may be included in 
the plan because the conservation zone was zoned as ‘C2 Environmental Conservation’ under 
the SEPP, which nominated Blacktown City Council as the acquisition authority for the 
conservation zone. At that time, there was an agreement between DPHI and the council to 
apportion the total cost of land and facilities for the conservation zone amongst all the council’s 
residential precincts within the North West Growth Centre.115  

We consider the appointment of open space items in CP21 is reasonable. This is consistent with 
our findings in our 2017 review of CP21. 

https://legislation.nsw.gov.au/view/html/repealed/current/epi-2006-0418
https://legislation.nsw.gov.au/view/html/repealed/current/epi-2006-0418
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8.4 Community services 

There are 2 community hubs planned for Marsden Park. The larger Community Resource Hub, 
including an aquatic facility, is expected be used by residents of MPP, MPIP, Shanes Park, 
Marsden Park North and West Schofields.116 The Community Resource Hub is therefore 
apportioned to all precincts on a per person basis.117  

The Aquatic Facility located in MPP will service several precincts within the North West Growth 
Centre. The total costs for the Aquatic Facility have been apportioned over the six Precincts of 
Marsden Park, Marsden Park Industrial, Schofields, Marsden Park North, Schofields West and 
Shanes Park based on population. 49% of these costs are attributed to MPIP and MPP.118 

As with open space, CP21 apportions the cost of land for community services to the new 
residential development only, based on the estimated population that will use the facilities.119 
We consider this a reasonable approach as the residents of the precincts are the expected 
users of the community facilities.  

8.5 Plan administration 

Plan administration is apportioned across all development catchments and types.120 We 
consider this approach to be reasonable since the administration requirements arise from all 
types of development.  

8.6 Apportionment of costs on remaining development and MPIP 

Sydney Business Park submitted that cost increases in the plan disproportionately fall on the 
remaining development, particularly MPIP.121 Generally the cost of development changes over 
time as a plan matures in nominal terms with inflation and cost changes reflecting market 
conditions. Medium- and long-term infrastructure projects carry an additional level of 
uncertainty, with unpredictable cost changes related to escalation in land value in certain areas 
and the impact of global events on supply chains, which can lead to cost changes in real terms. 
In recent years, the high rate of escalation in construction and land costs means that revised 
contributions plans can include real increases in the contribution rates, to be collected from 
later development.  

We have reviewed the council’s approach to apportionment and guidance provided by DPHI in 
its Local infrastructure practice note module Determining demand and demonstrating nexus. 
The council’s apportionment methods are based on an impactor-pays principle that allocates 
the cost of infrastructure based on the demand being generated by the development. We 
consider that CP21 reflects a reasonable apportionment of costs between completed and 
remaining development and between the types of development. 

We note that the increase in costs in CP21, and therefore contribution rates, reflects updated 
costs of works yet to be undertaken and land yet to be acquired and represents the portion of 
infrastructure costs associated with the portion of the remaining development. We therefore 
consider that apportionment between the previously completed or approved development and 
the yet to be approved or completed development is reasonable.  

https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/system-practice-note
https://www.planningportal.nsw.gov.au/local-infrastructure-contributions/demand-nexus


Apportionment 
 

 
 
 

Assessment of Contributions Plan No.21 – Marsden Park Page | 41 

The apportionment of the infrastructure costs between residential and non-residential 
development has not changed in this revision of the plan. The changes to the non-residential 
contribution rates reflect the revised costings and indexation for the infrastructure in the plan. 
We consider that the costs allocated to the remaining development reflect this demand and are 
necessary to deliver the infrastructure promised to the community in the plan.  
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9 Timing 

We are required to assess whether the proposed public amenities and services can be provided 
within a reasonable timeframe. CP21 is a 30-year plan, which commenced in 2012. Around 75% 
of the MPIP has either been constructed or provided development consent and around 98% of 
the MPP has either been constructed or provided development consent.122 

Indicative timeframes have been provided in 5-year or 10-year timeframes based on cash flow 
and development on the ground.123 The order of priorities is stormwater, transport, open space 
then community facilities.124 We consider that this approach to the staging of infrastructure 
provision is reasonable and find evidence to date suggests that the proposed infrastructure will 
be delivered in a timely fashion. Progress to date is broadly consistent with the order of priority 
established in CP21. 

Staging and timing of the delivery of stormwater and transport infrastructure is based on the 
expected development progress across the precincts. For example, the provision of parks in 
faster growing residential areas will have a higher priority than slower growing areas. The 
council has advised that while it is responsible for the delivery of the infrastructure listed in this 
plan, developers may propose to deliver infrastructure through works-in-kind agreements or 
voluntary planning agreements. Subject to the council’s agreement this may result in the 
developer delivering infrastructure earlier than proposed in CP21.125   
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10 Community consultation  

The draft CP21 (2026) and its supporting materials were placed on exhibition online between 19 
December 2025 and 18 January 2026. The draft plan was also sent directly to major developers 
in the precinct including Stockland, Winten Property Group, Bathla and Sydney Business Park.  

The council received one submission from the Sydney Business Park.126 The submission raised 
concerns about the cost increases and significant rates increases in the plan since 2016. It stated 
that some items which had been delivered or partially delivered were still represented as 
estimates in the plan and called on the council to transparently review the works schedule to 
ensure no double-counting or to account for works-in-kind agreements. 

The council’s response notes that contributions plans are reviewed to help ensure they remain 
current, accurate and financially sustainable. The review updates infrastructure cost estimates, 
adjusts for inflation, reflects changing development demands and complies with legislative 
requirements.127 The council notes that it is updating the cost estimates for infrastructure yet to 
be provided and replacing estimated costs from the previous plan with actual costs if 
infrastructure has been provided by the council or by a developer through a works-in-kind 
agreement or planning agreement since the last review. 

Following exhibition, the council identified 3 formula errors relating to land acquisition in the 
works schedule. The net change from correcting these errors will result in the removal of 
roughly $4.2 million of land acquisition costs from the plan. We have made a recommendation 
about incorporating the corrections into CP21. (See section 7.4.2) 

https://www.blacktown.nsw.gov.au/Have-Your-Say/Exhibition-of-revised-Draft-Section-7.11-Contributions-Plan-No.21-Marsden-Park
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11 Other relevant matters 

11.1 Previous assessments of CP21 – Marsden Park 

IPART first reviewed CP21 in 2012 and conducted another review in 2017. We also completed a 
targeted review of revisions to open space embellishment costs in the plan in 2021 and we 
made 2 recommendations.  

We completed a targeted review of stormwater basin and soil disposal costs in both CP20 and 
CP21 in 2024, however we did not make any recommendations relating to CP21 in that review. 
The table below illustrates our 2017 and 2021 recommendations and the council’s actions in 
response to the recommendations.  

Table 11.1 Minister’s directions following IPART review and council’s actions 

Review 
year Recommendation Council’s response 

2017 Reduce the widths of bridges ML4.0 and ML4.1 from 
20.8m to 14.0m, thereby reducing the cost in CP21 by 
$8,018,000  
 

The cost of Bridge ML4.0 has been reduced by 
$4,061,000 to $8,406,000. ML4.1has been 
deleted as the bridge will be funded through the 
Special Infrastructure Contribution Fund  

2017 Remove the cost of the proposed upgrade of Stony 
Creek Rd ($6,945,000) from CP21  

MP4.1 & MP4.2 have been deleted  

2017 Remove the cost of roundabout R1 ($272,500) from CP21.  The roundabout at the intersection of Goshhawk 
Ave and Garfield Road West has been removed  

2017 Increase the proposed cost of acquiring land for 
transport purposes in CP21 by $23,519,256 to 
$79,431,876, reflecting BCC's revised cost estimates (an 
increase of $30,838,000) and an adjusted valuation for 
road reserve R1 to assume that 80% of the land is 
constrained (a reduction of $7,318,744).  

The land estimates for transport management 
facilities have been increased to $79,431,876  

2017 Remove $95,464,177 of stormwater infrastructure costs 
including:  
• $78,099,747 for stormwater basins;  
• $3,190,615 for raingardens; and  
• $14,173,815 for channels.  

The various stormwater management items have 
been reduced, by the recommended amounts  

2017 Reduce the proposed cost of acquiring land for 
stormwater purposes in CP21 by $12,959,704 to 
$230,252,045, reflecting BCC's revised cost estimates (a 
reduction of $7,300,000) and an adjusted valuation for 
channels L3.6 and M1.2 to assume that 50% and 80% of 
the land is constrained (a reduction of $1,333,080 and 
$4,326,624 respectively).  

The land estimates for stormwater management 
facilities have been reduced to $230,525,045  
 

2017 Remove $5,963,123 for the cost of landscaping 'type 3' 
work from CP21.  

Reserves 993 has been reduced by $4,142,277 
and reserve 1006 has been reduced by 
$1,820,846.  

2017 Remove $112,038,471 of costs associated with the 
provision of open space. Cost reductions include:  
• Playing fields ($27,501,399)  
• Amenities buildings ($12,013,084)  
• Tennis courts ($2,843,160)  
• Car parking ($10,254,705)  
• Landscaping types 1 & 2 ($57,266,300)  
• Youth recreation facilities ($2,159,822)  

The various open space items have been 
reduced, by the recommended  
amounts, except for Reserve 934 which was in 
the 2012 CP21 reviewed by IPART and approved 
by the Minister and has already been constructed  
As such $102,754 was not reduced as per the 
direction.  

https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment_of_blacktown_city_councils_draft_section_94_contributions_plan_no_21_-_marsden_park_industrial_precinct_-_september_2012_0.pdf
https://www.ipart.nsw.gov.au/sites/default/files/documents/assessment-of-blacktown-city-councils-revised-section-94-contributions-plan-no-21-marsden-park-august-2017.pdf
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Targeted-assessment-of-revised-open-space-embellishment-costs-in-Blacktown-City-Council%E2%80%99s-revised-Section-94-Contributions-Plan-No.-21-Marsden-Park-CP21/Feb-2021-Final-Report/Final-Rep-1?timeline_id=4106
https://www.ipart.nsw.gov.au/Home/Industries/Local-Government/Reviews/Contributions-Plan/Review-of-the-Targeted-Stormwater-and-Soil-Disposal-costs-in-Blacktown-City-Council-Contributions-Plans-CP20-and-CP21
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Review 
year Recommendation Council’s response 

2017 Remove the additional costs for plans of management 
for the combined netball facility ($39,885) and 
remediation of Reserve 1006 ($6,232) from CP21.  

Removed  
 

2017 Reduce the cost of acquiring land for open space 
purposes in CP21 by $45,704,004 to $103,132,861, 
reflecting a decrease of $33,393,000 for BCC's revised 
cost estimates and a further decrease of $11,774,004 to 
acquire land for open space in Reserve 1002, based on 
the assumption that 85% of this land is constrained.  

The land estimates for open space facilities have 
been reduced to $103,132,861.  
 

2017 Increase the cost of acquiring land for community 
facilities in CP21 by $3,906,0000 to $8,097,000, 
reflecting BCC's revised cost estimates.  

The land estimates for community facilities have 
been increased to $8,097,000.  
 

2017 Increase the cost of acquiring land for the combined 
precinct facility in CP21 by $6,819,000 to $13,638,000 
reflecting BCC's revised cost estimates.  

The land estimates for combined precinct 
facilities have been increased to $13,638,000.  
 

2017 Reduce plan administration costs so that they are 1.5% of 
the reduced capital cost resulting from the above 
adjustments. 

Administration cost reduced by $3,603,895.  
 

2017 Include 13.96ha of land zoned for public schools in total 
Net Developable Area for CP21.  
Amend the contributions formula for non-residential 
development to consider school land and apportion 
infrastructure costs for stormwater management only'.  
Refer to contributions’ matrix summary guidelines for 
Crown Developments in Circular 06 - Crown 
Development Applications and Conditions of Consent 
and page 128, IPART August 2017 Report  

Proposed public school areas have been 
included in the catchment areas for stormwater 
management.  
 

2017 Remove 3 x transport items totalling $12,978,000 from 
CP21 for items MP4.1 ($12,105,000), MP10.4 ($286,000) 
and MP10.8 ($587,000). These items form part of the 
regional road network funded by the Western Sydney 
Growth Areas Special Infrastructure Contribution and the 
Government.  
(Additional recommendation from the Minister).  

MP4.1 should be ML4.1 Bridge cost, which have 
been removed in Direction 1. All other items have 
been removed.  

2017 Remove 2 x stormwater items totalling $2,594,000 from 
CP21 for items ML1 .9 ($1,073,000) and ML4.2 
($1,521,000). These items form part of the regional road 
network funded by the Western Sydney Growth Areas 
Special Infrastructure Contribution and the Government  
(Additional recommendation from the Minister).  

Removed.  
 

2017 11 recommendations covering multiple issues including 
accurate apportionment of some items in the plan, 
estimates for open space works and individual works 
items in other categories, sourcing more open space and 
updating population projections. (2017 Review) 

All recommendations either directly 
implemented or responded to in the most 
recently exhibited version of the plan (2026). 

2021 Revise the reasonable cost of open space 
embellishment in CP21 to $159.0 million by updating  
the cost of each embellishment item to the IPART-
assessed reasonable cost.  

The various open space items have been 
amended, by the recommended amounts from 
IPART’s costs spread sheet.  

2021 Update the apportioned costs for Reserve 980 
(centralised netball competition venue in Schofields) in 
other Blacktown City Council contributions plans 
(Contributions Plan No.24 for Schofields and 
Contributions Plan No.22 for Rouse Hill) when those 
plans are next reviewed.  

Will be done on the next review of CP22 & CP24.  
 

Source: Blacktown City Council, Draft Section 7.11 Contributions Plan No.21 – Marsden Park, pp 96-98. 

https://www.ipart.nsw.gov.au/documents/application/blacktown-city-council-contributions-plan-draft-cp21-marsden-park-exhibition-version?timeline_id=20101
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11.2 Assessment against clause 212 of the EP&A Regulation 

Clause 212 of the EP&A Regulation sets out the information that a contributions plan must 
contain. We consider that CP21 Marsden Park contains the information required by clause 212 of 
the EP&A Regulation.128  

Table 11.2 Assessment against clause 212 of the EP&A Regulation 

Subsection   Requirement Location in plan 

1(a)   Purpose of the plan.   Section 1.2, p 1 

1(b)   Land to which the plan applies.   Section 1.8, p 3 

1(c)   The relationship between the expected types of 
development in the area to which the plan applies and the 
demand for additional public amenities and public services 
to meet the expected development. 

Water Cycle Management pp 16-
20,21-25; Traffic & Transport 
Management pp 28-31; Open Space 
& Recreation pp 33-24; Community 
Facility land pp 36-39; Combined 
Precinct Facility, pp 41-42. 

1(d)   The formulas to be used for determining the development 
contributions required for different categories of public 
amenities and public services. 

Water Cycle Management p 26; 
Traffic & Transport Management p 
31; Open Space & Recreation p 35; 
Community Facility land p 39; 
Combined Precinct Facility pp 41-42. 

1(e)   The development contribution rates for different types of 
development, as specified in a schedule to the plan. 

P 93 

1(f) A map showing the specific public amenities and public 
services that will be provided by the council. 

Water Cycle Management, pp 52, 
54, 56, 58, 60; Traffic & Transport 
Management, pp 28-31; Open Space 
& Recreation, pp 33-34; Community 
Facility land pp 36-39; Combined 
Precinct Facility pp 41-42. 

1(g) A works schedule that contains an estimate of the cost and 
staging of the public amenities and public services, whether 
by reference to dates or thresholds. 

Water Cycle Management, pp 53-
63, 67-81. Traffic & Transport 
Management, pp 65, 83-85; Open 
Space & Recreation, pp 87-88; 
Combined Precinct Facility, p 91. 

1(h)   If the plan authorises monetary development contributions 
or development levies paid for different purposes to be 
pooled and applied progressively for the different 
purposes—the priorities for the expenditure of the 
development contributions or development levies, by 
reference to a works schedule. 

Priority of expenditure p 11; Pooling 
of funds p 13; Timing of provision - 
work schedules. 

3 A contributions plan must contain information about the 
council’s policy about the following— 
(a)  the timing of the payment of monetary development 
contributions, 
(b)  development levies, 
(c)  the imposition of development contribution conditions or 
development levy conditions that allow deferred or periodic 
payment. 

a) p 46 
b) Not applicable 
c) p 49 

4  A contributions plan that provides for the imposition of 
development contribution conditions or development levy 
conditions in relation to the issue of a complying 
development certificate must provide that monetary 
payments in accordance with the conditions must be made 
before the commencement of the building work or 
subdivision work authorised by the certificate 

pp 5 -6 

5  In determining the development contribution rates or 
development levy percentages for different types of 
development, the council must take into consideration the 

Not applicable 
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Source: Blacktown City Council, Application for assessment CP No.21 – Marsden Park, pp 22-23. 
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