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23 March 2026 

Russell Hogan 
Mirvac Industrial Developments Pty Ltd 
Level 28, 200 George Street 
Sydney, NSW, 2000  
 
Reference: SSA_004/Case numbers 208537, 215823, 207995, 215824, 315305, 206750 

Letter of Scheme Services Area Allocation for Mirvac Aspect Industrial Estate, 788-
882 Mamre Road, Kemps Creek   

Dear Mr Hogan, 

Sydney Water provides this letter to Mirvac Industrial Developments Pty Limited 
(Mirvac) to include in its future, or modifications to existing, development application 
for Aspect Industrial Estate (AIE), 788-882 Mamre Road, Kemps Creek.  

Sydney Water is the regional stormwater authority for the Mamre Road Precinct. 

To develop AIE, Mirvac will need to meet waterway health requirements for the 
Wianamatta-South Creek System in accordance with Part 2.4 of the Mamre Road 
Precinct Development Control Plan (DCP).  

Currently, to meet these requirements within AIE, Mirvac has a mix of on-lot interim 
stormwater measures and is using their Elizabeth Enterprise Precinct (EEP) land within 
Aerotropolis Precincts as a pervious offset, referred to as a coupled approach. To 
reduce the reliance on the coupled approach, Mirvac is seeking to receive Scheme 
Service Area (SSA) credits once Sydney Water Regional Stormwater Basin 7a (Basin 7a) 
is built by Gibb Group Pty Ltd in 805 Mamre Road, Kemps Creek.  

This letter is evidence that Mirvac and Sydney Water have agreed in principle that Mirvac 
will receive a portion of the SSA once Gibb Group have delivered Basin 7a to contribute 
to requirements of the DCP in the form of Net Developable Area (NDA) in the 
Wianamatta Creek sub-catchment. 

Further information about this arrangement can be provided to consent authorities 
considering future development applications.  

 

 

https://www.planningportal.nsw.gov.au/sites/default/files/documents/2021/Mamre%20Road%20Precinct%20DCP%202021_0.pdf
https://www.planningportal.nsw.gov.au/sites/default/files/documents/2021/Mamre%20Road%20Precinct%20DCP%202021_0.pdf
https://www.planningportal.nsw.gov.au/sites/default/files/documents/2021/Mamre%20Road%20Precinct%20DCP%202021_0.pdf
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Sydney Water notes that:  

- Mirvac has already developed a large portion of the AIE with lots 1, 2, 3, 6, 7, 8, and 9 
built or in the process of finalising construction, and lot 4 and 5 is in the process of 
approval via SSD-98407710 (Mod 12). 

- At the time of writing this letter, Mirvac has paid their Infrastructure Contribution 
Charge for the Integrated Stormwater scheme for lots 1, 2, 3, 6, 7, 8, and 9.  

- Gibb Group are in the process of completing the detailed design for Basin 7a, which 
is likely to be built by the end of 2026 calendar year, depending on Gibb completing 
the design, commercial agreements, and delivery of the basin.  

- The construction of basin 7a will not liberate enough SSA to fully credit the AIE site 
and decouple it from the EEP site. This letter does not provide a full decoupling.  

This letter also sets out how the SSA will be allocated, the status of the sub-catchment 
and expected timeframes/milestones for delivery relating to the SSA allocation.   

SSA Approach  

The SSA approach is used to ensure the NSW Government’s waterway health 
requirements for the Wianamatta-South Creek catchment are achieved (see section 2.4 
of the Mamre Road DCP).   

The SSA approach has been developed by Sydney Water in conjunction with NSW 
Government Agencies, including the Department of Climate Change, Energy, the 
Environment and Water (DCCEEW) - Conservation Programs, Heritage and Regulation 
Group (CPHR) and is explained in more detail in the SSA factsheet (Appendix E).   

In general, the approach allows:  

- for the delivery of regional infrastructure to be fast tracked, whilst still allowing for 
the waterway health targets to be achieved at all times on a sub-catchment basis;  

- developers who are delivering a regional stormwater basin, as per the Integrated 
Stormwater Scheme Plan, to be able to use the SSA NDA to develop their site up to 
that amount without, or by reducing the need for, on-lot temporary interim 
stormwater measures; and  

- any remaining SSA NDA to be distributed to other developments or projects within 
the sub-catchment at Sydney Water’s discretion. 

Additional NDA above the SSA value proposed in this letter may only be developed if 
further regional stormwater basins are constructed and a further SSA allocation letter 
from Sydney Water is provided.      

Sydney Water review of key development information  

Sydney Water has assessed key information from modelling and information provided by 
Mirvac relating to the Aspect Industrial Estate development and identified that the 
Wianamatta–South Creek operational phase stormwater management (quality and 
quantity (flow)) and Sydney Water general stormwater planning requirements will be met. 

https://www.sydneywater.com.au/content/dam/sydneywater/documents/mrp-integrated-stormwater-scheme-plan-map.pdf
https://www.sydneywater.com.au/content/dam/sydneywater/documents/mrp-integrated-stormwater-scheme-plan-map.pdf
https://www.sydneywater.com.au/content/dam/sydneywater/documents/mrp-integrated-stormwater-scheme-plan-map.pdf
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Sydney Water retains its right to revoke the SSA allocation prior to development 
approval if substantial changes are made to the milestones, to the development or to 
the documents considered in Table 1 below which would lead to non-compliance or 
excessive delay to delivery of the regional scheme. 

Component Key outcome Reference 

Proposed 
development 
footprint and 
timing  

The total Net Development Area (NDA) for the Aspect Industrial Estate is 
55.865 ha. The whole proposed development drains to Basin 7.   

Currently Approved in the Wianamatta Creek: 

The Site only has SSD’s for lot 1, 2, 3, 6, 7, 8, and 9 (stages 1 to 5) approved, 
with the majority already occupied. AIE relies on a mix of interim stormwater 
works and coupling the development to EEP, required to meet the 
Wianamatta–South Creek operational phase stormwater management 
(quality and quantity (flow)) requirements. All the interim stormwater 
measures implemented on AIE are to remain until both DPHI and Sydney 
Water inform Mirvac they can be removed.   

Future development 

The only lot remaining is lot 4 and 5 (stage 6), of which is being proposed to be 
combined into 1 as part of SSD-10448 (MOD 12).  The SSD-10448 (MOD 12) 
and Lot 6 and 7 are not included as receiving any SSA Allocation as part of this 
letter and will need to continue to rely on interim stormwater measures and 
the EEP coupling, until more SSA can be created.  

See Appendix A  

Catchment plan 
analysis  

The catchment plan has been reviewed by internal subject matter experts and 
is consistent with Sydney Water’s assumptions.   

See Appendix B  

MUSIC model  The model has been reviewed by internal subject matter experts and is 
compliant with Sydney Water’s scheme MUSIC model and with the 
Wianamatta stormwater Targets.  

See Appendix C  

Completion of 
Concept Design  

The design has been completed by Gibb Group and reviewed by internal 
subject matter experts and is consistent with Sydney Water’s scheme plan.  

See Appendix D  

Table 1 – Key documents reviewed and endorsed by Sydney Water 

SSA allocation  
The following information outlines the SSA NDA that Sydney Water will allocate in 
respect of Basin 7a to Mirvac for the Aspect Industrial Estate within the Wianamatta 
Creek Sub-catchment. Basin 7a is to be delivered by Gibb Group of which they receive 
their associated SSA. Based on the detail of allocation in the SSA factsheet, Sydney 
Water will then credit Mirvac with SSA with a portion of the liberated NDA as per the 
table below. This is because part of the AIE have paid their regional stormwater 
Infrastructure Contribution charges. 
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Basin  SSA created by basin delivery 

(Ha of NDA) 

SSA proposed to be used by 
developer delivering basin 

(Ha of NDA) 

Remaining SSA once basin 
delivered  

(Ha of NDA) 

7a  42.406 Gibb (805 Mamre Road) = 
4.944 ha 

 

Aspect Industrial Estate to use 
36.478 ha 

 Additional 0.984 ha to be 
allocated 

Table 2 – SSA generated by delivery of Basin 7a to scheme plan design.  

Of the 42.406 ha generated by the construction of Basin 7a, 4.944 is required for the 
Gibb Group 805 Mamre Road development and it is Sydney Water’s intention to allocate 
the required 36.478 ha to the AIE. A further remaining 0.984 ha will remain unallocated 
in the Wianamatta sub-catchment and allocated at Sydney Water’s discretion. 

Sydney Water makes no guarantees as to the timing of the finalisation of the basin 7a 
project by Gibb Group and the eventual allocation of SSAs to the Mirvac site. Once 
Basin 7a receives practical completion Sydney Water will formally notify the developers 
receiving SSA and the consent authorities of the SSA allocation being activated.  

SSA milestones to be met by Development  
To ensure the timely delivery of basin infrastructure and eligibility for SSA allocation, 
Sydney Water have determined delivery milestones with Gibb Group. However, Mirvac 
has no control over when the basin is delivered and there are no milestones required as 
part of this SSA Allocation letter.  

As indicated in the SSA Factsheet (Appendix E), despite the delivery of the basin, Mirvac 
is still required to deliver on lot works identified by the relevant DCP such as:  

• Pervious targets  
• Construction phase erosion and sediment control basins  
• Other stormwater drainage outcomes including gross pollutant traps, street 

trees and detention requirements.  

These components are to be delivered by Mirvac as per their development consent.   

Sydney Water and Mirvac will need to work together to ensure the stormwater reuse 
required to meet the Wianamatta–South Creek operational phase stormwater 
management (quality and quantity (flow)) targets is implemented. This may require 
keeping existing/proposed interim measures and/or allocation of additional irrigation or 
stormwater reuse within their development footprint/s. Once the full regional scheme is 
implemented (that is the recycled water scheme is operational) these measures may be 
removed with Sydney Water’s consent.  
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Approval from Sydney Water   
At the time of writing this letter, Sydney Water confirms, to the best of its knowledge, 
that all information provided by Mirvac meets the agreed requirements set out in the 
SSA factsheet and requirements discussed with DPHI and Penrith City Council.    

 

Yours sincerely,  

 
Paul Higham  

Head of Business Development 

  

Cc: Department of Planning, Housing and Infrastructure 
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Appendix A - Proposed development footprint  

 Figure 1 - Development plan for Aspect Industrial Estate 

 

Table 3 – information on the AIE development footprint and SSA Allocation 

Stage Area 
(ha) 

NDA 
(ha) 

Approval 
status 

Operational 
Date 
(anticipated) 

Interim 
SW 
scheme 

SSA 
Allocated 

Lot  
Stage 1 Lots 1 and 3 10.39 10.39 Approved Occupied Yes Yes 
Stage 1 Stormwater Basin, 
Roads, Waterways 6.334 3.069 Approved NA Yes Yes (not 

waterway) 
Stage 2 Lot 9 11.406 11.406 Approved Occupied Yes Yes 
Stage 3 Lot 2 4.017 4.017 Approved Occupied Yes Yes 
Stage 4 Lot 8 7.596 7.596 Approved Occupied Yes Yes 
Stage 5 Lot 6 and 7 4.672 4.672 Approved Occupied Yes No 

Stage 6 Lot 4 and 5 6.655 6.655 SSD 
Sears 

Late 2026/ 
early 2027  Yes No 

Collector Road 3.062 0 Approved NA NA No 

Total 54.132 47.805       36.478 

SSA NDA generated by 7a   42.406     

SSA NDA Allocation to Gibb   4.944        

SSA NDA Allocation to Mirvac    36.478        

SSA NDA remaining   0.984        
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Figure 2 – Lots within AIE that will received SSA 
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Appendix B - Catchment plan analysis  
Figure 1 – sub-catchment plan for Aspect Industrial Estate/basin 7 
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Appendix C - MUSIC model for Basin 7a 

A. Overview  

MUSIC modelling was undertaken by Sydney Water considering the development timeline 
proposed in Table 1 Appendix A and other anticipated development within the sub-catchment. It 
is assumed that the construction of Basins 7a will be completed in 2026, prior to the approval of 
any lot that uses SSA. A Section 73 certificate will only be issued once Basin 7a is delivered to 
ensure compliance with the Waterway Health Targets.  

B. Overall outcome 

Table 1 provides an overall outcome of the MUSIC modelling, which indicates the Wianamatta 
Creek sub-catchment is compliant to both the quality and quantity (flow reduction) targets per 
year up until the reservoir is operational.  

 Year 2026 2027 2028 

Component Water 
quality 

MARV Water 
quality 

MARV Water 
quality 

MARV 

Wianamatta Creek Compliant Compliant Compliant Compliant Compliant Compliant 

Table 1: Wianamatta Creek Sub-catchment and Mamre Road Precinct Compliance Overview Table 

C. Wianamatta Creek Sub-catchment detailed analysis 

This section provides the detailed results from the MUSIC model per year.  

1. 2026 
a. Water quality 

 Pre 
Development 

Post 
Development 

Results 
(kg/ha/yr) 

Target 
(kg/ha/yr) 

Total Suspended Solids 
(kg/yr) 

1.07E+05 2.16E+04 60.26 80 

Total Phosphorus (kg/yr) 220 73.3 0.20 0.3 

Total Nitrogen (kg/yr) 1.52E+03 8.00E+02 2.23 4.5 

Gross Pollutants (kg/yr) 1.94E+04 3.63E+03 10.13 16 
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b. MARV 

Stormwater Quantity (flow) Targets Option 1 - MARV 

Indices Result Comply Target 

MARV (ML/ha/yr) 1.34 Yes < 2 

90%ile 3,113 Yes 1000 to 5000 L/ha/day  

50%ile 89 Yes 5 to 100 L/ha/day  

10%ile 0 No 0 L/ha/day 

 
2. 2027 
a. Water quality 

 Pre 
Development 

Post 
Development 

Results 
(kg/ha/yr) 

Target 
(kg/ha/yr) 

Total Suspended Solids (kg/yr) 1.30E+05 2.31E+04 64.45 80 

Total Phosphorus (kg/yr) 265 79 0.22 0.3 

Total Nitrogen (kg/yr) 1.84E+03 8.62E+02 2.4 4.5 

Gross Pollutants (kg/yr) 2.39E+04 3.62E+03 10.10 16 

 
b. MARV 

Stormwater Quantity (flow) Targets Option 1 - MARV 

Indices Result Comply Target 

MARV (ML/ha/yr) 1.91 Yes < 2 

90%ile 4,877 Yes 1000 to 5000 L/ha/day  

50%ile 95 Yes 5 to 100 L/ha/day  

10%ile 0 No 0 L/ha/day 
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3. 2028 
a. Water quality 

 Pre 
Development 

Post 
Development 

Results 
(kg/ha/yr) 

Target 
(kg/ha/yr) 

Total Suspended Solids (kg/yr) 1.68E+05 1.12E+04 35.83 80 

Total Phosphorus (kg/yr) 358 56.1 0.18 0.3 

Total Nitrogen (kg/yr) 2.51E+03 6.03E+02 1.93 4.5 

Gross Pollutants (kg/yr) 3.08E+04 2.34E+02 0.75 16 

 
b. MARV 

Stormwater Quantity (flow) Targets Option 1 - MARV 

Indices Result Comply Target 

MARV (ML/ha/yr) 1.79 Yes < 2 

90%ile 4986 Yes 1000 to 5000 L/ha/day  

50%ile 51 Yes 5 to 100 L/ha/day  

10%ile 0 No 0 L/ha/day 

D. Sign off 

This MUSIC modelling was undertaken as per the Wianamatta Technical guidelines. The sign 
off indicates the modelling has been undertaken to the guidelines and the information used 
is accurate at the time of development.  

Darren Galia 

Senior Stormwater Planner (B.eng (Civil), CPENG, NER) 

 

05/03/2026 
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Appendix D - Concept Design of basin  
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Appendix E - SSA factsheet   
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