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1. INTRODUCTION

This Scoping Report has been prepared on behalf of HB+B Property (the Applicant). This Scoping Report
constitutes a request for Indsutry-Specific Secretary’s Environmental Assessment Requirements (SEARS) to
guide the preparation of an Environmental Impact Statement (EIS) that will accompany a State Significant
Development Application (SSDA) at 221-235 Luddenham Road, Orchard Hills (the site).

The request relates to the proposed development of a beverage Storage and Distribution Warehouse. As the
proposal includes development that has an estimated development cost (EDC) of more than $50 million, the
proposed development is State Significant Development (SSD) pursuant to Section 12 Warehouses or
Distribution Centres of Schedule 1 of State Environmental Planning Policy (Planning Systems) 2021
(Planning Systems SEPP).

The development comprises the development of a Storage and Distribution Warehouse within the Alspec
Industrial Business Park (AIBP). The warehouse comprises of a two-level ancillary office with onsite parking
and perimeter landscaping. A high-bay component is proposed at the western portion of the building.

The purpose of this report is to:
= Describe the project in simple terms,

= Analyse the feasible alternatives considered and identify the alternatives that will be investigated further
in the EIS,

= [ndicate early community views on the project and identify what engagement will be carried out during
the preparation of the EIS, and

= |dentify the key matters requiring further assessment in the EIS and the proposed approach to assessing
each of these matters.

The following documents have been prepared to support the SEE:

= Appendix A Estimated Cost of Development (EDC) Report prepared by Napier and Blakeley.
= Appendix B Architectural Plans prepared by Nettleton Tribe.

= Appendix C Visual Impact Analysis Statement prepared by Geoscapes.

= Appendix D Dangerous Goods Assessment prepared by Riskcon.

.. APPLICANT DETAILS

The applicant details for the proposed development are listed in the following table.

Table 1 Applicant Details

Proponent HB+B Property

Postal Address 55-59 Regent Street, Chippendale NSW 2008
ABN 84 604 992 458

Nominated Contact Mike Lloyd

mlloyd@hbbproperty.com.au
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1.2.  PROJECT OVERVIEW

Table 2 Site and Project Overview

Matter Description

The Site Alspec Industrial Business Park

Country Dharug Country

Street Address 221-235 Luddenham Road, Orchard Hills

Legal Description

Lot 1 DP 1293805

Site Area

104,959m?2

LGA

Penrith City Council

Existing development

No existing buildings or structures present on site.

The Project

Project Objectives

= Deliver a high-quality, state-of-the-art storage and distribution warehouse.

e Construction of a new warehouse within the Alspec Industrial Business Park
(AIBP) to further unlock the economic opportunities of the area and establish
itself as an industrial and employment hub leveraging its proximity to the
Western Sydney Aerotropolis.

Project Description

Construction of a Storage and Distribution Warehouse within the AIBP

comprising the following:

= Construction of a new warehouse with a two-level ancillary office. The
warehouse is predominantly 14.7 metres in height, with a high-bay
warehouse component at the western portion of the building which achieves
a maximum height of 39 metres.

= A total building area of 45,512sgm; broken down as follows:
— Warehouse area: 43,607sqm
— Office Area: 1,905sqm

= Loading areas at the north and south sides of the warehouse, with hardstand
surrounding the perimeter of the warehouse. Hardstand and carpark areas
are accessed via four new driveways from the AIBP internal estate road.

= Provision of vehicular parking onsite to accommodate cars, vans, semi-
trailers and B-doubles. It is envisaged that approximately 329 spaces will be
provided on site within the proposed hardstand and carparking areas.

e Perimeter landscaping and tree planting, as well as a permeable carparking
area with a total area of 7,673sqm.
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Development Description Status
Application

Lot 2 Speculative DA24/0677 Under Assessment
Construction and operation of a single warehouse building
with a total gross floor area (GFA) of 15,326 sqm, with
associated site preparation works, hardstand areas, car
parking, landscaping, and an underground OSD tank.

OSSM Facility DA24/0654 Response to Submissions
The proposal seeks to develop an on-site waste disposal
system comprising of 492m2 of underground tanks, 567m2 of
above ground tanks and 648m2 of plant shed area. Together
a total of 9 tanks are proposed onsite.

URBIS
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Figure 4 Project Area within AIBP

Source: Urbis
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Descriptor

Site Detail

and Dogs NSW are also located to the north-east. The Western
Motorway (M4) is located further north of the site accessed via the
Luddenham Road and Mamre Road connection. South Creek flows
north-south, with a tributary connection beginning north of the site
and breaking away to the west.

= East: The eastern boundary divides its interface with Luddenham
Road (northern half) and several properties (southern half). These
include agricultural, community and cultural uses relating to the
Bosna Croatian Club, a plant nursery and Luddenham Oval. Further
east across Luddenham Road are several rural residential dwellings
and South Creek, a major creek line.

= South: Immediately south of the site are more residential dwellings.
Further south is the Northern Gateway Precinct of the Western
Sydney Aerotropolis.

=  West: To the west of the site is an environmental conservation zone
which is adjacent to a tributary of South Creek. To the north west of
the site is a waste management service relating to a recycling and
landfill centre.

Site Access and road network

The AIBP site currently has a vehicular access point from Luddenham
Road. Patons Road will be upgraded and is the subject of a future
application with Penrith Council which will be lodged in 2025.

Easements and Covenants

There are no easements and covenants which affect the site.

Services & Utilities

Some existing utilities are available to service the site, including potable
water and electricity.

Contamination

A Preliminary Site Investigation (PSI) has previously been prepared for
the site as part of the Planning Proposal. The report details all structures
and buildings have been removed from the site. Any sources of
contamination or potentially hazardous materials were identified and the
site has been made suitable from a contamination perspective for the
proposed works.

Stormwater and Flooding

The site is not identified as being affected by the flood planning area.
However, there is surrounding flood impacts occurring within the broader
AIBP.

Bushfire Prone Land

The site is identified as being bushfire prone land and affected by
Vegetation Category 3.

Biodiversity

The site is predominantly grassed, with some scattered trees.

Aboriginal Heritage

An Aboriginal Cultural Heritage Assessment (ACHA) has previously
been prepared for the site as part of the Planning Proposal. It identified
two key locations across the entire AIBP site consisting of higher
densities of stone artefact materials. Both sites were considered of
moderate significance with the excavated assemblage suggesting
brief/intermittent visitation over the last 5,000 years and having research
potential for further understanding of past activity and behaviour.

European Heritage

The site is not identified as a local heritage item, nor is it located within a
heritage conservation area. However, the site is in proximity to a
heritage item to the east, specifically:

= |tem 843: Luddenham Road Alignment.

URBIS
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3.2.  PROJECT JUSTIFICATION

Table 5 Strategic Context

Plan

Consistency

Greater Sydney Region Plan

The Greater Sydney Region Plan (Region Plan) provides the

overarching strategic plan for growth and change in Sydney. It is a 20-

year plan with a 40-year vision that seeks to transform Greater

Sydney into a metropolis of three cities - the Western Parkland City,

Central River City and Eastern Harbour City. It identifies key

challenges facing Sydney including increasing the population to eight

million by 2056, 817,000 new jobs and a requirement of 725,000 new

homes by 2036.

The proposed development will deliver industrial employment land to

support the economic growth of the region. This is through the

creation of construction and operational jobs that will help contribute

to the regional job targets.

= Objective 15 The Eastern, GPOP and Western Economic
Corridors are better connected and more competitive.

= Objective 16: Freight and logistics network is competitive and
efficient.

= Objective 20 Western Sydney Airport and Badgerys Creek
Aerotropolis are economic catalysts for Western Parkland City.

= Objective 23 Industrial and urban services land is planned,
retained and managed.

Western District Plan

The Western City District Plan (District Plan) is a 20-year plan to

manage growth in the context of economic, social and environmental

matters to implement the objectives of the Greater Sydney Region

Plan. The intent of the District Plan is to inform local strategic planning

statements and local environmental plans, guiding the planning and

support for growth and change across the district.

The District Plan contains strategic directions, planning priorities and

actions that seek to implement the objectives and strategies within the

Region Plan at the district-level. The Structure Plan identifies the key

centres, economic and employment locations, land release and urban

renewal areas and existing and future transport infrastructure to

deliver growth aspirations.

The delivery of a high-quality warehouse will generate employment

opportunities to existing and future residents of the district. The

proposed land uses are compatible with the employment lands

identified in the area and will help support the function and operations

of the future airport.

= Planning Priority W6 Creating and renewing great places and
local centres, and respecting the District’s heritage

= Planning Priority W8 Leveraging industry opportunities from the
Western Sydney Aimport and Badgerys Creek Aerotropolis

= Planning Priority W10 Maximising freight and logistics
opportunities and planning and managing industrial and urban
services land.

= Planning Priority W11 Growing investment, business
opportunities and jobs in strategic centres.

Penrith Local Strategic Planning Statement

The Penrith Local Strategic Planning Statement was published by
Penrith City Council in March 2020 and provides an overview of the
Penrith LGA as well as setting out the 2036 vision for the Penrith,
anchored on the key themes of connected, healthy, innovative and
balanced.

The site is situated close to the State-nominated Orchard Hills Urban
Investigation Area. In addition, the WSA is catalyst to the emergence
of a significant economic corridor that supports diverse industries and
a range of job opportunities. The proposed warehouse and future
AIBP will help support this emerging trade and investment hub by
offering freight and industrial activities to service the future industries.
It will also contribute to the economic development of the LGA
through its job creation.

1 0 STRATEGIC CONTEXT
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Plan

Consistency

= Planning Priority 1: Align development, growth and infrastructure.

= Planning Priority 11: Support the planning of the Western Sydney
Aerotropolis.

= Planning Priority 12: Enhance and grow Penrith’s economic
triangle.

Penrith Employment Lands Strategy

Penrith City Council’s Employment Lands Strategy (ELS) 2021 aims
to guide the development of employment lands within the LGA, in
order to strengthen the economic development and resilience of
Penrith. The Strategy is a response to Action 12.1 of the LSPS under
Planning Priority 12 to ‘Enhance and grow Penrith’s Economic
Triangle’. The Employment Lands Strategy also responds to the
Western City District Plan’s 6 principles to ‘retain and manage’
existing employment lands, and to ‘plan and manage’ new
employment lands.

The ELS recognises the significant state-wide economic benefits
associated with industrial and urban services land and their
importance in ensuring the effective functioning of urban area. It
identifies the existing function of land within Penrith’s Economic
Triangle, noting that land within the north-south corridor will form a
new enterprise arc from St Marys to the Western Sydney Airport and
Aerotropolis. The site located within the north-south corridor benefits
from connections to Mamre Road and future connections along the
Sydney Metro WSA rail line and the Outer Sydney Orbital.

The ELS identifies future employment lands as well as new precincts
with potential to strengthen the diversity of the LGA’s economic
function and provide critical employment. The ELS recognises the
potential of Penrith Lakes, Orchard Hills urban investigation area and
the Broader WSEA. Accordingly, the site located within the Orchard
Hills urban investigation area will help support the short-term and
medium-term demand for jobs, of which are not expected to be met
should land continue to be developed at the rate of which it has
occurred previously.

3.3.  CUMULATIVEIMPACTS WITH FUTURE PROJECTS

The site is located within the Orchard Hills wider area within the suburb of Penrith. The surrounding land
includes rural residential properties and agricultural uses. Approved and likely future developments which
may be relevant in the cumulative impact assessment of the proposal are summarised in the following table.

Table 6 Nearby Projects

SSDA Reference

Development Description

Current Status

SSD-7173

Altis Warehouse Facility

Approved (15/12/2016)

Subdivision of the site to create nine industrial allotments and the
development of three warehouse buildings with ancillary office
space. The development of an internal access road from Mamre
Road and intersection works between Mamre Road and an internal

estate road.

SSD-9429

Snack Brands Warehouse Facility Approved (05/04/2019)

Construction and operational use of a Warehouse and Distribution
Facility also include an internal estate road, ancillary hardstand,
amenities and office space, all of which would be constructed to
support the use and associated infrastructure and civil works

required across the Site.

SSD-18204994

Snack Brands Manufacturing Facility Approved (08/07/2022)
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SSDA Reference

Development Description

Current Status

Construction and operation of a chips/snack foods manufacturing
facility to connect to the existing adjoining Snack Brands Warehouse
and Distribution facility.

MP09_0074

Orchard Hills Waste Facility
Develop and operate a waste and resource management facility on a
60ha property.

Approved (12/07/2012)

SSD-45510464

BlueScope Erskine Park Metal Coating Line 7
Construction and operation of a metal coating line with a processing

capacity of 240 kilo tonnes per annum (ktpa) of cold rolled coil
including despatch building, three stacks, storage areas, office and
laboratory.

Approved (15/09/2023)

SSD-7075

Mod-5 Erskine Park Waste Facility Modification 5

Update waste stored at any given time from 1,040 tonnes to 3,000 t,
processing up to 35,000 tpa of glass, and update site layout by
removing the manual sort line and replacing with the glass breaking
line.

Approved (07/07/2023)

MP09_0074

Mod-2 MOD 2 - Integrated Water and Leachate Plant Modifications
Construction of a Leachate Treatment Plant and a Recycling Water
Treatment Plant.

Approved (27/06/2023)

SSD-10101987

Kemps Creek Data Centre Construction and Operation of a Data
Centre including two data storage buildings, 61 generators,

substation, high voltage switch yard, 30 diesel storage tanks, office,
internal access roads and landscaping.

Approved (12/07/2023)

SSD-10272349

Yiribana Logistics Estate GPT

Concept plan and Stage 1 DA for an industrial estate. Stage 1
comprises two warehouses, site-wide bulk earthworks and retaining
walls, an internal road network, storm water works, car parking,
signage and landscaping.

Approved (22/09/2023)

SSD-30628110

Summit at Kemps Creek - 706-752 Mamre Road (Mirvac)

A Concept Proposal comprising nine buildings with a total gross floor
area (GFA) of up to 244,413 square metres (m2) and Stage 1
development of three buildings with a total GFA of 79,263 m2.

Response to Submissions

SSI-10051

Sydney Metro - Western Sydney Airport
A new metro line to service Western Sydney International (Nancy-

Bird Walton) Airport, the Western Sydney Aerotropolis and
interchanging with the T1 Western Line at St Marys.

Approved (23/07/2021)

The potential cumulative impacts of the project will be addressed in the EIS in accordance with the DPHI
Assessing Cumulative Impacts guidelines.

3.4. AGREEMENTS WITH OTHER PARTIES

The applicant has already entered into Voluntary Planning Agreement for the site with Penrith Council for the
delivery of key road infrastructure. No further agreements will be required for this SSDA.

1 2 STRATEGIC CONTEXT
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4. PROJECT

This section outlines the key features of the proposed development, including the project area, the
conceptual physical layout and design (including likely mitigation measures), the main land use activities and
the likely timing for delivery of the project.

It also includes a high-level review of feasible alternatives which were considered having regard to the
project objectives outlined in Section 1.3 of this report, including the consequences of not carrying out the
development.

41. PROPOSED DEVELOPMENT

The Proposal seeks approval for the construction and operation of a new warehouse, to be used as a
beverage Storage and Distribution Warehouse within the AIBP. Specifically, the project comprises the
following:

= Construction of a new warehouse with a two-level ancillary office. The warehouse is predominantly 14.7
metres in height, with a high-bay warehouse component at the western portion of the building which
achieves a maximum height of 39 metres.

= Atotal building area of 45,512sgm; broken down as follows:
— Warehouse area: 43,607sgm
— Office Area: 1,905sgm

= Loading areas at the north and south sides of the warehouse, with hardstand surrounding the perimeter
of the warehouse. Hardstand and carpark areas are accessed via four new driveways from the AIBP
internal estate road.

= Provision of vehicular parking onsite to accommodate cars, vans, semi-trailers and B-doubles. It is
envisaged that approximately 329 spaces will be provided on site within the proposed hardstand and
carparking areas.

= Perimeter landscaping and tree planting with a total area of 10,236sqm (10%).

The proposed architectural plans have been prepared by Nettleton Tribe at Appendix B and shown in
Figure 4 and 5.

The proposed building heights are 14.7m and 39m (high-bay component). This exceeds the maximum
building height control of 24m and therefore a clause 4.6 variation request will be prepared as part of the
EIS. The request will assess and justify the variation to the Local Environmental Plan height limit, which has
been discussed with Penrith City Council and was supported for the purposes of the assessment.

URBIS
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Figure 8 Proposed AIBP Master Plan

Source: Nettleton Tribe

4.2. FEASIBLE ALTERNATIVES

Section 192 of the Environmental Planning and Assessment Regulation 2021 (the Regulation) requires an
analysis of any feasible alternatives to the proposed development, including the consequences of not
carrying out the development.

The Applicant identified three project alternatives which were considered in respect to the identified need for
the proposed concept plan and warehouses. Each of these options is listed and discussed in the following
table.

URBIS
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Table 7 Analysis of Feasible Alternatives

Option Comment

Option 1 — Consequences of not carrying out The consequences of not carrying out the development would

the development. undermine the strategic objectives of the Penrith LSPS, the
Aerotropolis, relevant Metropolitan and District Plan objectives
and significant public infrastructure investment by Federal, State
and local government to support Western Sydney.

Maintaining the site in its current state overlooks the site's
inherent opportunities, such as its proximity to the Northern
Gateway of the Aerotropolis and employment lands as identified
in the LSPS. It would result in its underutilisation, overlooking its
potential to contribute meaningfully to the community, industrial
lands supply and employment opportunities.

Option 2 — Alternate land uses The site could be developed for other employment and industrial
land uses permissible within the E4 General Industrial zone.
However, given the vision for the AIBP and the planned
development surrounding the site, it would be incompatible to
introduce higher order employment or light industry land uses.

Option 3 — Proposed Development The proposed warehouse and logistics estate is considered the
most appropriate and feasible option for the site. The site will
form part of the larger AIBP, which is strategically located within
the Orchard Hills Urban Investigation Area and in proximity to the
WSI. The site will benefit from co-location to other warehouses
within the AIBP, which will support business activity in Penrith
and Western Sydney.

The proposal is compatible with the local context and will result
in minimal impacts to the environment through the
implementation of suitable mitigation measures where required.
The development can be achieved without having unacceptable
environmental impacts in relation to traffic, noise, heritage,
biodiversity and visual impacts.

URBIS
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2.

STATUTORY CONTEXT

This section of the report provides an overview of the key statutory requirements relevant to the site and the
project, including:

Commonwealth Environment Protection and Biodiversity Conservation (EPBC) Act 1999
NSW Biodiversity Act 2016 (BC Act);

Environmental Planning and Assessment Act 1979 (EP&A Act);

Environmental Planning Assessment Regulation 2021 (the Regulations);

State Environmental Planning Policy (Planning Systems) 2021 (Planning Systems SEPP);
State Environmental Planning Policy (Transport and Infrastructure) 2021 (T&l SEPP);

State Environmental Planning Policy (Resilience and Hazards) 2021 (R&H SEPP);

State Environmental Planning Policy (Biodiversity and Conservation) 2021 (B&C SEPP);
State Environmental Planning Policy (Industry and Employment) 2021 (I&E SEPP);

State Environmental Planning Policy (Sustainable Buildings) 2022 (SB SEPP)

State Environmental Planning Policy (Precincts — Western Parkland City) 2021 (WPC SEPP)
Penrith Local Environmental Plan 2010

Penrith Development Control Plan 2014: E17 Luddenham Road Industrial Business Park

The following table categorise and summarises the relevant requirements in accordance with the DPHI
guidelines. Each of these matters will be addressed in further detail within the future EIS.

3..  STATUTORY REQUIREMENTS

The following table categorises and summarises the relevant requirements in accordance with the DPIE
State Significant Development Guidelines.

Table 8 Identification of Statutory Requirements for the Project

Statutory Relevance Action

Power to grant approval Section 12 Warehouses or Distribution Centres of Schedule 1 of the Planning

Systems SEPP sets out that development which has an estimated development
cost of more than $50 million is SSD.

Estimated cost of development (refer to Appendix A)
$218,108,101 (Excl. GST)

The proposed development is appropriately classified as SSD.

Permissibility The site is zoned E4 General Industrial in accordance with the Penrith LEP.

Warehouse or Distribution Centres are permitted with consent in the E4 Zone.

Other approvals (General) The following Acts were considered but by virtue of the application being SSD

and the nature of the proposal, no further approval is required under the
following:

NSW National Parks & Wildlife Act 1974,

NSW Heritage Act 1977,

NSW Roads Act 1973;

NSW Water Management Act 2000;

NSW Rural Fire Service Act 1997, and

NSW Protection of the Environment Operations Act 1997.

URBIS
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Statutory Relevance

Action

No requirements for other approvals have been identified at this stage.

2.2,

PRE-CONDITIONS

Table 9 outlines the pre-conditions to exercising the power to grant approval which are relevant to the

project.

Table 9 Pre-Conditions

Pre-conditions to Granting
Consent

Comment

Section 4.24 of the EP& A Act -
Concept Development Consent

Determination of any further development application in respect of the site
cannot be inconsistent with the consent for the concept proposal for the
development of the site.

A concept consent does not apply to the site.

Section 66 of the EP&A
Regulations — Contribution plans
for certain areas of Sydney

Under s66 a development must not be determined by the consent authority
unless a contributions plan has been approved for the land. A contribution is
not required if the applicant has entered into a planning agreement with a
planning authority under Part 7 of the Act for the matters that may be the
subject of a contributions plan.

The site is not located in land specified under this section. Notwithstanding, the
applicant has entered into an agreement with Penrith City Council for a
Voluntary Planning Agreement (VPA) which seeks to deliver the Luddenham
Road widening, upgrading of Patons Lane and a signalised intersection to
Luddenham Road. The VPA has been executed and is now registered on title.

State Environmental Planning
Policy (Transport and
Infrastructure) 2021

Clause 2.122 requires the consent authority to refer development for
Warehouse and Distribution centres with a site area / GFA greater that
8000sgm with access to any road to Transport for NSW.

State Environmental Planning
Policy (Resilience and Hazards)
2021

A consent authority must be satisfied that the land is suitable in its
contaminated state - or will be suitable, after remediation - for the purpose for
which the development is proposed to be carried out.

Hazardous and Offensive Development is considered to assess the
development against storage and transport thresholds for Dangerous Goods.
Riskcon has provided preliminary advice (Appendix D) on the proposed
developments alcohol storage which demonstrates the quantity of dangerous
goods to be stored is significantly below the threshold triggers.

State Environmental Planning
Policy (Sustainable Buildings)
2022

Chapter 3 Standards for non-residential development applies to the site.

= Section 3.2 Development consent for non-residential development

= Section 3.3 Other considerations for large commercial development

= Section 3.4 Other considerations for certain State significant development

2.3.

MANDATORY CONSIDERATIONS

Table 10 outlines the relevant pre-conditions to exercising the power to grant approval and the section where
these matters are addressed within the EIS.

Table 10 Mandatory Considerations

Statutory Reference

Mandatory Consideration

Consideration under the EP&A Act and Regulations

Section 1.3

The relevant objects of the EP&A Act will be addressed in the EIS

1 8 STATUTORY CONTEXT

URBIS
AIBP STORAGE AND DISTR BUTION WAREHOUSE_SCOPING REPORT



Statutory Reference

Mandatory Consideration

Section 4.15 (1)(a)(i)
Relevant environmental planning
instrument

All relevant EPIs will be addressed in the EIS, these include;

= Penrith LEP 2010

Resilience & Hazards SEPP 2021 — Hazardous and Offensive
Development

Resilience & Hazards SEPP 2021 — Remediation of Land
Planning Systems SEPP

Transport & Infrastructure SEPP

Industry & Employment SEPP

Sustainable Buildings SEPP

Section 4.15 (1)(a)(ii)
Relevant draft environmental
planning instrument

" Not applicable.

Section 4.15 (1)(a)(iii)
Relevant development control plan

Consistency with the Penrith Development Control Plan 2014: E17 Luddenham
Road Industrial Business Park will be considered in the EIS.

Section 4.15 (1)(a)(iiia) any planning
agreement or draft planning
agreement

Not applicable.

Section 4.15(1)(b) the likely impacts
of that development, including
environmental impacts on both the
natural and built environments, and
social and economic impacts in the
locality,

The likely impacts of the development have been identified in Section 7 of this
scoping report including those matters requiring further assessment in the EIS.

Section 4.15(1)(c) The suitability of
the site for the development

An assessment of the suitability of the site will be undertaken within the EIS
including whether the proposal fits within the locality and whether the site
attributes are conducive to the proposed development.

Section 4.15(1)(d) Any submissions
made in accordance with the Act or
regulations

Early engagement will be undertaken with the community and agencies to
ensure that the views are appropriately considered and detailed in the EIS. A
detailed response to any submissions will be provided following lodgement and
public exhibition of the EIS.

Section 4.15(1)(2) The Public
Interest

The public interest of the project will be fully detailed and addressed within the
EIS. Given the alignment of the project with Federal, State and local strategic
policy it is considered that the project is in the public interest.

Mandatory relevant considerations under EPIs

Penrith LEP 2010

The Penrith LEP is the principal environmental planning instrument that that
sets out land use zones and development controls for the site. The Penrith LEP
includes the following relevant considerations that will be fully addressed in the
EIS.

= Part 4 — Principal development standards
= Part 5 — Miscellaneous provisions
=  Part 7 — Additional local provisions

The project is generally consistent with the provisions of the LEP.

State Environmental Planning Policy
(Resilience and Hazards) 2021

Chapter 3 — Hazardous and Offensive Development will be considered and
assessed as part of this application. Preliminary advice has been prepared by
Riskcon (Appendix D) to confirm the storage of Dangerous Goods does not
exceed chemical storage thresholds. The proposed storage and distribution
warehouse will be assessed for the storage of hazardous goods in which the
EIS will assess the type, quantities and packaging relating to hazardous goods
being stored on site. At this stage, the following details are provided:

The Fire and Sprinkler systems will be designed to suit specific product
classifications outlined by the tenant and required standards. A detailed

URBIS
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Statutory Reference

Mandatory Consideration

product manifest will be assessed within the Preliminary Hazard Analysis.
Storage of goods including dangerous goods will be protected by the
appropriate systems including:

e  Fire Sprinkler Systems.

e  Suppression mode sprinklers considering the automated storing and
staging requirements.
Fire Hydrant and Hose Reels.
Potable Fire Extinguishers.
Fire Detection / Alarm Systems.
Appropriate In Rack Sprinklers as required.
Sufficient system interface with base build systems including
extraction fans.

The above systems will be utilised and integrated within the fit out locations
noted below:

Racking and Highbay Racking.

Block Stacking.

Automation and conveyors as required.

Sortation and Plant Equipment as required.

MHE Charging locations.

Office and General Warehouse Areas.

Awnings

Section 4.6 — Contamination and remediation to be considered in determining
development application. All structures and buildings have been removed from
the site. Any sources of contamination or potentially hazardous materials were
identified, and the site has been made suitable from a contamination
perspective for the proposed works.

State Environmental Planning Policy
(Transport and Infrastructure) 2021

Section 2.122 — Traffic-generating development applies as the site area
exceeds 8,000sgm and the proposal is to be referred to TINSW. A Traffic
impact Assessment will be prepared to assess the potential traffic and parking
impacts.

State Environmental Planning Policy
(Biodiversity and Conservation) 2021

Chapter 2 — Vegetation in non-rural areas will be considered within the SSDA.

State Environmental Planning Policy
(Industry and Employment) 2021
(I&E SEPP)

All signage will be required to consider the Schedule 5 criteria under the
Industry & Employment SEPP. Signage details will be included in the SSDA.

Considerations under other legislation

Biodiversity Conservation Act 2016
Part 7 and Part 8 (2) (BCA)

The site is biodiversity certified under the Cumberland Plain Conservation Plan.
The likely impact of the proposed development on biodiversity values as
assessed in the Biodiversity Development Assessment Report (BDAR). The
Minister for Planning may (but is not required to) further consider under that BC
Act the likely impact of the proposed development on biodiversity values.

The likely impacts of the proposed development on biodiversity values will be
assessed in a BDAR which will accompany the EIS unless a BDAR waiver is
sought and granted for the proposal.

Commonwealth Environment
Protection and Biodiversity
Conservation Act 1999 (EPBC Act)

Chapter 2 of the EPBC Act establishes controls for assessing and regulating
the environmental impact of activities (including development) where a Matters
of National Environmental Significance (MNES) may be affected. Under the
EPBC Act, any action which has, will have, or is likely to have a significant
impact on MNES is defined as a “controlled action” and requires approval from
the relevant Commonwealth Minister.

Assessment of significance is not required in accordance with the Significant
Impact Guidelines 1.1 — Matters of National Environmental Significance
published by the Commonwealth Department of Agriculture, Water and the
Environment (DAWE).

20 STATUTORY CONTEXT
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Statutory Reference

Mandatory Consideration

A biodiversity assessment will be submitted as part of the EIS and will be
included an assessment against the requirements of the EPBC Act.

Water Management Act 2000

Section 91 of the Water Management Act regulates two kinds of activities,
controlled activity approvals and aquifer interference approvals; Whilst a water
use approval, a water management work approval or controlled activity
approval other than an aquifer interference approval, which confers a right to
carry out specified aquifer interference activities is not required for SSD,

Nevertheless, guidelines for Controlled Activities on Waterfront Land; and NSW
Aquifer Interference Policy, 2012 will be considered in the EIS and supporting
documentation

Rural Fires Act 1997

Planning for Bushfire Protection (NSW Rural Fire Service 2018) will be
considered in the assessment provided within the EIS.

Roads Act 1993

Section 138 regulates works and structures in, on or over a public road
including requirements for concurrence from TfNSW.

The Guide for Traffic Generating Developments will be considered as part of
the Transport Assessment for the project and assessed within the EIS.

Development Control Plan

Penrith Development Control Plan
2014

Clause 2.10(1) of the Planning Systems SEPP provides that the provisions of
Development Control Plans do not apply to SSD.

Clause 2.10(2) of the Planning Systems SEPP provides that a requirement of
an EPI that a DCP be prepared before development can be granted to
development does not apply to SSD.

There is no requirement for assessment of the project against the Penrith DCP.

The requirement of Penrith LEP for a DCP to be prepared prior to consent
being granted has no effect. Nevertheless, the project has considered the
following provisions of Penrith DCP:

= Part C City-wide controls
= Part D Land use controls
= Part E Key precincts

URBIS
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6. COMMUNITY ENAGAGEMENT

The following sections of the report describe the engagement activities that have already been carried out for
the project, and the engagement to be carried out during the preparation of the EIS.

6.1. ENGAGEMENT CARRIED OUT

The proposed development reflects discussions with the following key agencies:

Table 11 Agency Engagement

Agency Engagement

Penrith City Council An introductory meeting with Penrith City Council was completed to discuss the
project and the intention of preparing a SEARs Request.

DPHI Initial discussions have commenced with DPHI to describe the project and the
preparation of a Scoping Request.

= All comments received through this process have been reflected in the Scoping Report and
Architectural Plans. Once the SEARSs are received, the Applicant will proceed with the formal consultation
process as part of preparing the EIS, as detailed in Section 5.2 below.

6.2. FUTURE ENGAGEMENT TO BE CARRIED OUT BY THE APPLICANT

Further community and stakeholder consultation will be undertaken in the preparation and assessment of the
EIS including:

= Key Stakeholders: it is proposed to consult with the following stakeholders during the preparation of the
EIS:

— Penrith City Council
— Surrounding residents, businesses and local community groups.

= Other Interested Stakeholders: additional stakeholders may be identified during the preparation of the
EIS.

= Key Actions: the following actions will be undertaken to keep the community informed regarding the
project, obtain feedback from the community on the project and engaged with stakeholders on the
detailed assessment of key matters:

— A dedicated engagement strategy will be prepared following the issue of SEARs.

— Additional consultation actions may be identified following further engagement with key stakeholders
and DPHIL.

— The EIS and supporting documentation will be placed on public exhibition, providing stakeholders
with an additional opportunity to review the Project, including the final development plans and the
detailed specialist studies and assessment reports accompanying the final EIS.

= The proposed actions are consistent with the community participation objectives in the Undertaking
Engagement Guidelines for State Significant Projects. An engagement consultant will be responsible for
monitoring, reviewing and adapting the effectiveness of the engagement strategy to encourage
community participation in the Project.

= An Engagement Outcomes Report will be provided with the EIS.

URBIS
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7. PROPOSED ASSESSMENT OF IMPACTS

This section identifies the key impacts which will be further investigated and assessed within the EIS,
including the proposed approach to assessing each of these matters. It also identifies the matters addressed
in the scoping phase that are unlikely to result in significant impacts and do not warrant further consideration
in the EIS.

7..  MATTERS REQUIRING FURTHER ASSESSMENT IN THE EIS

The following table outlines the relevant matters and impacts which will be addressed in detail within the EIS.
It outlines the matters and impacts of particular concern to the community and other stakeholders.

Table 12 Matters requiring assessment in the EIS

Matter Consideration
Urban Design and The SSDA will include an urban design and landscaping report to ensure the proposal is of a
Landscaping high quality and landscape led design. The project will be aiming provide a high-quality

landscaped outcome on the site that will maximise tree canopies to optimise shade and
reduce urban heat island effects.

Amenity The SSDA will need to address key environmental amenity matters to ensure the project can
provide a high-quality outcome with strong liveability attributes. Key technical studies to
inform the EIS will (if required) include overshadowing diagrams; noise and vibration impact
assessment, visual impact assessment; or public domain and landscape strategy.

Noise & Vibration The proposed development is expected to have acoustic, and vibration impacts as well as
cumulative impacts in relation to surrounding large-scale developments. A Noise and
Vibration Impact Assessment (NVIA) will accompany further assessment of this matter in the
Environmental Impact Statement (EIS), to satisfy the Environmental Protection Authority’s
(EPA’s) Noise Policy for Industry, Interim Construction Noise Guideline and Road Noise
Policy. Mitigation, management, and monitoring measures will be documented and
implemented over the demolition, construction, and operation of the site.

Visual Visual impact will be assessed in the EIS. As a part of this, impacts on viewpoints and vistas
will be assessed as well as visual amenity assessment of landscaping, design and
supporting works. The Visual Impact Assessment (VIA) will include an assessment at
suitable intervals from construction (e.g. 0, 5, 10 years) to demonstrate the appearance of
the development prior to and following the establishment of landscaping. The site’s proposed
use is suitable in terms of visual amenity.

A Visual Analysis Scoping Report has been prepared by Geoscapes to assess the potential
impacts generated by the proposed development. Six viewpoints were assessed, of which
only two viewpoints were found to have medium-high levels of sensitivity. Only the high-bay
portion of the building will be visible, as the lower parts will be screened from view by future
development and landscaping. In addition, in the medium term when the AIBP development
is constructed and the E4 zoned land adjacent to Luddenham Road is completed the
proposed storage and distribution warehouse will be fully screened from view from many
locations. Further analysis will be carried out in the Visual impact Assessment as part of the
EIS. A clause 4.6 variation of development standard assessment will be included in the EIS.
This will assess and justify the variation to the Local Environmental Plan height limit of 24m
for the high bay component of the proposal which will be 39m. The preliminary Visual Impact
assessment, appended to this report has found no significant visual impacts associated with
the high bay component of the development. The use of the clause 4.6 approach has been
discussed with Penrith City Council and was supported for the purposes of the assessment.

Air Quality An air quality analysis and assessment will be undertaken to consider air quality throughout
the demolition, construction, and operational phases of development. Strategies to manage
likely impacts such as dust emissions and suppression during construction will be further
explored in the EIS.

Access & Transport Increases in traffic are expected alongside the proposed development. A Traffic Impact
Assessment (TIA) to assess key traffic considerations in relation to the site and its
development will be obtained and evaluated in the EIS. Existing and estimated future traffic
conditions, parking, and access as well as the impact on surrounding road capacity and
pedestrian/cycling routes are all key features to be analysed.
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Matter

Consideration

Surrounding construction which has the potential to cause cumulative traffic impacts include
AIBP Warehouses and upgrades to Luddenham Road and Patons Lane. Existing traffic
volumes on surrounding roads will increase during construction and operation, and the
impact of the site’s proposed new roads will require further assessment and planning.

Water and Flooding

Analysis of the site’s water and stormwater conditions will be included in the civil
infrastructure report and plans. A Soil and Water Management plan (SWMP) will be acquired
alongside the completion of an Erosion and Sediment Control Plan and Stormwater
Management Strategy (SMS). These will help inform further site analysis in the EIS
surrounding catchment capacity on and around the site as well as any irrigation risks.

A Flood Impact Risk Assessment in accordance with the NSW Floodplain Development
Manuel 2005 will be provided in the SSDA and analyse any further potential flood impacts on
the site and surrounds.

Earthworks

Civil plans will be prepared to identify and manage any negative impacts as a result of the
proposed bulk earthworks. It is expected that cut and fill works will be required across the
site, the proposed earthworks will be informed by a detailed cut and fill strategy.

Geotechnical

A Geotechnical Report will provide an assessment of the ground conditions of the site and
any risks associated with ground stability or proposed excavation. The report will detail the
findings from desktop review of the site and borehole testing where necessary. The report
will recommend appropriate temporary and permanent site support and retention measures if
required. The Geotechnical Report will also assist to determine any required engineering and
earthworks to achieve the proposed development outcome.

Bushfire

A Bushfire Strategy Study will be developed and inform the EIS in accordance with the NSW
RFS’ Planning for Bushfire Protection (2019). The site is largely located on Vegetation
Category 2 bushfire prone land.

Waste

The proposed development is expected to generate waste during the demolition,
construction, and operation phases. A Waste Management Plan (WMP) will be attained to
determine the extent of management required and will be in accordance with waste
regulatory frameworks and legislation.

Biodiversity

The site currently consists of rural vegetation in the form of grasses and scattered trees.
Assessment in accordance with the Biodiversity Assessment Method will be undertaken in
the EIS alongside the consideration of a Biodiversity Assessment Report (BAR). A further
detailed ecological assessment of the site will occur to identify any threatened species and
help inform the potential impacts of the proposal. Preparation of a BDAR is not required as
the site is recognised as biodiversity certified via strategic biodiversity certification.

The key environmental conservation area for the site has already been protected by a C2
Conservation zone as part of the rezoning.

Heritage

Consultation with Aboriginal Community representatives will be conducted and assessed in
an Aboriginal Cultural Heritage Assessment Report (ACHAR) as part of the SSDA.

In terms of European Heritage there a Heritage Impact Assessment will be undertaken.

Building Code of
Australia

A BCA report will be prepared for the development and will present the findings of an
assessment of the proposed building against the Performance Requirements of the Deemed-
to Satisfy provisions of the Building Code of Australia. The assessment will also identify
whether the development will rely on an Alternate Solution based assessment.

Access

An access report will be prepared for the development to ensure that disabled access can be
provided in accordance with Disability Discrimination Act 1992. The access report will
demonstrate how access for all users will be accommodated through the development.

ESD

An Ecologically Sustainable Development (ESD) Report will be prepared to provide a
sustainability assessment development. The ESD report will provide an assessment of the
building design and demonstrate ways in which the development can achieve best practice
and compliance with sustainability requirements.
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Matter Consideration

Economic Impact The economic impacts will be assessed and addressed in the EIS within an accompanying
Assessment Economic Impact Assessment. The economic impact assessment will address the need for
the proposed floorspace and its impacts by considering:
= Forecast growth in demand based on future population growth
= Existing supply and vacancy rate for employment lands
=  Proposed supply of employment lands.

Hazards and Risks A Preliminary Hazard Analysis Report will be prepared for the EIS to assess the types of
dangerous goods which will be stored and how they will be mitigated in accordance with the
Resilience and Hazards SEPP.

The proposed development operations comprise the storage of alcohol which is considered a
dangerous good as it is flammable under the Australian Dangerous Goods Code. Similarly,
Protection of the Environment Operations Act 1997 No 156 specifies activities which may
pose increased levels of environmental risk therefore requiring the premise to hold an
Environmental Protection Licence (EPL). Under Schedule 1, the proposed development is
considered a Chemical Storage facility and requires an EPL if it triggers the specified
thresholds. Preliminary advice has been prepared by Riskcon (Appendix D) to assess the
values of Dangerous Goods stored on site against the abovementioned thresholds. It
confirmed the quantity is significantly below the threshold values which would trigger a
designated development and the need for an EPL. This confirms the proposed development
does not require an EPL for its operations as a beverage storage facility.

Social Impact A Social Impact Assessment will be prepared assess the social consequences the project,
namely the impacts on affected groups of people and on their way of life, life chances,
health, culture, and capacity to sustain these. The SIA will address the positive and negative
impacts associated with the project, as well as the measures to mitigate these impacts. The
SIA will be prepared in line with the NSW Guidelines for Social Impact Assessments.

Community An Engagement Outcomes Report will be provided as required by the SEARs. The Report
Engagement will outline the engagement carried out to date, the outcomes of that engagement and how it
has informed the proposal. The report will provide evidence of a transparent and
collaborative engagement process. This document will be included in the Environmental
Impact Statement (EIS) as part of the SSDA. The document will also outline:
= Issues raised by surrounding landowners & stakeholders.
=  Project response to issues
= Proposed future community and stakeholder engagement based on the results of
consultation.

VPA / Infrastructure The key considerations that need to be made during the infrastructure funding and delivery
Delivery and Staging planning the site include:
Plan = A staging of infrastructure delivery that enables the development of the site, while

providing a commensurate amount of works in kind offsets against contributions
obligations for each stage.

= Balancing local and state contributions obligation, potential works in kind, the
compulsory monetary contributions for biodiversity and fair recognition of any surplus
credits.

7.2. MATTERS REQUIRING NO FURTHER ASSESSMENT IN THE EIS

This section of the report identifies the following matters that do not require further assessment in the EIS.
Each of these matters was considered within the scoping phase but considered unlikely to result in
significant impacts that warrant further assessment.

= Land contamination: A Preliminary Site Investigation (PSI) has previously been prepared for the site.
The report details all structures and buildings have been removed from the site. Any sources of
contamination or potentially hazardous materials were identified, and the site has been made suitable
from a contamination perspective for the proposed works.

= Access- port/rail facilities: The site is not within proximity to a port or approved rail facility. Future
consideration will be given to the site strategic context, including future rail corridors within a separate
section of the future EIS.
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= Hazard and Risks — Biosecurity, Coastal hazards, Land movement: The site is not in a coastal area.
The existing and proposed operations are not classified as hazardous or offensive development or a
biosecurity risk.

= Air - gas: The proposed future operation does not emit any gases that warrant assessment such as
greenhouse gas.

=  Amenity — odour: The proposed future operation will not cause any anticipated odorous issues, and
thereby does not warrant further assessment beyond the standard Air Quality assessment required by
the SEARs.
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8. CONCLUSION

This Scoping Report has outlined preliminary information regarding the proposed storage and distribution
warehouse within the AIBP. The report has outlined preliminary information regarding the site and proposal,
identified the relevant strategic and statutory context, summarised the approach to engagement with
stakeholders and, identified the scale and nature of the impacts of the project.

As outlined in Section 4.0, the Proposal is declared State Significant Development under Schedule 1,
Clause 29 of State Environmental Planning Policy (Planning Systems) 2021. We trust that the information
detailed in this report is sufficient to enable the Secretary to issue SEARSs for the preparation of an
Environmental Impact Statement.

URBIS
A BP STORAGE AND DISTRIBUTION WAREHOUSE_SCOP NG REPORT CONCLUSION 27



DISCLAIMER

This report is dated 19 March 2025 and incorporates information and events up to that date only and
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis Ltd
(Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of HB+B
Property (Instructing Party) for the purpose of Scoping Report (Purpose) and not for any other purpose or
use. To the extent permitted by applicable law, Urbis expressly disclaims all liability, whether direct or
indirect, to the Instructing Party which relies or purports to rely on this report for any purpose other than the
Purpose, and to any other person which relies or purports to rely on this report for any purpose whatsoever
(including the Purpose).

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.

All surveys, forecasts, projections and recommendations contained in or associated with this report are
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among
other things, on the actions of others over which Urbis has no control.

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or
incomplete arising from such translations.

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.

This report has been prepared with due care and diligence by Urbis and the statements and opinions given
by Urbis in this report are given in good faith and in the reasonable belief that they are correct and not
misleading, subject to the limitations above.
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Level 8, 20 Hunter Street
Sydney NSW 2000

PO Box R608

Royal Exchange NSW 1225

T 02 9299 1899

F 02 9299 9525

E sydinfo@napierblakeley.com
napierblakeley.com

14 February 2025
File Ref.: 2748082343/AA-EDC

Industry Assessments Team

NSW Department of Planning Housing and Infrastructure
C/- HB+B Property

55 — 59 Regent Street

CHIPPENDALE NSW 2008

Dear Sir

Alspec Industrial Business Park - Storage and Distribution Warehouse

Lot 1 DP 1293805, 221-235 Luddenham Road, Orchard Hills

Registered Quantity Surveyor’s Estimated Development Cost (EDC) Report for SEARS
Lodgement

Executive Summary

We have prepared an Estimated Development Cost (EDC), using NSW Government Planning
Circular PS 24-002 Changes to how development costs are calculated for planning purposes,
for the construction of a new warehouse with a two-level ancillary office. This includes a high-
bay warehouse component at the western portion of the warehouse with loading areas at the
north and south sides of the warehouse. The works also include all associated fit out works and
external works.

Our Estimated Development Cost (EDC) is $218,108,101 (Excl GST).



An analysis of the estimated costs is summarised below for works:

ITEM cosT
(EXCL. GST)

Demolition and Remediation -

Construction Cost $ 75,339,529

Fixed & Mobile Plant & Equipment (If applicable) -

Carrying Out of Works (If applicable) -

Mitigation of Impact Items (If applicable) -

Furniture, Fittings & Equipment (FFE) & Operational Equipment

(Where forming part of the application) $ 109,000,000

Fitout costs (Where forming part of the application) $ 5,564,148
Sub-total -1 $ 189,903,677
Add: Professional Fees (5.0%) $ 9,495,184
Add: Contingency (5.0%) $ 9,495,184
Add: Escalation (4.5%) $ 8,615,904
Sub-total - 2 $ 217,509,949
Add: Authority Fees (LSLL) - GST Exempt (0.25%) $ 598,152
TOTAL EDC (Excl GST) for SSD/SSI $ 218,108,101
Add: GST - Calculated on Sub-total - 2 Amount only $ 21,750,995
TOTAL DEVELOPMENT COST (Plus GST) for NON-SSD/SSI $ 239,859,096

GROSS FLOOR AREA
Total Gross Floor Area (AIQS Definition) 56,968m2

Construction Cost Only $/m2 GFA (AIQS Definition) $1,322/m2

This calculation of the EDC is an objective and accurate assessment and covers the full scope
of works in the identified development proposal, at the date of Environmental Impact Statement
(EIS) submission.

Basis of Report Preparation

Prepared this estimate as a requirement for a SEARS lodgement. This is not a tender
estimate

We have prepared this estimate in response to Secretary’s Environmental Assessment
Requirements (SEARS) issued for State Significant Developments in NSW (SSD) or
State Significant Infrastructure in NSW (SSI)

We have prepared the estimate based on the legislative and regulatory requirements of
the consent authority for calculating the EDC (EP&A Act, EP&A reg, SEPPS, and the
Planning Circular)

We have prepared this estimate generally in accordance with the AIQS Practice
Standard (1t Edition 1 published March 2024) for calculating EDC in NSW

We have measured Gross Floor Area (GFA) in accordance with the Method of
Measurement of Building Areas in the AIQS Cost Management Manual Volume 1,
Appendix A2

We have included works as indicated on the drawings and within the site boundary

Lot 1 DP 1293805, 221-235 Luddenham Road, Orchard Hills Page 2
14 February 2025
File Ref.: 2748082343/AA-EDC



o We have excluded GST in the calculation of the Estimated Development Cost

¢ We have calculated the development costs including price escalation to intended
commencement date of construction on site in Mid-February 2026

o We have separately shown the estimated development costs plus GST, for use by the
Approval Authority where relevant in calculating certain other fees and charges

e Prepared this estimate as a requirement for a SEARS lodgement. This is not a tender
estimate

o List of the development proposal documents used:

= Architectural drawings 14291 DA010, DAO21 and DAOO31 as prepared by
Nettleton Tribe Partnership Pty Ltd

Scope of Calculation of EDC

o We have prepared an Estimated Development Cost (EDC), using NSW Government
Planning Circular PS 24-002 Changes to how development costs are calculated for
planning purposes, for the construction of a new warehouse with a two-level ancillary
office. This includes a high-bay warehouse component at the western portion of the
warehouse with loading areas at the north and south sides of the warehouse. The works
also include all associated external works

e The Proponent for this development proposal is HB+B Property

o We certify that we have provided the genuine costs of the development proposed by this
application and these costs are based on industry recognised prices.

¢ We confirm that we are not aware of any obvious limitations encountered in the
preparation of the report.

e Refer to Annexure A for our Elemental Cost estimate which has been prepared generally
in accordance with the Australian Cost Management Manual issued by the Australian
Institute of Quantity Surveyors (AIQS).

List of Exclusions
The below items of cost are specifically excluded in line with Section 6 of the EP&A Regulation:

e Amounts payable on the cost of land including Development Contributions

Costs related to any part of the development subject to a separate development consent
or approval

Land costs including costs of purchasing holding and marketing

Ongoing maintenance or use of the development

GST, and

Finance Cost

This EDC report has been prepared by:

p .

Peter Hammond MCIOB FRICS AAIQS No. 9898
Director
Napier & Blakeley Pty Ltd

ENCL — ANNEXURE A— ELEMENTAL COST ESTIMATE
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Report Parameters

This report is the opinion of Napier & Blakeley Pty Ltd ACN 006 386 278 atf Napier & Blakeley Unit Trust
ABN 87 601 474 307 (Napier & Blakeley) and is to be read together with and is subject to the term and
conditions of our engagement. Our opinions in this report are based on the information referred to in this
report that has been made available to us by or on behalf of the addressee (Information).

Napier & Blakeley has not obtained independent verification of the Information. As such, our opinion may
be different if the Information is incorrect or inaccurate in any way. This report was prepared solely for the
addressee and its use is limited to the purpose for which it was provided. No third party may rely on this
report without first obtaining the prior written consent of Napier & Blakeley.

Napier & Blakeley does not warrant the accuracy or completeness of the Information, and to the
maximum extent permitted by law, does not accept any responsibility or liability for any loss suffered by
any person or entity as a result of or in connection with error, inaccuracy, misrepresentation,
incompleteness or similar defect in the Information and/or this report or any default, negligence or lack of
care in relation to the preparation or provision of the Information and/or this report.

© Copyright Napier & Blakeley Pty Ltd ACN 006 386 278 atf Napier & Blakeley Unit Trust ABN 87 601 474 307. All rights reserved.
Reproduction, distribution or transmission of this report is prohibited
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m ELEMENTAL ANALYSIS

PROJECT: 221-235 Ludenham Rd, Ochard Hi Description: The construction of a new warehouse with a two-level ancillary office. This includes a high-bay warehouse component at the western portion of the
. - ’ warehouse with loading areas at the north and south sides of the warehouse. The works alos include all associated fiy out works and external works.
JOB NUMBER: 2748082343
DATE: 12-Feb-25
10.0% PREL MNARES 10 0% Insert [[ALL INSERT CELLS = This colour \ [ [
0.0% UNMEASURED WORKS ALLOWANCE 00% Insert ‘ ‘ ‘
4.0% o
PROFIT & OVERHEADS 4 0% Insert AREA NOT IN TOTAL
50% PROFESSIONAL FEES 50% Insert
Office + Amenities .
FUNCTIONAL AREA - Warehouse - FECA (m2) (Warm - Shell) - FECA Awning - UCA (m2) External Works (m2) |H TOTAL WORKS
Area sqm = 43 275 Area sqm = 1 854 Area sqm = 11 750 Area sqm = 49 082 Area sqm = 56 968
$/SaM | $ $/SQM | $ $/SQM | $ $/SQM | $ $/SQM | $
[ \
O1 SB  |SUBSTRUCTURE $254.47 $11,012238 || $122.93 $227,916 o - - $197 67  $11,261,038
02 CL |Columns $69.75 $3,018,300 $30.00 $55,620 o - - $53.99 $3,075,705
03 UF  |Upper Floors - - $166.13 $308,000 > - - $5.41 $308,000
o4 SC  |Staircase - - $12.43 $23,040 - - $0.40 $23,040
o5 RF _ |Roof $22100  $9563775 || $278.34 $516,040 $ 375.00 $4,406,250 - $ 25428  $14,486,065
06 EW |External Walls $209 64 $9,072,054 $197.59 $366,327 = - - $ 16599 $9,456,201
o7 WW__ |Windows - - - - - -
08 ED |External Doors $7.86 §$340,250 - - - - $597 $340,250
09 NW __|Internal Walls $49.25 $2,131,500 $ 150.00 $278,100 - - $42.30 $2,409,600
10 NS |Internal Screens & B/L - - $ 25.00 $46,350 - - $081 $46,350
1 ND |Internal Doors - - $50.00 $92,700 - - $163 $92,700
\
TOTAL SUPERSTRUCTURE $557 50  $24,125879 || $909.48 $1,686,177 $ 375.00 $4,406,250 - - $530.79 $30,237,911
\
12 WF _ |Wall Finishes - - $175.00 $324,450 o - - $5.70 $324,450
13 FF Floor Finishes $23.33 $1,009,700 $175.00 $324,450 $2.00 $23,500 - $24.07 $1,371,038
14 CF  |Ceiling Finishes - - $101.62 $188,400 - - - $335 $190,631
—— ——— —— [ |
TOTAL FINISHES $23.33 $1,009,700 |[ $451.62 $837,300 $2.00 $23,500 = - $33.11 $1,886,119
15 FT Fitments $2,209 81 $95629,720 || $ 1,946.77 _ $3,609,316 $5.00 $58,750 - $1,743.05 $99,298,679
16 SE _ |Special Equipment - - B - - - -
——— ( |
TOTAL FITTINGS $2,20981 $95629,720 || $1,946.77  $3,609,316 $5.00 $58,750 - - $1,74305  $99,298,679

17 SF Sanitary Fixtures - - - =
18 PD  |Sanitary Plumbing $15.00 $649,125 $ 125.00 $231,750 $2500 $293,750 - $20.66 $1,176,856
19 WS |Water Supply - - o

20 GS  |Gas Service - - - - -

21 SH  |Space Heating - - = o
22 VE | Ventilation $5.00 $216,375 $25.00 $46,350 - - $461 $262,725
23 EC  |Evaporative Cooling -

- $325 $185,400

$100.00 $185,400

24 AC | Air Conditioning - -
25 FP__ |Fire Protection $85.58 $3,703,550 $65.00 $120,510 $ 3500 $411,250 - $74.35 $4,235,310
26 LP  |Electric Light & Power $81.57 $3,530,125 $286.81 $531,750 $ 3500 $411,250 - $78.57 $4,476,249
27 CM __ |Communications - - - - - - -
28 TS |Transportation Systems $13.86 $600,000 $ 48.54 $90,000 - - $12.11 $690,000
29 SS __ |Special Services - - - - - -
—— — — [ |
TOTAL SERVICES $201 02 $8,699,175 $ 650.36 $1,205,760 $ 9500 $1,116,250 = - $193.56 $11,026,540
\
CENTRALISED ENERGY
30| CE |sysTEms : : - - -
L L \ \
31 AR |DEMOLITION - - - - - -
SUB-TOTAL - BU LD NG $3,246.14 | $140,476,712|| $4,081.16 $7,566,469 $477.00 $5,604,750 - - $2,698.17 $153,710,287
PREL MNARES - BU LD NG $324.61 $14,047,671 $408.12 $756,647 $47.70 $560,475 - - $26982  $15371,029
UNMEASURED WORKS ALLOWANCE - - - - - - - - o -
SUB-TOTAL - BU LD NG $3,570.75 | $154,524,383 | $4,489.28 | $8,323,116 $ 524.70 $6,165,225 - - $2,967.99 $169,081,315
32 XP __ |Site Preparation incl. excavation - - - $5.79 $283,959 $498 $283,959
33 XR |Roads Footpaths & Paved Areas - - - $ 148 50 $7,288,550 $ 127 94 $7,288,550
34 XN Boundary Walls, Fencing & Gates - - - $ 28.66 $1,406,500 $ 24.69 $1,406,500
35 XB Pool, Outbuilding & Covered Ways - - - - - - -
36 XL _|Landscaping & Improvements - - -l ssr2 $427,970 $751 $427,970
— — — ( |
TOTAL SITE WORKS - - - - = - $ 19166 ‘ $9,406,979 $165.13 $9,406,979
37 XK |Ext Stormwater Drainage - - - $37.13 $1,822,453 $31.99 $1,822,453
38 XD Ext Sewer Drainage - - - $061 $30,000 $053 $30,000
39 XW __ |Ext Water Supply - - - $031 $15,000 $026 $15,000
40 XG |Ext Gas - - - $031 $15,000 $026 $15,000
41 XF  |Ext Fire Protection - - - $7.13 $350,000 $6.14 $350,000
42 XE Ext Electrical - - - $12.22 $600,000 $10.53 $600,000
43 XC  |Ext Communications - - - $102 $50,000 $088 $50,000
44 XS |Ext Special Services - - - - - -
| — | — — ( |
TOTAL EXTERNAL SERVICES - - - - - - $58.73 $2,882,453 $50 60 $2,882,453
\ \
45 XX |EXTERNAL ALTERATIONS - - - - -
SUB-TOTAL - EXTERNAL WORKS - - - - - - $ 250.39 $12,289,432 $215.72 ‘ $12,289,432
PREL M NAR ES - EXTERNAL - - - - - - $25.04 $1,228,943 $21.57 $1,228,943
UNMEASURED WORKS ALLOWANCE - - - - - - - - - -
TOTAL EXTERNAL WORKS - - - - - - $275.43 $13,518,375 $23730  $13518,375
46 YY |PROFIT & OVERHEADS $142.83 $6,180,975 $179.57 $332,925 $20.99 $246,609 $11.02 $540,735 $128 21 $7,303,988
|
TOTAL ggég:‘fp;g)\(;:—;g’;‘\‘g WORKS + | ¢ 3,713.58 | $160,705,358 || $4,668.85 | $8,656,041 $ 545.69 $6,411,834 $286.44 $14,059,110 ||l $ 3,333.50 $189,903,677
T
! PROFESSIONAL FEES $185.68 $8,035,268 $233.44 $432,802 $27.28 $320,592 $14.32 $702,955 $ 166 68 ‘ $9,495,184
TOTAL GROSS WORKS $3,899.26 | $168,740,626 | $4,90220 | $9,088,843 $572.97 $6,732,426 $300.76 $14,762,065 ||| $ 3,500.18 $199,398,861
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Riskcon Engineering Pty Ltd
37 Pogson Drive
Cherrybrook NSW 2126
ABN 74 626 753 820
www.Riskcon-eng.com

Consultants Advice Notice

Project: HBB Storage Warehouse Ref No.: RCE-25003
From: Chris Butson Date: 17 " March 2025
Revision: 0
Attention Company Email
To: Mike Lloyd HB & B Property Pty Ltd mlloyd@hbbproperty.com.au

1.0 Introduction

HB & B Property Pty Ltd (HBB) are developing a muti-stage warehouse development at the
Alspec Industrial Business Park. One of the proposed tenants in the warehouse development
plans to store Dangerous Goods (DGs) which require assessment under State Environmental
Planning Policy Resilience and Hazards (SEPP-RH) to assess the development against
storage and transport thresholds and ensure the development does not pose excessive risk
to the surrounding land uses. This assessment shall be finalised by a competent person(s) in
a separate document and included with the Development Application (DA) submission.

During consultation with the NSW Department of Planning and Environment (DPE), it was
indicated that if the tenant were to exceed certain thresholds in the Protection of Environment
Operations Act 1997 No 156 and the EPA regulations then the development would fall under
a different approval pathway.

It has therefore been proposed to conduct an initial assessment of the proposed storages
against these thresholds, separate to the SEPP-RH assessment, to demonstrate that the
intended approval pathway is valid and the thresholds in the EPA regulations are not
exceeded.

HBB has engaged Riskcon Engineering Pty Ltd (Riskcon) to conduct this assessment and
provide this Consultants Advice Notice (CAN) to support the DA.

2.0 Thresholds and Chemical Classification

The proposed tenant is a beverage logistics company which receives, stores and distributes
alcoholic and non-alcoholic beverages. As ethanol (alcohol) is flammable, it is classified as a
Dangerous Good (DG) under the Australian Dangerous Goods Code. The code specifies, that
alcoholic beverages with alcohol-by-volume (ABV) below 24% are not considered Dangerous
Goods. Therefore, products such as beer and wine are not included in the assessment and
only those products >24% ABV, such as spirits are considered.

The Protection of the Environment Operations Act 1997 No 156 specifies activities which may
pose increased levels of environmental risk therefore requiring the premise to hold an
Environmental Protection Licence (EPL). In Schedule 1 Part 1 of the Act, premise-based
activities which may trigger the need for an EPL are defined, as the site does not manufacture
or use the Dangerous Goods to be stored in any manner, the activities are considered
‘Chemical Storage’ and the threshold criteria is as follows:



Riskcon

engineering

e General chemicals capacity to store more than:
o 20 tonnes of pressured gases
o 200 tonnes of liquified gases
o 2,000 tonnes of chemicals in any other form

Under the Environmental Planning and Assessment Regulation 2021, exceedance of these
thresholds would mean the development is considered a ‘Designated Development’ triggering
a different approval pathway to that currently intended.

3.0 Assessment

A stock keeping unit (SKU) export was provided as a ‘worst-case scenario’ in terms of storage
quantity of Dangerous Goods. Each product was reviewed to identify those which are >24%
ABV and are to be included in the assessment, the volume per container and number of
containers per carton were then determined to estimate the total volume and weight of DGs
to be stored.

Table 3-1 provides a summary of this assessment; the products have been removed to
maintain the anonymity of the tenant. Based on the assessment, the maximum quantity of
alcohol (DGs) as classified by the Australian Dangerous Goods Code is 51.8 tonnes. This is
approximately 3% of the threshold values which would trigger the need for an EPL and a
different approval pathway.

Table 3-1: Total DG Storage Quantity

Describtion Vol. per container No. containers No. cartons | Total volume | Total weight
P (L) per carton to be stored (L) (T)*
0.7 12 46 386

0.39
0.7 6 102 428 0.43
0.7 6 168 706 0.71
0.7 6 49 206 0.21
0.7 12 25 210 0.21
0.7 6 199 836 0.84
0.7 6 23 97 0.10
0.7 6 232 974 0.97
Redacted
0.7 6 17 71 0.07
1.125 6 360 2430 243
0.7 12 234 1966 1.97
0.7 12 70 588 0.59
1.25 6 22 165 0.17
0.7 12 100 840 0.84
1 6 56 336 0.34
0.7 6 9 38 0.04












