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1 Executive Summary 

1.1 Background 

The Georges River Council was proclaimed on 12 May 2016, bringing together the former 
Hurstville City and Kogarah City Councils. 

The Georges River LGA covers 43 square kilometres and comprises the suburbs of Riverwood, 
Peakhurst, Kingsgrove, Penshurst, Hurstville, Mortdale, South Hurstville, Kogarah, Carss Park, 
Peakhurst Heights, Lugarno, Beverly Hills, Carlton, Allawah, Narwee, Oatley, Connells Point, 
Blakehurst, Beverley Park, Kogarah Bay and Sans Souci.  

Georges River Council comprises 5 wards: Blakehurst, Hurstville, Kogarah Bay, Mortdale and 
Peakhurst. 

Figure 1: Georges River Boundary Map 

 
Source: Georges River Council 

The former Hurstville City Council appointed JLL and its project team (Cox Architecture and SJB) 
on 23 September 2014 to undertake an Employment Lands Study within the former Hurstville LGA 
(inclusive of all land zoned B1 Neighbourhood Centre, B2 Local Centre and IN2 Light Industrial 
under the Hurstville Local Environmental Plan 2012). The Study comprised two (2) stages: 

 Stage 1 – Background Report 

 Stage 2 – Industrial Lands Strategy and Commercial Lands Strategy 

The Georges River Council is now seeking to expand the application of the Employment Lands 
Study to include land within the former Kogarah LGA (now known as Blakehurst and Kogarah Bay 
Wards of the Georges River LGA) through updating the Stage 1 and Stage 2 reports referred to 
above.  

1.2 Previous Study – Kogarah LGA 

In 2013, SGS Economics and Planning Pty Ltd provided the final version of the Kogarah 
Employment Lands and Economic Development Strategy to Council. The Study was adopted by 
Council on 22 April 2013. 

The Strategy is a detailed document which includes: 

 A demographic overview and economic profile of the former Kogarah LGA; 

 Trends and drivers influencing industry and changing employment; 



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 5 
March 2017 

 Employment land supply analysis of commercial centres in the former Kogarah LGA; 

 Demand analysis which assesses the capacity of employment zoned land to accommodate 
projected jobs and floorspace;  

 Gap analysis by precinct – identifying shortfalls in floorspace capacity by precinct; 

 Competitor assessment, with a main focus on the Kogarah Town Centre and its potential 
competitors; 

 Viability of the current planning controls for employment lands across the former Kogarah 
LGA; and 

 Key strategies and recommendations. 

A number of key recommendations identified in the SGS Study have been incorporated in 
Council’s New City Plan (Amendment No 2 to Kogarah LEP), which is currently with the NSW 
Department of Planning & Environment for finalisation. 

1.3 Overall Project Scope 

The key objective of the project is to expand the application of the Employment Lands Study 
prepared for the former Hurstville Council LGA to include the Blakehurst and Kogarah Bay Wards 
of the Georges River LGA and report the observations of SGS on the commercial precincts. As 
such our overall project scope remains similar to the previous employment study, albeit expanded, 
which are to: 

 Set a clear strategic direction for all employment lands (excluding B3 and B4 within Hurstville 
City Centre) within the Georges River Local Government Area;  

 Review all recent employment and economic studies for the St George Region;  

 Undertake an analysis of the supply and demand for commercial, retail and residential floor 
space in the Local Centres and Neighbourhood Centres of the former Hurstville LGA and 
industrial floor space in industrial areas of the Georges River LGA for the next 10 and 20 
years; 

 Provide advice on the potential to achieve employment forecasts (utilising BTS estimates) 
of the employment lands within the former Hurstville LGA;  

 Review the existing planning controls (LEP & DCP) for the subject employment lands and 
provide recommendations which may assist achieving the forecast employment numbers;  

 Ensure sufficient employment land is retained across the whole Georges River LGA to 
accommodate existing and potential growth across a range of employment types;  

 Provide recommendations for new planning controls to achieve the forecast dwelling and 
employment targets; 

 Investigate alternative opportunities for existing employment lands including revitalisation of 
these areas. 

1.4 Stage 1 Scope 

The requirements of this Stage 1 report are summarised below. 

 Review existing background information relevant to Georges River’s employment lands 
(including employment and economic studies, planning instruments and development 
control plans, State Government strategies and plans, development applications and 
planning proposals). 

 Review employment and economic studies for surrounding St George Region and relevant 
planning controls. 

 Undertake a Land Use Survey providing critical inputs to the study. 

 Undertake a SWOT analysis which currently, and may in future, influence development of 
the Georges River employment lands. 
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 Undertake a market assessment and provide an overview of the suburban commercial 
(office) and retail market hierarchy - significant structural and market trends, sectors, 
supply/demand dynamics, shifts in user demand and requirements etc. Identify and 
comment on the key demand drivers and likely demand trends for Industrial land and related 
commercial development in the industrial zoned land. 

 Project the quantum of floor space required across the Local and Neighbourhood Centres 
for the former Hurstville LGA and industrial areas of the Georges River LGA for commercial, 
retail, residential or industrial development over the next 10 and 20 years to accommodate 
growth and the proportion of floor space for each type of land use. 

 Review and identify current and likely future location and operational requirements for the 
projected commercial and retail floorspace in the Local and Neighbourhood Centres for the 
former Hurstville LGA and projected industrial floorspace in the industrial areas of the 
Georges River LGA. 

1.5 Key Limitations 

As identified above, the project team undertook an assessment of all employment lands (excluding 
the City Centre) within the former Hurstville LGA with the primary benefit of the land use survey, 
conducted in late 2014. While in this report we have made our best endeavour to update our 
research and analysis, ultimately our recommendations and findings for these employment lands 
are at the point in time when the survey was conducted and have not been amended through this 
update. That said, we note as a general observation regarding these types of suburban 
employment lands that change occurs relatively slowly and as such we are of the view that our 
recommendations while derived in late 2014 are likely to still be applicable today.  

Another key limitation of this study relates to our assessment of the former Kogarah LGA 
employment lands. We have been instructed to assess the industrial employment lands within the 
former Kogarah LGA, with the benefit of undertaking a land use survey. We have not been 
instructed to assess the commercial zoned employment lands within the former Kogarah LGA and 
therefore have not undertaken a land use survey or any analysis on these lands. Instead we have 
only benefited from the summary provided by the SGS study and our use of their summary does 
not imply that we have independently validated their findings or conclusions. 

1.6 Key Findings 

The key findings and outcomes of this Stage 1 report are summarised below. 

1.6.1 Context  and Opportunities Relating to Georges River’s Employment Lands 

Georges River Local Government Area (LGA) is located in the South of Sydney, approximately 
15 kilometres from Sydney CBD. It covers an area of 38 square kilometres and is made up of 23 
suburbs, all with their own distinct identities.  

Important considerations that influence the LGA employment land uses include:  

 Being bounded by two rail lines with eleven stations in the LGA.  

 The district centre of Hurstville CBD which has important commercial and civic uses. 
Hurstville CBD and Kogarah CBD are two of the seven designated centres for the South 
District in the 2016 Draft South District Plan.  

 Around 39,000 people come to work in the Georges River LGA from all around Sydney every 
day; 37% of these workers live in the LGA, which is a reasonable self-containment level for 
employment (BTS JTW, 2011) 

 The Georges River LGA is becoming increasingly more attractive as a location to live and 
work as Sydney’s centre of population shifts westwards, with the fastest growing subregion 
being the South-West, particularly with the committed Badgerys Creek airport and the 
Broader Western Sydney Employment Area. Given that Georges River is served by two 
railway lines, the orbital motorway and the under construction WestConnex, there would be 
few local government areas with better rail and road infrastructure. 

 The opportunity for Georges River is to raise the housing density within walking distance of 
its eleven railway stations and attract young, knowledge based workforce, around the local 
centres. The additional attraction which Georges River offers is a chance for a dramatic rise 
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in the use of public transport and the potential to lessen the growing congestion of local and 
arterial roads. 

 The entire Georges River LGA could be included within the Global Economic Corridor (GEC), 
especially given the growth of the South West subregion, the fastest in Sydney, and the 
commitment to a second airport in Liverpool LGA. 

 Georges River, being between the South West and the Central subregions has the 
opportunity to become recognised as a major player in future metropolitan plans given its 
strategic location. The comparison with Willoughby LGA and Chatswood points to the need 
to improve the retail facilities in Hurstville centre and also its local centres in order to make 
railway related centres more attractive for multi-unit housing. Also, the opportunity to locate 
a university campus in Hurstville should be explored by Council using Macquarie University 
as an example in stimulating employment growth in Macquarie Park. Hurstville would also 
benefit from the development opportunity of a business park at Kingsgrove. This needs to 
be promoted as the primary opportunity for the South Sydney market to have a highly 
functioning and desirable business park. 

1.6.2 Review of Background Material 

Within this report is a summary of background materials. JLL’s observations on the opportunities 
for the employment centres are generally supported by this prior analysis. Note - these are 
opportunities not our recommendations as recommendations will come from stage 2 of the 
project.  This includes the potential to:  

 Strengthen the link to the Sydney Kingsford Smith Airport. 

 Promotion of Kingsgrove as a business park.  

 Potential for higher order key employment centres of Kingsgrove and Peakhurst.  

 Potential for higher density housing and for more sizeable supermarkets – with the two of 
these being linked.  

 Closer cooperation with adjoining Councils.  

1.6.3 Opportunities by Land Use 

Office Uses 

Office uses broadly fits into three categories: 

1. Investment grade office assets.  These are generally defined as large floor plate office 
buildings within ‘defined’ office precincts.  Within Sydney these include Sydney CBD, 
Macquarie Park and Parramatta.  While users are increasingly been drawn to ‘defined’ or 
‘recognised’ centres, there is a quantifiable shift away from Sydney’s CBD in preference 
to the suburban office markets.   

2. Office uses that support another primary land use e.g. a small amount of office at the back 
of a retail shop, a medical facility or industrial use.  Demand for these is driven by the 
primary land use. 

3. Support office uses.  These share a number of characteristics to retail in that they provide 
localised services to the community.  They benefit from good exposure and therefore car 
parking and exposure are important considerations. Although with some exception, 
demand for these uses grows in line with the population.   

JLL’s discussion of ‘office uses in the B1 Neighbourhood and B2 Local Centre zones of the former 
Hurstville LGA generally relates to the third category above and within IN2 our discussion relates 
primarily to the second category. JLL’s broad observation is that, with exception, adequate 
amounts of office space exist within the B1 Neighbourhood and B2 Local Centres zones.  Small 
amounts of office based development may occur over time; however, our base case is to assume 
that this grows in line with the population growth.  The localised nature of the B1 Neighbourhood 
Centre zone  mean that the most frequent office users are support services such as real estate 
agents, legal and accounting services, computer repair and architectural, engineering and 
technical service etc.  

Within its analysis JLL has identified limited demand for additional office uses within the IN2 areas 
of Georges River. With manufacturing declining and logistics moving to the northwest and 
southwest Sydney there may be some opportunity for the development of more serviced based 
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industrial uses which may have higher proportions of office uses. Opportunity may exist for higher 
order uses including office uses within the key employment centres of Peakhurst and Kingsgrove.  
This will be explored in more detail in the stage 2 report. 

Key requirements discussed in the report that impact the demand for additional office uses 
include: viability (primarily), clustering, amenity, car parking, floor plate, access and compatible 
uses. 

Retail Uses 

The potential future retail demand is dictated by a number of factors. Broadly these include; online 
retailing, impact of international retailers and the changing role of the department store, however, 
these influences mostly impact larger retail centres. JLL considers the key driver for additional 
retail floorspace within the former Hurstville LGA will be the growth in the residential population of 
the former Hurstville LGA and environs. 

JLL’s broad observation is that adequate amounts of retail space exist within the B1 Zone. Small 
amounts of retail based development may occur over time; however, our base case is to assume 
that this grows in line with the population growth.   

From an amenity perspective JLL considers opportunity exists for local supermarkets to service 
additional locations, however, in most cases the fragmented landholdings, value in the existing 
improvements and the lack of parking make the development unviable. As such, consideration of 
residential uses e.g. shop top housing within mixed use developments may make some of these 
developments viable and in doing so provide improved quality and quantum of retail.  

Additionally, the B1 Neighbourhood zone prohibits “commercial premises” and allows for retail 
premises in the form of “neighbourhood shops”, which are restricted to a maximum floor area of 
100m2. This restriction on floor area and use limits the uses for which premises in the B1 
neighbourhood zone can be permitted. The inclusion of shops provides a greater scope of retail 
uses and scales. It is unlikely to facilitate a supermarket entering these centres due to the small 
land area covered by the majority of the B1 zoned areas. The exception is Oatley West which due 
to previous planning controls already has a supermarket operating in that B1 zoned centre. 

Our comments for the B2 Local Centres are similar to above comments for B1 Neighbourhood 
Centres, that is, JLL’s broad observation is that adequate amounts of retail space exist within the 
B2 Local Centre zones with the exception of demand for local supermarket offerings in some of 
the centres.  Again to provide viability for this nature of development e.g. Coles express or IGA a 
significant incentive to provide residential uses will be required.     

Key requirements discussed in the report that impact the demand for additional retail uses include: 
catchment, exposure, access and floor space.  

Industrial Uses 

While economic growth is a natural driver of demand for industrial space, the key drivers 
influencing the demand for industrial uses are considered to be (a) the structural change and rise 
of the logistics sector  (b) changes in the manufacturing sector (c) the impact of infrastructure (d) 
clustering (e) affordable land (f) competing uses  and (g) on-line retailing.  

Within this report JLL has identified the requirement for additional analysis to be undertaken in 
stage two specifically relating to the following centres:   

 Beverly Hills, Penshurst Street IN2 Light Industrial Zone 

 Penshurst Industrial Penshurst Lane and Forest Road IN2 Light Industrial Zone 

 Peakhurst Industrial IN2 Light Industrial Zone 

 Kingsgrove IN2 Light Industrial Zone 

Key requirements discussed in the report that impact the demand for additional industrial uses 
includes: clustering, car parking, floor plates, access and compatible uses.   
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2 Georges River’s Employment Lands 

2.1 Georges River Background and Strategic Context 

Georges River Local Government Area (LGA) is located in the South of Sydney, approximately 
15 kilometres from the Sydney CBD. It covers an area of 38 square kilometres and is made up of 
23 suburbs, all with their own distinct identities. Georges River LGA is bound by Canterbury-
Bankstown LGA to the north and west, Bayside LGA to the east, and Sutherland LGA to the south. 
It is located in the South district of Sydney as detailed in the 2016 Greater Sydney Commission, 
Draft South District Plan – Co-creating a Greater Sydney, which also includes the local 
government areas of Canterbury-Bankstown and Sutherland. 

Georges River LGA benefits from two rail lines, the East Hills Line to the north, and the Illawarra 
Line to the south.  It has one of the highest number of railway stations accessible to its population 
in Sydney, with eleven stations within the LGA or immediately accessible. The major centre is the 
Hurstville CBD which has important commercial and civic uses including the former Hurstville City 
Council and Hurstville police station, over 60,000m2 of retail floor space and has a vibrant and 
diverse atmosphere. The LGA has an estimated residential population of 147,906 people as at 
2015 (2015 ABS Estimated Residential Population) and 51,000 dwellings (2011 ABS Census). 
Georges River’s culturally diverse population supports a variety of employment, retail, cultural and 
sporting facilities around the LGA, placing the City as an interesting place to live and work. 

Around 39,000 people come to work in the Georges River LGA from all around Sydney every day; 
37% of these workers live in the LGA, which is a reasonable self-containment level for employment 
(Transport Performance & Analytics (formerly known as Bureau of Transport Statistics), Transport 
for NSW data compiled from 2011 Census data). By comparison to surrounding LGA’s high 
compared to Bayside (22%), low compared to Sutherland (72%) and on par with Canterbury-
Bankstown (40%). In 2011, the most dominant industries for jobs held by residents, were Health 
Care and Social Assistance, which employed 2,750 people (or 18.9%), followed by Retail Trade 
(1,713 people or 11.8%), and Accommodation and Food Services (1,262 people or 8.7%). These 
three industries employ 39.3% of the employed resident population in Georges River LGA.  

Georges River LGA contains the two designated Strategic Centres for the South Subregion in the 
2014 A Plan for Growing Sydney, being the Hurstville and Kogarah CBDs. Strengths of the 
Hurstville centre include the strong retail offerings, both Westfield Shopping Centre, as well as 
some of the smaller main street retail uses along Forest Road; the existing commercial office 
market; as well as excellent access to the Sydney CBD via the Illawarra Line. While the Kogarah 
centre benefits from its strong medical focus driven by proximity to St George Hospital. 

Georges River also has many other strategic advantages and employment drivers; these include 
both large and small industrial precincts that are located throughout the LGA, many with 
exemplary public transport access, including the Kingsgrove Industrial Area, Penshurst Industrial 
Area, and Penshurst Lane Industrial Precinct (See Figure 2). Other Local and Mixed Use Centres 
also benefit from strong public transport accessibility including Hurstville, Kogarah and Riverwood 
(See Figure 2).  

The Georges River LGA is becoming increasingly more attractive as a location to live and work 
as Sydney’s centre of population shifts westwards, with the fastest growing subregion being the 
South-West, particularly with the committed Badgerys Creek airport and the Broader Western 
Sydney Employment Area. Given that Georges River is served by two railway lines, the orbital 
motorway and the under construction WestConnex, there would be few local government areas 
with better rail and road infrastructure.  

Sydney’s Kingsford Smith Airport is in close proximity to Georges River LGA, which provides 
significant employment opportunities for residents, as well as potential for substantial economic 
benefits. The proximity of the M5 Motorway to the north of the LGA provides good access to the 
airport and the orbital system, as well as the north-south links afforded by King Georges Road 
and the Princes Highway which provide access to the broader St George Region as well as the 
Illawarra Region and Sutherland Shire to the South, and to the Sydney CBD and Airport to the 
north. As stated, the accessibility afforded by the two railway lines is quite unique in the Sydney 
region, with services providing access to the Sydney CBD from Hurstville Station within 25 
minutes. 
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While 37% of those employed in Georges River live in the LGA, 46% of residents are employed 
within or in the surrounding three LGAs being Sutherland, Canterbury-Bankstown and Bayside. 
This proportion has the potential to increase drastically given the projected doubling of the 
passenger numbers for the nearby Sydney Airport, and the subsequent need to service the airport 
site; as well as the projected increase in Sydney CBD’s employment numbers; and the projected 
growth of Sydney’s South West, including Macarthur South being considered as Sydney’s next 
growth centre. The opportunity for Georges River to capture some of the value and employment 
potential from these kinds of growth could boost the LGA’s labour force and benefit the resident 
population.  

Georges River’s socio-economic profile, when compared with that of the Sydney Region can best 
be described as bordering on average in most categories particularly in regards to income, level 
of education and occupation. Georges River’s age profile shows an ageing population which in 
itself is a success story as residents are happy to remain for most of their lives. However when 
planning for the future, the challenge is to attract and retain a younger, educated and skilled 
workforce to live and work in Georges River, which could attract knowledge enterprises to develop 
in the area, particularly to serve the changing geography of Sydney’s Central and South West 
subregions. 

Georges River could become an increasingly attractive residential location for a younger, skilled 
workforce with outstanding access, particularly to the Central and South West subregions. In 
addition, it can intercept the growing workforce of the Illawarra as the time taken for the journey 
to work will become an increasingly important factor in deciding where to live and work. To this 
end Georges River’s unique location surrounded by two of Sydney’s key railway lines needs to be 
fully exploited for the benefit of the current and future community.  

In taking advantage of the above, the biggest opportunity for Georges River is to raise the housing 
density within walking distance of its eleven railway stations with each having a different dwelling 
format to suit the existing character of its station’s catchment. This will help to attract a young, 
knowledge based workforce, allow the local centres, which have grown over the years around 
each station, to expand and thrive by serving a new class of consumer which has been shown to 
have a lower car ownership rate by relying far more on public transport than any earlier generation. 
The additional attraction which Georges River offers is a chance for a dramatic rise in the use of 
public transport and the potential to lessen the growing congestion of local and arterial roads.  

This study examines the opportunities and outlines the future role of Georges River as a major 
player in the growth of Sydney as one of the Asia Pacific’s major global cities. 
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Figure 2: Employment Precincts 

 
Note: Kogarah commercial centre lands not identified, covered in SGS study   

 

Employment Precincts 

1. Beverly Hills, Stoney 
Creek Road 

18. Beverly Hills, The 
Kingsway 

2. Hurstville, Gloucester 
Road 

19. Hurstville East, Forest 
Road 

3. Hurstville, Kimberly 
Road 

20. Kingsgrove, 
Kingsgrove Road 

4. Lugarno, Chivers Hill 21. Mortdale, Morts Road 

5. Lugarno, Lime Kiln 
Road 

22. Narwee, Broadarrow 
Road 

6. Oatley, Lansdowne 
Parade 

23. Penshurst, Penshurst 
Street 

7. Oatley West, Mulga 
Road 

24. Penshurst, Forest 
Road 

8. Peakhurst, Baumans 
Road 

25. Riverwood, Belmore 
Road 

9. Peakhurst, Boundary 
Road 

26. Beverly Hills, 
Penshurst Street 

10. Peakhurst, Forest 
Road 

27. Hurstville Industrial 

11. Peakhurst, Isaac Road 28. Kingsgrove Industrial 

12. Peakhurst, Lorraine 
Street 

29. Peakhurst Industrial 

13. Peakhurst, Ogilvy 
Street 

30. Penshurst Industrial 

14. Peakhurst, Park Street 
31. Penshurst Industrial, 
Penshurst Lane 

15. Peakhurst Heights, 
Pindari Street 

32. South Hurstville 
Industrial 

16. Riverwood, 
Broadarrow Road 

33. Carlton Industrial 

17. Beverly Hills, King 
Georges Road 

34. Blakehurst Industrial 
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2.2 Georges River’s Role in the Sydney Region to 2036 

2.2.1 Overview 

Georges River is in a position to maximise its locational advantage as Sydney’s population is 
forecast to reach 6.4 million by 2036, an increase of 1.7 million people above the 4.7 million 
estimated in 20161. A third of the population growth will be in the southern half of the Sydney 
Region made up of the South West and South Districts which together will add 577,100 people, 
373,000 in the South West District and 204,100 in the South District of which Georges River LGA 
is located. 

Figure 3: The Northern and Southern Halves of the Sydney Region and their Strategic Centres 

 
Source: Cox Richardson Architects and Planners 

The southern ‘half’ is linked by the M5 section of the Orbital Motorway network and will be 
enhanced by the WestConnex project. It is also linked to the recently completed South West Rail 
Link at Leppington which joins the East Hills Line at Glenfield, giving access to Sydney airport and 
the Sydney CBD via Georges River LGA, particularly Kingsgrove. 

This employment site at Kingsgrove, discussed later in this report, has the potential to emerge as 
one of Sydney South’s most important business parks. Georges River, with its proximity to the 
Sydney CBD, the Randwick Education and Health precinct (made up of the University of NSW 
and Prince of Wales Hospital) and Sydney airport, whose passenger volumes are expected to 
double, is in a favourable position to capitalise on these surrounding employment concentrations. 
Central Sydney’s employment numbers are expected to increase by around 100,000 by 2031, 
positioning Georges River, to not only play a leading role in the South subregion, but the whole of 
Sydney’s southern ‘half’. 

2.2.2 Lessons Learnt – Comparison with Willoughby LGA 

With many economic and employment opportunities emerging it begs the question, can Georges 
River learn from other established Strategic Centres? One such centre, Willoughby LGA, provides 
a number of potential lessons to Georges River. 

                                                           
1 Department of Planning and Environment, State and Local Government Area Population Projections: 
2016 Final, NSW 
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Chatswood Centre is on the main northern rail line which has a north-west link to Epping, giving 
direct access to Macquarie Park and Macquarie University. Similar to Hurstville CBD, Chatswood 
benefits greatly from rail infrastructure with the Northern Line providing access to the south, 
connecting to St Leonards, which houses the Royal North Shore Hospital, as well as the North 
Sydney and Sydney CBDs, which together make up “Global Sydney” (See Appendix: Georges 
River & Willoughby LGA comparison). 

Both Hurstville and Willoughby have “up market” waterfront suburbs; Lugarno, Oatley and 
Peakhurst Heights on the Georges River, whilst Willoughby has the suburbs of Middle Cove, 
Castle Cove, Castlecrag, Northbridge and Cammeray on Middle Harbour (See Appendix: 
Georges River & Willoughby LGA comparison). These ‘executive’ suburbs are important as 
the decision makers, who influence the location of jobs, prefer local sites for their businesses. 

There are a number of other similarities between the LGA’s. For instance, Peakhurst for Georges 
River and Artarmon for Willoughby dominate the provision of industrial based household services 
to their regions, the St George region and the North Shore, respectively. Both LGAs have their 
major retail outlets at their strategic centres, Hurstville with Westfield at the rail station, Chatswood 
with a Westfield at its rail station. Both centres also have their council administrative offices and 
community facilities in their centres, and are both bounded by large council areas, Sutherland to 
the South of Georges River and Ku-ring-gai to the north of Willoughby. Both serve as gateways 
to regions outside of Sydney; Willoughby, the Central Coast and the Hunter; and Hurstville, the 
Illawarra. 

There are a number of socio-economic similarities and a number of differences, however the key 
difference, which is the focus of this comparison, is that Willoughby is at the core of the original 
Global Economic Corridor (GEC) which, as stated by the 2013 Draft Metropolitan Plan for Sydney 
to 2031, contains 50% of Sydney’s knowledge jobs, defined in the Plan as “the corridor of 
concentrated jobs and activities in centres from North Sydney to Macquarie Park, and from the 
City to the Airport and Port Botany”, and “will remain the powerhouse of Australia’s economy”. It 
is also suggested in the Plan that the GEC “provides Sydney’s, NSW’s and Australia’s most 
valuable links with the economy” (Metropolitan Plan for Sydney 2031). This status is of major 
importance to the attractiveness of an area for investment and job creation (See Appendix: 
Regional Context).  

The GEC contains Macquarie Park and Macquarie University within the Ryde Council area, 
adjacent to Willoughby Council, and to the south includes the North Sydney and Sydney CBDs, 
and further south, Kingsford Smith-Sydney airport. The corridor has recently been extended to 
include Parramatta including its CBD, Westmead Health Precinct, Rydalmere Education and 
adjacent industrial lands between Parramatta and Auburn.  

We have proposed that the GEC be further extended in a south-western arc to embrace Georges 
River LGA.  This would include Hurstville and Kogarah centres, and the major hospital, a regional 
TAFE college and a number of key industrial areas and some alternative opportunities (See 
Appendix: Regional Context). It is noted that Hurstville Council has made this recommendation 
in its submission to the Draft Metropolitan Plan for Sydney. 

Major strategic changes expected in Sydney’s south and south-west over the next few decades 
will impact on Georges River and its surrounding LGAs. The most immediate and ongoing activity 
is at Sydney Airport which is expected to increase its passenger volumes from approximately 37 
million in 2012 to 74 million in 2033 (Deloitte Access Economics, Economic Impact of a Western 
Sydney Airport, 2013). Thus, Kingsford-Smith Airport’s relative proximity to Georges River of just 
7.5km is a great advantage to the LGA. With these employment projections, the South subregion 
councils have the capacity to take advantage of expected growth. This will benefit the Southern 
subregion in particular, as much of the South Sydney employment lands (found in Bayside LGA 
and the City of Sydney) have been or are being redeveloped for housing. 

2.2.3 Attracting the Knowledge Based Workforce 

A key to attracting knowledge based jobs to Georges River is to attract young knowledge workers, 
with their requirements for where they live and how they travel. Recent research in Australia and 
overseas has identified a class of workers who are leaning towards a particular lifestyle with a 
preference to live in inner areas, close to their jobs and prefer walking, cycling, and public transport 
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particularly for their journeys to work2. It has also been shown that they prefer to live in medium 
density terraces, town houses or apartments as distinct from detached houses. It has been shown 
that a large percentage of Sydney’s knowledge workers live and work in the Global Economic 
Corridor and that knowledge based companies are locating in this corridor to have better access 
to the skilled workforce. Due to its location and rail access, Georges River is in an enviable position 
to provide for a knowledge based workforce and attract a proportion of Sydney’s knowledge 
economy.  

2.2.4 Former Hurstville LGA’s Retail Hierarchy 

The former Hurstville LGA has emerged with a reasonably clear retail hierarchy ranging from the 
Strategic Centre at Hurstville with 62,000m2 of retail in the Westfield Mall; Riverwood Centre with 
10,000m2, to the remaining railway station oriented major local centres ranging from 5,500m2 at 
Kingsgrove to 1,500m2 at Narwee, each with potential for growth, these are shown in Table 1. This 
hierarchy is further split by the land use zoning, with B1 Neighbourhood Centres typically providing 
less retail amenity than B2 Local Centres. This is primarily related to the scale (i.e. larger areas) 
and uses (i.e. more allowable uses) within the B2 Local Centres. The standout of this typical 
hierarchy is Oatley West, which due to previous planning controls already has a supermarket 
operating in that B1 zoned centre. 

Interesting shopping and personal service centres attract residential development which in turn 
provides new retail outlets, particularly restaurants, coffee shops and other meeting places. It is 
this combination of a lively centre, served by rail and the development of surrounding multi-unit 
housing which could provide highly attractive environments for the young, knowledge based 
workforce. These centres could also attract the decisions makers who could locate their 
businesses in Georges River’s employment lands so as to gain access to the skilled knowledge 
workers. 

Table 1: Georges River Centres with Rail Access (Assorted in Descending Order of Retail Floor Space) 

No.  Centre Retail Floor Area (m²) Railway Station 

1 Hurstville Centre                          62,000  Hurstville 

2 Riverwood (Belmore Road)                          10,000  Riverwood 

3 Kingsgrove (Pottery)                           5,500  Kingsgrove 

4 Mortdale (Morts Road)                           4,000  Mortdale 

5 Oatley (West)                           4,000  Oatley 

6 
Beverly Hills (King Georges 

Road) 
                          3,500  Beverly Hills 

7 Penshurst                           3,500  Penshurst 

8 Narwee (Broad Arrow Road)                           1,500  Narwee 

Source: Cox Richardson Architects and Planners 
Note: The above excludes the former Kogarah Council areas covered in SGS study 

Development should generally be within an 800m radius of each station, representing a 10 minute 
walk, a universally recognised standard to encourage the use of public transport. Each catchment 
area needs to be the subject of a Council urban design study to assess the opportunities and 
constraints of each Transit Oriented Development (TOD) area with the aim of outlining each 
precinct under a section of a future Development Control Plan.  

Figure 4 shows the location of the Local retail centres within an 800m catchment of a station. 

Figure 4: 800m Station Catchments for Hurstville’s Centres 

                                                           
2 See: Richard Florida’s Cities and the Creative Class, 2004; Enrico Moretti’s The New Geography of Jobs, 
2013; Yigitcanlar et al’s ‘The Making of Knowledge Cities: Melbourne’s knowledge-based urban 
development experience’ in Cities, Volume 28:2, 2008; and Graeme Evans’s ‘Creative Cities, Creative 
Spaces and Urban Policy’ in Urban Studies, Volume 46:5, 2009.  
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Source: Cox Richardson Architects and Planners 
Note: The above excludes the former Kogarah Council areas covered in SGS study 

The expected resulting growth in the use of public and active transport will greatly benefit the 
whole Georges River Community as the lower use of private vehicles will reduce the level of traffic 
congestion and allow for the provision of very pleasant pedestrian oriented central areas. 

The growth of the knowledge industry and workforce in Georges River will help to make the case 
for extending the GEC to include Georges River LGA. 

2.2.5 Conclusion 

Georges River has not featured strongly in Sydney’s metropolitan strategies, in part by way of 
exclusion from the GEC. However, Georges River is now positioned to capitalise on Sydney’s 
changing economic geography given the growth of the South West subregion, the fastest in 
Sydney, and the commitment to the Western Sydney Airport at Badgerys Creek. 

Kingsford-Smith airport is expected to double its passengers by 2033 and consequently its jobs, 
including those outside of the airport. Sydney’s traditional employment node at South Sydney, the 
Central Industrial Area (CIA), is rapidly being redeveloped for housing with little land remaining for 
airport related industries. Added to this, the Bankstown area, now in the West Central subregion, 
which is dominated by Parramatta CBD, is adjacent to Hurstville and could help service 
Bankstown airport and its industries. 

Georges River LGA, being between the South West and the Central subregions has the 
opportunity to become recognised as a major player in future metropolitan plans given its strategic 
location. Also, the opportunity to locate a university campus in Hurstville should be explored by 
council using Macquarie University as an example in stimulating employment growth in Macquarie 
Park. Georges River would also benefit from the development opportunity of a business park at 
Kingsgrove. This needs to be promoted as the primary opportunity for the South Sydney market 
to have a highly functioning and desirable business park. This opportunity is discussed further in 
Stage 2 of the report.  
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3 Review of Background Materials 

3.1 Employment and Economic Studies 

3.1.1 St George Economic and Employment Study (Hill PDA, 2006) 

This study commissioned by the former Hurstville, Kogarah, and Rockdale Councils for the 
Department of Planning reviewed the main industrial precincts of Carlton, Kingsgrove and 
Peakhurst. They were considered important industrial precincts to protect from infiltration by other 
uses. Bulky goods retailing was singled out as an inappropriate use in these locations, with Hill 
PDA expressing the view that bulky goods retailing demand can be met within existing centres or 
by expansion in mixed use zones. 

The consultants stated that industrial land as a rule should not be fragmented with other uses 
(retailing, office, residential) so as to limit their capacity and operation for a mixed variety of 
industrial uses.  

It was noted, however, that the Kingsgrove Industrial Area should be encouraged to emerge as a 
premium business park, benefiting from its proximity to the M5 and the Airport. It was proposed 
that this area permit a higher FSR (2:1) with allowable office space of up to 60% of the total 
building GFA. 

3.1.2 Building Employment Opportunities in Sydney’s South, March 2010 (JLL and HASSELL) 

This study reviewed the industrial areas of the former City of Canterbury, former City of Hurstville 
and Sutherland Shire Council in the context of the need to not only retain but increase employment 
opportunities throughout the region over the next 20-25 years.  

The study analysed trends in each LGA’s local workforce, surveyed local businesses and 
identified opportunities for growth in employment, specifically in the industrial zoned precincts. 
Key findings were: 

 Hurstville has more residents in the labour force than local employment opportunities; 

 Hurstville has a high proportion of professionals living within the LGA compared to its 
employment base; 

 Hurstville has a high proportion of retail sales jobs compared to its resident labour force; 

 There is limited bulky goods retailing in Hurstville, with residents being served by precincts 
in neighbouring LGAs; 

 Local businesses identified a range of issues affecting industrial zones, including: 

o Lack of employee and customer parking; 

o Council DA processing times too slow; 

o Councils need to be more flexible with planning and building codes; 

o Larger national businesses threatening viability of small business; 

o Trade supplies businesses being considered as bulky goods retailing; 

o Environmental improvements required; and 

o Traffic issues. 

 Relatively strong demand for industrial sites from owner-occupiers – not so strong for 
leased premises; 

 Manufacturing premises are still quite prominent, but forecasts point to continued decline 
in manufacturing employment; 

 Most businesses in the study area have been operating for a long time and have no 
intentions of moving in the short-term; and 

 The primary reasons for considering a move are largely opportunistic or due to expansion, 
so it is important that opportunities to re-locate are provided locally. This means industrial 
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employment zones need to evolve through redevelopment and upgrading to ensure the 
local industrial employment zones remain relevant. 

Key recommendations of the study applicable to Hurstville were: 

 Consider development of portion of Kingsgrove for a business park, providing more 
intensive employment generating uses near the Kingsgrove Station and allowing a higher 
office content throughout the industrial area. This included rezoning portion of the 
industrial zone within walking distance of the station to B7 Business Park; 

 Market the Peakhurst Industrial Zone as the main service industry and service trade 
location within the wider area; 

 Rezone the Peakhurst Industrial Zone to IN1 General Industry to provide greater flexibility 
/ protection for industrial uses; 

 Increase the range of uses permitted with consent in industrial zones to enable support 
uses that service the needs of local employees. 

3.1.3 Review of Future Growth Potential and Planning Controls for Commercial and Industrial 
Land in Hurstville LGA (SGS Economics and Planning, November 2010) 

The purpose of this report was to review and provide advice on achieving the employment targets 
set by the NSW State Government’s subregion strategy; to review existing planning controls found 
in the Hurstville Local Environmental Plan 1994 and Hurstville Development Control Plan No.1 – 
Hurstville LGA Wide for land zoned 3(a) Neighbourhood Business, 3(c) Business Centre and 4 
Industrial; to recommend new planning controls, specifically height and FSR controls for the new 
Hurstville LEP; and provide commentary on possible future controls. These reviews and 
recommendations were considered for the development of the Hurstville Local Environmental 
Plan 2012. 

Key findings of the report included: 

 Hurstville LGAs smaller centres are generally lively with a strong ‘main street’ feel, 

despite being varied and individual. These centres should all host a share of population 

and employment growth in the future. 

 That the current combination of development controls and parking rates makes any 
significant development in Hurstville’s centres unlikely. Primarily because the cost of 
providing on-site car parks at the current rates means that redevelopment and 
intensification is not feasible; and that it may also be physically impossible to provide on-
site parking in a development given the size of the sites and street access 

 Because of these difficulties in parking provision it renders many developments financially 
unfeasible, and to justify would require major increases in FSR and height controls, 
leading to unacceptable built forms and masses.  

 The suggestion to combat these problems is innovative parking solutions. Specifically 
they suggest more central, or Council managed, car parks for both residential and 
commercial development. Existing and future council owned car parks will play a critical 
role in supplying parking if any development and renewal is to occur. 

 Work is required to understand the relationship between development controls and 
strategies that could be used for centrally provided Council car parks. The work to be 
investigated includes the potential for growth and change in lower density areas, and the 
feasibility of development if controls were adjusted. As well as the implication of SEPP 55 
(Remediation of Land) for the redevelopment of Council owned land, and transport 
management and access plans, specifically the potential for section 94 contributions 
based approaches for off-site parking provision.  

 Development potential, in terms of increased FSR and height controls has been 
investigated in Penshurst and Riverwood, as well in Forest Road and Hurstville East 
centre and it is recommended that upward adjustments be made in these places.  

 In other centres, especially those currently zoned 3(c) - Business Centre, further controls 
should be identified to facilitate appropriate expansion and redevelopment. However, 
other small centres currently zoned 3(a) – Neighbourhood Business, including Chivers 
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Hill and Narwee West, where this is little development potential, no increases should be 
given in FSR or height controls. 

 It was identified that employment lands at Penshurst Road, Penshurst could be 
redeveloped in the medium term. 

3.2 State and Regional Planning Context 

3.2.1 Greater Sydney Commission 

The 2016 Draft Greater Sydney District Plans, prepared by the Greater Sydney Commission, will 
guide the delivery of A Plan for Growing Sydney across the six Districts that form the metropolitan 
area. Priorities for each District are set out in the Plan, along with further investigations that are 
needed to shape District Plans. The boundaries for the six Districts reflect the economic and 
community relationships between groupings of Local Government Areas.  

As identified above, the Georges River LGA falls within the South District. The role of district 
planning as provided within the South District plan is “Planning in Greater Sydney has traditionally 
happened at two levels. The NSW Government developed overarching plans that considered 
Greater Sydney’s growing population, where people will live and what kind of jobs and transport 
they will need; while local government developed local environmental plans to identify how land 
can be used, including for housing, businesses and parks. What has been missing is the district-
level planning that connects local planning with the longer-term metropolitan planning for Greater 
Sydney. To facilitate this connection, Greater Sydney is designated into six Districts that represent 
neighbouring groups of council areas with similar features and common communities of interest.” 
(Draft South District Plan, pp. 12). 

3.2.2 Council Amalgamations 

On 12 May 2016 the NSW Government announced the formation of 19 new councils. The 
proclamation of the new Bayside Council occurred on 9 September 2016, following the conclusion 
of legal action by Botany Bay City Council in the Court of Appeal. This took the total number of 
new councils created in 2016 to 20. On 14 February 2017, the Government announced it is 
continuing its in-principle support for the creation of a further five new councils in metropolitan 
Sydney, subject to decisions of the courts. This would see the number of councils in Greater 
Sydney reduced from 41 to 24. As part of these formations the Georges River Council was 
proclaimed bringing together the former Hurstville City and Kogarah City Councils. As noted 
previously, the Georges River Council comprises 5 wards: Blakehurst, Hurstville, Kogarah Bay, 
Mortdale and Peakhurst. 

3.2.3 A Plan for Growing Sydney (December 2014) 

The 2014 A Plan for Growing Sydney sets out the NSW Government’s vision for Sydney over the 
next 15 years, it envisages that Sydney will be ‘a strong global city, a great place to live’ (A Plan 
for Growing Sydney, pp. 2). Of the many strategies and actions identified for accommodating the 
growth of metropolitan Sydney, strategic subregional planning is the most relevant to the Hurstville 
LGA. The plan states that ‘subregional planning’ is the link between the big picture planning 
directions and detailed planning controls for local areas. This will deliver outcomes across local 
council boundaries, and will require coordination between State agencies and/or local 
government" (A Plan for Growing Sydney, pp. 106). 

South Subregional Priorities and Action 

Georges River is located in the South subregion, which is made up of the local government areas 
of Canterbury-Bankstown, Bayside and Sutherland. The plan identifies that the Global Economic 
Corridor, Sydney Airport, Port Botany and the Illawarra region will all be significant economic 
drivers for the South subregion over the next 15 years. Opportunities for the subregion are also 
identified and include existing local employment areas and their potential for targeted growth, as 
well as the improvements to traffic and public transport that will be afforded by the WestConnex 
Motorway and upgrades to the Illawarra Line, as well as the investigation of the F6 Corridor. 

Priorities that were identified for the South subregion include the need to work towards a 
competitive economy for the region; accelerating housing supply, choice and affordability and 
building great places to live; and protecting the natural environment and promoting its 
sustainability and resilience.  
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Within the South subregion, the Plan identifies two Strategic centres, Hurstville and Kogarah, as 
well as priorities and actions that are identified for each centre. The priorities identified for 
Hurstville Strategic Centre are for the State Government to work with Council to retain a 
commercial core in Hurstville, a required, for long-term employment growth; and to provide 
capacity for additional mixed-use development in Hurstville including offices, retail, services and 
housing. The priorities identifies for the Kogarah Strategic Centre are for the State Government to 
work with Council to provide capacity for additional mixed-use development in Kogarah including 
office, health, education, retail, services and housing; and to support health-related land uses and 
infrastructure around St George Hospital. 

Other actions that are set out for the South subregion that will help to meet the future needs of the 
population include a proposal of an enterprise corridor linking Liverpool centre with Bankstown 
Centre via Bankstown Airport – Milperra employment area and the Bankstown Campus of WSU. 
These major employment areas, focussed on Newbridge/Milperra Roads, are directly adjacent to 
Georges River. We have suggested an extension to the Global Economic Corridor to include this 
enterprise corridor which would strengthen Georges River’s strategic location between the South 
West, West Central and South subregions. 

3.2.4 Section 117 Directions 

These directions are issued by the Minister for Planning to relevant planning authorities and apply 
to planning proposals lodged with the Department of Planning and Environment. The relevant 
direction relates to ‘Business and Industrial Zones’ and aims to protect employment land by 
ensuring that planning proposals retain existing land in industrial zones for employment uses and 
specifically not reduce the potential floor space for industrial uses in industrial zones. 

A departure from this direction requires justification in the form of a strategy / report that ensures 
that the overall directions are still met – i.e.:  

 Encourage employment growth in suitable locations; 

 Protect employment land in business and industrial zones; and 

 Support the viability of identified strategic centres. 

3.2.5 Employment Lands Development Program 2010 Report 3 – South Sub Region (NSW 
Planning and Environment) 

This report provides local information on development within the South Sub Region and individual 
LGAs.  

The value of industrial building approvals in the Georges River LGA (combining the former 
Hurstville and Kogarah LGAs) in the 8 years to 2008-09 was approximately $26 million, or $3.25 
million per annum. This was a relatively low level of development activity compared to some other 
LGAs in the South Sub Region such as Sutherland (~$133 million), Canterbury (~$58 million), and 
Rockdale (~$33 million). 

3.2.6 Employment Lands Development Program 2011-14 Update (NSW Planning and 
Environment) 

As above, this report provides local information on development within the South Sub Region 
(combining the former Hurstville and Kogarah LGAs) and individual LGAs. 

The value of industrial building approvals in the Georges River LGA in the 4 years to 2012-13 was 
approximately $8.3 million or $2.1 million per annum. This was a relatively low level of 
development activity compared to some other LGAs in the South Sub Region such as Sutherland 
(~$24.3 million), Canterbury (~$9.6 million), and Marrickville (~$24.5 million). 

3.2.7 Employment Lands Development Program 2015 Update (NSW Planning and Environment) 

This program identifies on and reports changes to industrial zoned land across Metropolitan 
Sydney.  It therefore provides a regular update of trends in supply and demand for industrial land. 

The following industrial precincts are identified in Georges River LGA: 

Former LGA Location Hectares 

Hurstville 
Beverly Hills 1.5 

Hurstville 1.3 
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Kingsgrove South 25.7 

Peakhurst, Boundary Rd 56.1 

Penshurst 1.6 

Kogarah 

Blakehurst 1.6 

Carlton 9.8 

Hurstville South 1.7 

Total 99.3 

Source: Employment Lands Development Program 2015 Update, NSW Department of Planning & Environment 

While only slight changes were noted to employment lands, being an increase of 0.4Ha, in 
Georges River LGA, the following notes highlight some of the relevant metropolitan changes and 
trends: 

In 2014, there was: 

 In total there was an increase of 444.1 ha of industrial land, resulting mainly from 
boundary adjustments and additional industrial sites identified through a comprehensive 
audit undertaken at the end of 2014 of all industrial land in the Sydney Metropolitan 
Region; 

 A loss of 1.5 ha of industrial land which was rezoned to non-employment or mixed use 
zones, being located in the Central Region. 

 79.2 ha of industrial zoned employment lands (IN zones) added through rezonings in the 
Sydney Metropolitan Region, which was predominantly located in outer ring North and 
South West Region; 

 39.6 ha of Industrial land rezoned to B5 Business Development, B6 Enterprise Corridor 
or B7 Business Park zones, which continue to permit industrial uses but allow for a wider 
range of employment uses. 

These changes reflect broad trends occurring across Sydney: 

 Pressure to rezone inner and middle suburban industrial land to allow more intensive 
mixed uses. This typically includes residential uses but may include commercial offices 
and retail uses as well; 

 The structural changes occurring in industrial zoned land, with major industry moving to 
the outer ring suburbs, where land is cheaper and new infrastructure has improved 
access; 

 The changing structure of employment, with strong growth in a wide range of service 
sectors and decline in manufacturing. This has required a rethink in the mix of uses 
allowed in ‘employment zones’, with rezoning to B5, B6 and B7 accommodating this 
greater diversity in land use; and 

 Continued interest in suburban business parks as a location for office accommodation 
and / or a location where a corporation can co-locate their administration and warehouse 
/ industrial requirements together. 

3.2.8 Sydney Metropolitan Industry Agglomeration Project 2014 

This project, of which the former Hurstville and Kogarah City Councils were members of, aims to 
support potential clustering activity and business growth in industries. The project also aims to 
identify those industries where there are opportunities for growth / stimulating employment 
(through clustering) and if required the potential amendments to the regulatory framework required 
to support this growth. 

3.3 Hurstville Planning Documents 

3.3.1 Hurstville Local Environment Plan 2012 

The Hurstville Local Environment Plan (LEP) 2012 applies to the whole of the former Hurstville 
LGA other than for a number of sites within the Hurstville City Centre which are 'deferred sites'. 
The previous Hurstville Local Environment Plan 1994 still applies to these deferred sites. The 
Hurstville LEP 2012 is based on the Standard Instrument LEP. A 2015 amendment has resulted 
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in The Hurstville LEP 2012 providing the planning provisions that govern planning and 
development across the LGA and was established under the Standard Instrument. 

Aims of the plan that are directly relevant to employment and employment land uses include: 

 To encourage and co-ordinate the orderly and economic and use and development of 
land that is compatible with local amenity; and 

 To provide for a hierarchy of centres to cater for the retail, commercial, residential 
accommodation and service needs of the Hurstville community.  

The former Hurstville LGA land use zones that are relevant to this study include B1 
Neighbourhood Centre, B2 Local Centre and IN2 Light Industrial. It is worth noting that Hurstville 
LGA, unlike surrounding LGAs in the South subregion, does not include any land zoned IN1 
General Industrial or IN3 Heavy Industrial, or any Business zonings, except B1 and B2. The 
objectives of these three employment related zonings support a wide range of scales and 
employment uses including work and community-related uses that support the local workforce 
and community in their day-to-day activities such as cafes and restaurants. The Hurstville LEP 
2012 includes B3 Commercial Core and B4 Mixed Use zones. Other employment uses includes 
retail, business, entertainment, community uses, light industrial and warehousing. These zonings 
also support and encourage employment opportunities in accessible locations. 

3.3.2 Hurstville Development Control Plan No. 1 – LGA Wide DCP 

The Hurstville Development Control Plan (DCP) No. 1 – Hurstville LGA Wide provides the controls 
and guidance for the design and assessment of proposed developments in the former Hurstville 
LGA – now part of Georges River. Similar to the Hurstville LEP 2012, the Hurstville DCP No.1 
covers the land identified as the Hurstville City Centre other than 3 deferred sites. The Hurstville 
LEP 2012 is the primary document that should be read alongside the DCP as it contains the 
statutory definitions, aims, land use zones and objectives, principal development standards and 
associated controls of the land covered by the DCP. The aim of the Hurstville DCP No.1 is to 
encourage and co-ordinate the orderly and economic use and development of land to cater for a 
variety of uses, including retail, commercial and service needs, for the community.  

The Hurstville DCP No. 1 Section 3 – Development Controls covers a wide range of development 
issues such as car parking requirements, subdivision, CPTED, Rainwater Tanks, waste 
management, and indicative building heights and storeys. Section 4 – Specific Controls for 
Residential Development includes controls for various residential development types and is 
largely unrelated to employment use and development of employment accommodation.  

Section 5 – Controls for Specific Non-Residential Development is relevant for employment 
accommodation. The controls specified in this section detail permitted development components 
for non-residential development types such as setbacks, building design, landscaping, vehicle 
access and parking, acoustics, and water management among many others. These controls 
defined in this section are specific to development in Light Industrial Areas, Childcare Centres, 
Restricted Premises, Signage, Swimming Pools and Spas, Radio-Communications and 
Telecommunications, Satellite Dishes and Private Tennis Courts. Many of these types of non-
residential developments are very relevant to employment lands and uses (including 
accommodation) and should be consulted for appropriate employment related developments. 

Section 6 – Controls for Specific Sites & Localities is specific to sites and localities around 
Hurstville LGA, including controls for development of or in the vicinity of a Heritage Item, the mixed 
use of commercial centres of Beverly Hills and Riverwood and certain development sites such as 
the former Narwee High School site.  

Section 6.1 of Section 6 is related to development in Beverly Hills, which is located in the north of 
the LGA. The land covered by this section contains a B2 Local Centre zone and the document 
dictates controls for commercial development, incorporating residential development, in this zone. 
The remainder of the land covered by this Section is zoned R2 Low Density Residential, and 
contains controls relevant to development in this zone. Objectives identified for Beverly Hills that 
are specific to employment uses include: 

 Create a memorable identity for King Georges Road, as the focus of Beverly Hills, and 
enhance its atmosphere and commercial viability as a local centre by fostering improved 
mix of uses; retaining the important role of public transport; and enhancing pedestrian 
amenity.  
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The Section identifies that the commercial centre should continue to grow to be a regional 
restaurant and entertainment precinct that will provide retail and other services to the local 
community. It lists overall design principles for the area, with specific principles for the Commercial 
Centre – King Georges Road, as well as for residential development. The kinds of principles listed 
include consideration of scale, public space and domain, parking provisions, and pedestrian 
amenity. The section continues on to provide specific controls for development considerations 
such as building heights, envelopes, design principles, acoustic privacy etc.  

Section 6.2 is related to the development of Riverwood, located in the LGAs north-west. Similar 
to the controls found in Section 6.1 for Beverley Hills, the controls for Riverwood are applied to a 
B2 Local Centre Zone and R2 Low Density Residential and R3 Medium Density Residential zones. 
Objectives identified for Riverwood that are specific to employment uses include: 

 Create a memorable identity for Belmore Road, as the focus of Riverwood, and enhance 
its atmosphere and commercial viability as a local service centre by promoting a co-
ordinated veranda for the entire road frontage in the Centre; limiting individual retail 
frontage fostering an improved mix of uses, retaining the important role of public transport, 
and enhancing pedestrian amenity. 

The Section also identifies that Riverwood is an important commercial centre for the immediate 
community, and provides specific Design Principles to ensure appropriate commercial and 
residential development in terms of scale and mass, as well as building design and finish.  

Other local centres and specific sites and localities are explored in Sections 6.3, 6.4, 6.5 and 6.6; 
however these are not as relative to this study. Each of these sections contains specific 
development controls for these localities that are appropriate to the desired vision of the area by 
Council.  

3.3.3 Hurstville DCP No.2 (Amendment 6) (current DCP) 

The Hurstville Development Control Plan (DCP) 2 (Amendment 6) provides the controls and 
guidelines for development of land identified as “Hurstville City Centre”, excluding land identified 
as “deferred matters”. Key amended clauses from the above include changes to: 

 Built form requirements,  

 Building envelopes,  

 Floor space calculations,  

 Height,  

 Active street frontages, and, 

 Amended maps to reflect above changes. 

Aims of the DCP relevant to this employment study include: 

 To strengthen and promote the Town Centre as an important Town Centre in the region 
with its unique identify and facilitate a range of retail, commercial, residential, community, 
recreational and entertainment uses;  

 To encourage higher density development within the centre adjacent to the main public 
transport facilities; and 

To encourage mixed development where appropriate, in individual buildings, such as retail and 
commercial in the lower levels of residential development. 

3.3.4 Hurstville Section 94 Contribution Plan 2012 

The Hurstville Section 94 Development Contributions Plan 2012 was adopted by Council in March 
2013 and covers the all the land in the LGA, including the Hurstville City Centre. The plan 
articulates the contribution that a development will need to make to Hurstville Council, now 
Georges River, to address anticipated demand for public amenities and public services generated 
by new development up to 2031. The Plan identifies development that is likely to occur and 
includes higher density residential development, primarily in the Hurstville City Centre; scattered 
medium density residential development across the LGA; and additional retail and commercial 
floor space at any of the local commercial centres including Penshurst, Mortdale, Beverly Hills 
and Riverwood, and at the Hurstville City Centre.  
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The Plan identifies development that is subject to development contributions, a summary of the 
contribution rates, and how to calculate such contributions. It also details options for contributions 
in the form of material public benefits and dedication of land offered in part of full satisfaction of 
development contributions.  The Plan also identifies the relationship between expected 
development and demand for infrastructure in the future, taking demographic trends and changes, 
as well as residential and commercial development types and trends into account and explaining 
the expected increases and justification for various infrastructure types.  

The Georges River Council Policy on Planning Agreements came into effect on 10 August 2016 
and sets out Georges River Council’s policy and procedures relating to planning agreements 
under s 93F of the Environmental Planning and Assessment Act 1979. 

A draft Georges River S94A Contribution Plan came off public exhibition in October 2016 and 
authorises a condition of development consent or a complying development certificate to require 
the payment of a fixed levy. The draft Plan applies to the whole Georges River Local Government 
Area, except where there is an existing Section 94 Contributions Plan which applies. 

3.4 Kogarah Planning Documents 

3.4.1 Kogarah Local Environmental Plan 2012 

The Kogarah Local Environmental Plan 2012 is the key statutory instrument which guides the 
planning and development of land within the boundaries of the former Kogarah LGA, now a 
component of the new Georges River Council. The plan aims to encourage the sustainable 
development of Kogarah, whilst maintaining and enhancing the many valuable natural amenities 
that are within the LGA. The LEP focuses on guiding the economic development of the area, as 
depicted in the aim: 

 To promote economic development and facilitate the continued growth of commercial, 
medical-related and industrial employment-generating opportunities. 

The LEP includes land use zones which are applicable to employment lands and economic 
opportunities within the Kogarah LGA. These zones are B1 Neighbourhood Centre, B2 Local 
Centre, B4 Mixed Use and IN2 Light Industrial. Zones B1, B2 and B4 aim to facilitate the 
development of economically viable centres which are inclusive of residential, economic and 
transport land uses. An overarching objective of the B1, B2 and B4 zones is to facilitate 
development which encourages a range of employment opportunities to support the day to day 
needs of workers in the area, while also maximising local use of active and public transport. The 
objective of zone IN2 is to maintain and support light industrial businesses in the LGA, through 
the encouragement of industrial employment opportunities and protection of land suitable to 
industrial uses. 

3.4.2 Kogarah New City Plan (Amendment 2, Kogarah LEP 2012) 

The New City Plan is a Planning Proposal developed by Kogarah Council in response to the NSW 
State Government’s A Plan for Growing Sydney and the Subregional Plan. It is estimated that an 
additional 17,400 residents will seek housing in the City of Kogarah up to 2031, prompting 
Kogarah City Council to take action on the key strategic directions of the Community Strategic 
Plan Bright Future Better Lifestyle, Kogarah 2030 (2014) and develop a Planning Proposal now 
known as the New City Plan.  

The New City Plan aims to protect the character of Kogarah’s low density residential areas by 
proposing high density residential development in and around existing commercial centres and 
along major roads such as the Princes Highway and Rocky Point Road. It proposes to diversify 
housing types, such as permitting seniors and dual occupancy housing in low density areas. 
Maximum building heights and FSR’s in areas close to public transport and commercial areas will 
be increased in order to encourage higher density transport orientated development. 

Areas of high environmental and recreational value will be protected through appropriate zoning, 
while the development of high quality retail and office space will be encouraged in commercial 
centres and along the Princes Highway. The Department of Planning and Environment has 
extended the timeframe for completing the new LEP to 22 December 2016, although this may 
change due to the council now being part of the amalgamated Georges River Council. 
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3.4.3 Kogarah Development Control Plan 2013 

The Kogarah Development Control Plan 2013 is a statutory framework for development in the 
Kogarah LGA. The Kogarah DCP 2013 is a single comprehensive land management document 
designed to complement the Kogarah Local Environmental Plan 2012. The DCP provides detailed 
objectives, controls and design guidelines to be implemented within the local area. This allows for 
the desired built form and development pathway of Kogarah to be realised more clearly by 
residents, developers and consent authorities. A key objective of the DCP is to enhance the 
function, appearance and amenity of development, whilst maintaining and protecting the quality 
of the natural environment within the LGA. As with the LEP, the DCP applies to all land within the 
City of Kogarah LGA. 

The DCP is structured into sections which deal with specific types of land uses. Part B ‘General 
Controls’ provides controls which apply to all applicable forms of development. It includes detailed 
information relating to a range of common land use issues, such as heritage conservation, 
environmental management, movement corridors, parking and waste management.  

In contrast, Part C ‘Residential’ provides detailed design guidelines for residential development 
including minimum site and density requirements, building setbacks, solar access and adaptable 
and accessible housing. Whilst very detailed and comprehensive, Part C holds little relevance or 
applicability to the development of employment lands within the LGA.    

Part D ‘Commercial and Industrial’ provides detailed guidelines and controls for development in 
B1, B2 and IN2 zones. Subsection D2 outlines 20 centres zoned B1 and B2 within Kogarah LGA 
as identified by the council. Two of these centres have specific DCP’s that apply to them, which 
are contained within section E ‘Town Centres’ of the DCP. Each of the other 18 identified centres 
have a dedicated section within Part D, where detailed design and density guidelines are outlined 
based on the desired built character for each individual centre. By identifying commercial and 
industrial centres, specific land use mixes can be encouraged and maintained. This section of the 
DCP is very relevant to the future of employment in Kogarah LGA, and should be consulted for 
any possible employment land developments. 

Subsection D3 ‘Industrial Development’ identifies the three localities zoned IN2 within Kogarah 
LGA. Those localities are Carlton Industrial Area, Halstead Street Industrial Area and Blakehurst 
Industrial Area. Unlike the specified centres in D2, the identified industrial areas do not have 
controls specific to their locality. Instead, D3 stipulates development guidelines relating to a wide 
breadth of topics such as site layouts, setbacks, landscaping, operational restrictions and pollution 
which apply to all three sites.  D3 has a strong emphasis on ensuring industrial activities are 
designed to be visually coherent with the existing built and natural landscape, and do not 
negatively impact nearby residential areas or the natural environment. The three industrial areas 
identified in D3 are existing employment lands and should be considered for appropriate 
employment related developments.  

Part E ‘Town Centres’ is very important and influential on the development of the local economy 
and employment lands. Part E focuses on the three identified town centres within Kogarah LGA; 
Kogarah town centre, Hurstville town centre and Ramsgate centre. Part E provides detailed 
development guidelines for each of these three centres individually. In Part E, the centres are 
described in terms of their specific roles to Kogarah LGA and Greater Sydney as key health, 
education or commercial hubs. Specific guidelines are provided for the built environment of each 
centre, such as built form and urban design controls.  

Across Part E, objectives are stated describing the desired future built form of the three centres. 
Objectives particularly relevant to employment land development include; 

 Build Kogarah as a regional employment centre with focus on medical, education, civic 
and social services, 

 Enable and encourage land uses in Ramsgate Centre which allow for employment 
opportunities and a growing residential population, such as mixed-use developments with 
active uses at ground floor (commercial/retail) and residential above, 

 Strengthen and promote Hurstville as a significant Centre in the region with its unique 
identity and encourage a range of retail, commercial, residential, community, recreational 
and entertainment uses. 
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Additionally, local precinct character statements and site specific controls are provided, ensuring 
that future development in these key strategic centres are individually tailored to specifically 
desired land use and economic outcomes. 

3.4.4 Kogarah Section 94 Contribution Plan 

Kogarah Council is able to obtain funding for community infrastructure and facilities through 
Section 94 Contributions, Section 94A Contributions and Voluntary Planning Agreements (VPAs). 
The Kogarah Section 94A Development Contributions Plan 2014 took effect from January 1st, 
2015 and applies to the whole city, except where there is an existing Section 94 Contribution Plan 
such as Kogarah Town Centre and Ramsgate Centre. The Plan authorises a condition of 
Development Consent or a Complying Development Certificate to require the payment of a fixed 
levy based on a percentage of the development cost.  

The Plan outlines the reasons for why Kogarah Council seeks development contributions by 
referring to the anticipated residential growth that the Kogarah LGA is likely to experience. The 
Plan refers to Kogarah’s Estimated Resident Population (ERP) growth of 7% between 2006 and 
2011, as well as employment generation from new commercial and retail developments, to 
validate the need for developer contributions to fund the maintenance and upgrading of community 
infrastructure which is increasingly under pressure from a growing residential population. A list of 
the community infrastructure works for which development contributions will be used for is 
included in the Plan. 

The Plan provides formulas that are used by the Council to determine developer contribution 
amounts. It also identifies the scales of projects to which the levy is applicable to. Complementing 
the Plan are 5 additional Development Contribution Plans which are specific to certain locations 
or certain uses, including Plan No 8 Kogarah Town Centre. 

3.5 Surrounding LGA’s Policy and Strategies 

Georges River is part of a larger network, not only in terms of employment lands and jobs, but 
also as part of a larger regional economy. Planning directives from the neighbouring LGAs may 
impact the future utilisation and demand for employment lands in Georges River. As councils are 
still going through a process of combining policies and strategies as a result of amalgamations, 
we have had reference to the former LGA’s directives of Bankstown, Canterbury, Rockdale, as 
well as Sutherland, which may impact the future utilisation and demand for employment lands in 
Georges River.  

These surrounding LGAs are shown in Figure 5 below. 
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Figure 5: The LGA’s Surrounding Georges River 

 
Source: Cox Richardson Architects and Planners 

3.5.1 Former Bankstown LGA 

The former Bankstown LGA is located to the west of Georges River LGA and had a population of 
197,000 people in 2011 (ABS, Census of Population and Housing, 2014). As of 2016, Bankstown 
LGA has 813ha of employment zoned land, which represents approximately 10% of the LGA. 
From January 2012 to January 2014, Bankstown LGA lost a total of 13.5ha of zoned employment 
lands, with just under half of this area being rezoned for residential use (Planning &Environment, 
Employment Lands Development Program 2014 Update Report, 2014).  

In 2011 Bankstown LGA had 69,870 jobs, and Manufacturing was the largest industry present 
with 7,975 people or 11.4% of the resident population employed in Manufacturing, which is well 
above the Greater Sydney average of 8.5% of employment in Manufacturing. Manufacturing was 
however, one of five industries that experienced a decline in employment between 2006 and 2011 
in the LGA, with a loss of nearly 900 jobs. Other strong industry sectors for local resident 
employment include Retail Trade (11%) and Health Care and Social Assistance (10%) (ABS, 
Census of Population and Housing, 2014).  

In terms of legislation, the Bankstown Local Environmental Plan 2015 covers the entire local 
government area. The Bankstown LGA contains some large and regionally significant 
employment and industrial zones, ranging from IN1 General Industrial, IN2 light Industrial or B5 
Business Enterprise, including Villawood, Chullora and Milperra. 

In 2009 Bankstown Council prepared an Employment Lands Development Study which 
investigated the availability of and requirements for employment lands in the LGA. The study 
identified that strategic employment lands and business zones should be protected and preserved 
for future use to increase the potential for employment use and generation. The study also 
targeted specific employment drivers in Bankstown LGA which include Bankstown-Lidcombe 
Hospital, UWS Bankstown, Bankstown-Airport Specialised Centre, and Milperra Industrial 
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Precinct. The study noted that these types of specialised employment centres should be 
supported by appropriate planning controls and flexibility to be able to grow and meet increased 
demands in the future.  

3.5.2 Former Canterbury LGA 

The former Canterbury LGA is located directly to the north of Georges River LGA and had a 
population of 149,000 people in 2011 (ABS, Census of Population and Housing, 2014).  In 2016 
it had 152ha of zoned employment land, which represents approximately 4% of the LGA. From 
the period of January 2012 to January 2014, Canterbury LGA lost a total of 17.8ha of zoned 
employment land, with a portion of this land being rezoned to business zonings (B5 or B6 zones). 
These zones however still allow for industrial uses but provide for a wider range of employment 
uses (Planning &Environment, Employment Lands Development Program 2014 Update Report, 
2014). 

In 2011 Canterbury LGA had 54,659 jobs held by local residents, and Retail Trade was the largest 
industry represented with 5,958 people or 11% of the resident population employed in Retail 
Trade, which is slightly higher than the Greater Sydney average of 10%. Few industries suffered 
decline in the Canterbury LGA between the period of 2006 to 2011, and these included 
Manufacturing (a loss of 600 jobs) and Wholesale Trade (a loss of 40 jobs), while most industries 
experienced strong growth, particularly Health Care and Social Assistance, which grew by over 
1000 new jobs, as well as Education and Training, which increased by 600 new jobs over the 
same period (ABS, Census of Population and Housing, 2014). 

The Canterbury Local Environmental Plan 2012 governs the zoning and permissible land uses of 
the entire LGA, including the industrial and business precincts. Canterbury LGA contains many 
small industrial precincts that are scattered throughout the LGA, however there are some larger 
industrial estates, including Kingsgrove North, Riverwood and Clemton Park that play important 
employment roles in the region.  

In 2009 Canterbury Council commissioned SGS Economics and Planning to prepare an Economic 
Development and Employment Strategy for the local government area. The purpose of the study 
was to examine existing employment trends and employment lands within the LGA and provide 
recommendations for future economic development and employment generation strategies for the 
next thirty years. The study recommended that much of the existing zoned employment lands be 
retained for specific employment uses, particularly industrial employment lands and local 
businesses, while some other precincts were identified as opportunities for new employment uses, 
residential and live-work arrangements. One of the major findings of the study was the 
identification of the ‘Canterbury Business Link’ which is a corridor of employment precincts that 
includes Kingsgrove, Campsie/Belmore, Campsie, Canterbury Town Centre and Hurlstone Park. 
These centres also have strong and distinct cultural identities and are undergoing change. They 
also make up a large portion of the employment opportunities in the LGA, and the study 
recommended the these centres be retained for employment uses, but redeveloped, modernised 
and nurtured to suit changing employment trends and needs, as well as support specialised 
employment uses, and mixed-use development.  

Other directives from the study included branding employment precincts, investigating 
opportunities for business incubation, supporting home-based businesses, improving the image 
and accessibility of employment lands and promoting skills development in the labour force. This 
strategy was adopted by Council in 2009 and currently provides most of the employment strategy 
and direction for the LGA.  

Strengths of Canterbury LGA include its proximity to the M5 Motorway and the rest of the Orbital 
Network; its high accessibility to rail services; and proximity to Sydney airport and Port Botany. 
Canterbury also has many strong employment drivers, including Canterbury Memorial Hospital, 
Roselands Shopping Centre and Bankstown TAFE, as well as industries, some of which have 
experienced strong growth.  Transport and Logistics is likely to see much growth over the next 
few decades with Canterbury’s close proximity to Sydney Airport, Port Botany and many arterial 
roads, as well as its proximity to precincts such as Riverwood Business Park and industrial estates 
around Kingsgrove. The planned Intermodal Logistics Centre at Enfield, the widening of the South 
West Rail Corridor and the M5, all have the potential to provide many benefits to the LGAs logistics 
capabilities (Industry and Investment NSW, 2010).  



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 29 
March 2017 

3.5.3 Former Rockdale LGA 

The former Rockdale LGA is located to the east of Georges River LGA and had a population of 
107,000 people in 2011 (ABS, Census of Population and Housing, 2014). In 2014 it had 50ha of 
zoned employment land, which represents approximately 2% of the LGA, which is relatively less 
than many other LGAs in the St George region. From January 2012 to January 2014, Rockdale 
LGA lost 1.2ha of zoned employment land (Planning &Environment, Employment Lands 
Development Program 2014 Update Report, 2014). 

In 2011 Rockdale LGA had 44,953 jobs, and Health Care and Social Assistance was the largest 
industry sector, with 4,718 or 10.5% of the resident population employed in the sector, which is 
just below the Greater Sydney average of 10.9%. Retail Trade (10%) and Transport, Postal and 
Warehousing (9.4%) were the second and third largest industry sectors by employment in the 
LGA in 2011, however Retail Trade experienced a decline in employment, while Transport, Postal 
and Warehousing, as well as Education and Training, and Health Care and Social Assistance all 
experienced strong growth in employment numbers (ABS, Census of Population and Housing, 
2014).  

The Rockdale Local Environmental Plan 2011 governs the zoning and permissible land uses of 
the entire LGA, including the industrial and business precincts. Rockdale LGA contains some 
small industrial precincts that are scattered throughout the LGA, however there are also some 
larger industrial estates such as Rockdale, West Botany St and Turella that play important roles 
for employment in the LGA. 

Rockdale Centre in the LGA is considered the town centre and provides employment drivers, 
largely in the form of retail located along the main roads and quieter streets running parallel to the 
station. There is a minimal commercial office supply in the LGA; however there is increasingly a 
large amount of high density residential developments in the centre. Other employment drivers in 
the LGA include the Rockdale Industrial Area which is located to the south of Bay Street and to 
the east of Rockdale Plaza, and includes large floor plate industrial and bulky goods uses. 

The Rockdale Urban Strategy 2010 recognised the need to prepare a specific strategy for the 
Princes Highway Corridor in the LGA, and accordingly attempted to encourage revitalisation of 
the corridor to improve employment opportunities. These opportunities would include higher 
intensity car showrooms; higher intensity industrial uses that many include a mid of office space; 
higher intensity industrial uses without office area; small footplate retail; larger floor plate retail 
facing Princes Highway; and residential development away from the Princes Highway but close 
to centres/rail facilities (Princes Highway Corridor Strategy, August 2013).  

3.5.4 Sutherland Shire LGA 

Sutherland Shire LGA is located directly to the south of Georges River LGA and in 2011 it had a 
population of 223,000 people (ABS, Census of Population and Housing, 2014). In 2014 it had 
599ha of zoned employment land, which represents approximately 1.6% of the LGA. From the 
period of January 2012 to January 2014, Sutherland Shire LGA lost a total of 10ha of zoned 
employment land, with a portion of this land being rezoned to business zonings (B5, B6 or B7 
zones). These zones however still allow for industrial uses but provide for a wider range of 
employment uses (Planning &Environment, Employment Lands Development Program 2014 
Update Report, 2014). 

In 2011 Sutherland Shire LGA had 110,463 jobs, and Health Care and Social Assistance was the 
largest industry represented with 11,415people or 10.3% of the resident population employed in 
Health Care and Social Assistance, which is slightly lower than the Greater Sydney average of 
10.6%. Many industries suffered decline in the Sutherland Shire LGA between the period of 2006 
to 2011, and these included Manufacturing (a loss of 1,200 jobs), Retail Trade (a loss of 400 jobs) 
and Wholesale Trade (a loss of 250 jobs), while most industries experienced strong growth, 
particularly Education and Training, which increased by 900 new jobs, as well as Professional, 
Scientific and Technical Services, which increased by 850 new jobs over the same period (ABS, 
Census of Population and Housing, 2014). 

The Sutherland Shire Local Environmental Plan 2015 governs the zoning and permissible land 
uses of the entire LGA, including the industrial and business precincts. Sutherland Shire LGA 
contains a number of industrial and employment precincts, that vary from very small private 
estates to much larger estates that play significant roles for employment in the sub-region. These 
precincts include Kurnell at 365ha and Kirrawee at 60ha, as well as Caringbah/Taren Point at 
144ha.  
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In 2013 Sutherland Shire prepared an Employment Strategy to evaluate the underlying potential 
for employment growth in the LGA and ensure that the planning framework will support this growth 
over the next twenty years. Objectives and actions of this plan included planning for and protecting 
sufficient zoned employment lands, improving employment self-containment, addressing growth 
and demand for bulky goods retailing, supporting existing magnet infrastructure, resolve the 
competing roles of Sutherland Shire’s major centres, and supporting the growth of home-based 
businesses. Major employers in the Sutherland Shire include Sutherland and Kareena Hospitals, 
ANSTO (Australian Nuclear Science and Technology Organisation at Lucas Heights), Toyota, 
Wollongong University/Loftus Education Precinct, TAFE Gymea, and Westfield Miranda. However 
Council has recognised that Taren Point/Caringbah and the Kurnell Peninsula are employment 
precincts that have great potential for growth in the future as they are currently underutilised. 
Council have rezoned much of these precincts to a range of industrial zonings (including Business 
zonings, particularly B7 Business Park) to preserve existing employment uses and encourage 
flexibility in employment uses in the future when there is sufficient demand.  

3.6 Summary of Background Material Review 

Previous reports considered for this study, although dating from as early as 2006 recommend 
many of the following actions which we generally endorse. 

 There is a need to attract more office jobs in the centre, possibly airport related, given that 
within two decades Georges River will be positioned between Sydney’s two international 
airports. 

 Both SGS and Hill PDA recommended that a major urban design study be undertaken to 
position Hurstville CBD to maintain its role as the South subregion’s Strategic Centre. This 
design study was undertaken in 2007. 

 The Hill PDA report suggests Georges River to be a component of a Sydney Aerotropolis, 
an international term describing the influence of an airport beyond its site. Schiphol, 
Amsterdam, is seen as the best example of employment activities within and outside of 
an airport’s boundaries. 

 With the South-Western extension of the Global Economic Corridor, also suggested in 
the Hill PDA report, Georges River, and indeed greater St George area, could become an 
integral component of the Sydney “aerotropolis” (see previously submitted paper: Sydney 
as an Airport City). 

 Georges River has three key industrial employment lands, Kingsgrove, Peakhurst and 
Carlton. The former due to its location adjacent to the M5 and proximity to rail services as 
well as having a nearby main street with a major supermarket, has all the makings of a 
business park which the Hill PDA report suggests. They recommend a doubling of FSR 
from 1:1 to 2:1 with 60% of floor space to be offices, centred around the railway station to 
achieve this. Kingsgrove will then need to be strongly promoted to achieve the status to 
become one of Sydney’s business parks. 

 Peakhurst serves the St George Area with local services much like Artarmon does the 
North Shore. This provides for reasonably intensive employment and adds to the 
attraction of the St George area. Other types of higher order industrial employment use 
was recommended for Peakhurst by Hill PDA, facilitated by higher FSR and a review of 
height restrictions and more offices. This needs to be carefully considered given 
Peakhurst’s current servicing role and its lack of rail access and adjoining residential 
lands. However this needs to be studied and a possible rail corridor linking the East Hills 
line with the southern line say from Riverwood to Mortdale or to Penshurst may allow 
direct rail access from Sutherland to Bankstown and Parramatta via Peakhurst. 

 A major recommendation, which we support, is that each of the former Hurstville’s local 
centres, most served by rail, should be subject to higher density housing, with housing 
ranging from town houses to high rise apartments, depending on the circumstances of 
each centre’s built form. This is a key platform of the new Sydney Metropolitan Plan and 
would add to the viability of the local centres, particularly for those within walking distance 
of the increased population. 

 To make these centres more attractive more need to have a sizeable supermarket to allow 
local shopping without having to rely on a car for long shopping trips. This is again a key 
recommendation of the new Metropolitan Plan. Both Hill PDA and SGS support this 
proposal. 
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 The closer cooperation between the St George Councils and Sutherland was suggested 
by Hill PDA in 2006, one year before the draft South subregion released by the 
Department of Planning which included Sutherland as well as Canterbury. We are of the 
view that there is significant opportunity for the subregion through preparation of a 
subregional strategy, in line with the overall Sydney Strategy. The South Sydney 
subregion could lift its status quite dramatically as a key region serving Sydney’s southern 
“half” particularly given the opportunities offered by Sydney’s South West subregion and 
the proposed expansion of Sydney’s international air services. This collaboration is now 
further defined within the Greater Sydney Commission’s Draft South District Plan.  
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4 Land Use Survey 

4.1 Survey Background 

The project team has undertaken a land use survey of all businesses within the former Hurstville 
employment lands (late 2014) and the former Kogarah industrial lands (October 2016). The survey 
provides critical insight into the current employment, floor space and land use of these 
employment lands. 

As identified within the executive summary, a key limitation of this study relates to our assessment 
of the former Kogarah LGA employment lands. We have been instructed to assess the industrial 
employment lands within the former Kogarah LGA, with the benefit of undertaking a land use 
survey. We have not been instructed to assess the commercial zoned employment lands within 
the former Kogarah LGA and therefore have not undertaken a land use survey or any analysis on 
these lands. Instead we have only benefited from the summary provided by the SGS study and 
our use of their summary does not imply that we have independently validated their findings or 
conclusions. 

JLL conducted a door-to-door survey of all businesses located within the study area, which 
included B1, B2 and IN2 zoned land in the former Hurstville LGA and IN2 zoned land in the former 
Kogarah LGA. The questionnaire included the following key information: 

 Business Name 

 Industry Type – coded to the Australian and New Zealand Standard Industrial 
Classification (ANZSIC). ANZSIC is a standard classification developed by the Australian 
Bureau of Statistics which is used to analyse industry statistics. There are 19 broad 
industry divisions. The classification refers to the primary industry that a business is 
engaged (e.g. manufacturing, mining, retail trade) rather than the land use of a particular 
premises (office, shop, storage). 

 Number of Full-time equivalent (FTE) employees. The calculation of FTE for part-time 
staff is based on the proportion of time worked compared to that worked by full-time staff 
performing similar duties. 

Gross building areas and number of defined or allocated car spaces was gathered from the NSW 
Government’s Land and Property Information Spatial Information Exchange website. 

4.2 Survey Limitations 

There are a number of limitations associated with this survey, including: 

 Reliance on the accuracy of information provided by individual business representatives; 

 It is likely that off-site employment or employees that work between various sites may not 
have been included; 

 The industry classification uses does not necessarily describe the actual land use. It 
describes the primary industry of the business only;  

 GFA’s are approximate – calculated via scaled measurement of satellite imagery; and, 

 In determination of the GFA, the survey had primary regard to the primary use of the land; 
while this may have enabled a more accurate employment density it likely discounted 
some building efficiency. 

4.3 Survey Definitions 

As related to the above survey limitation, the industry classification does not necessarily describe 
the actual land use; however, JLL has had primary reference to the industry classification as it 
provides the best resource to determine the land use.  

In determining office space within B1 Neighbourhood Centre and B2 Local Centre precincts we 
have had consideration to the below ANZSIC codes:  

 K – Financial and Insurance Services 

 L – Rental, Hiring and Real Estate Services 
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 M – Professional, Scientific and Technical Services 

 N – Administrative and Support Services 

 O – Public Administration and Safety 

In determining retail space within B1 Neighbourhood Centre and B2 Local Centre precincts we 
have had consideration to the below ANZSIC codes:  

 G – Retail Trade. We specifically note that retail trade does not include uses such as 
cafes (this is technically labelled H - Accommodation and Food Services; 45 - Food and 
Beverage Services) and as such when reviewing the survey this use will not be seen in 
‘retail’ uses. 

In determining industrial space within the industrial precincts we have had consideration to the 
below ANZSIC codes:  

 C – Manufacturing 

 D – Electricity, Gas, Water and Waste Services 

 E – Construction 

 F – Wholesale Trade 

 I – Transport, Postal and Warehousing 

4.4 LGA and Precinct Analysis 

JLL has provided a snapshot of the LGA in the following tables. JLL has at times compared these 
results to those seen in the Parramatta industrial lands. However, we acknowledge the use 
differential impacts greatly and these are therefore only used to provide better context to Georges 
River’s industrial land. 

The table below identifies the largest employment suburbs within the LGA (excluding the Hurstville 
City Centre employees & all B1, B2 & B4 zoned land within the former Kogarah LGA). The four 
largest employment suburbs represent 71.8% of employment within the study area and include; 
Beverly Hills, Kingsgrove, Peakhurst and Riverwood. 

Table 2: Largest Employment Suburbs 

Suburb 
B1 Neighbourhood 

Centre 
B2 Local Centre IN2 Light Industrial Total Employees 

Beverly Hills 12.0                   618.3                         61.4                   691.6  

Blakehurst                           127.2                   127.2  

Carlton                           515.4                   515.4  

Hurstville* 28.0                   271.0                         43.0                   342.0  

Kingsgrove                    276.5                     1,276.7                 1,553.2  

Lugarno 89.0                         89.0  

Mortdale                    424.7                     424.7  

Narwee                      50.5                       50.5  

Oatley 155.1                       155.1  

Peakhurst 186.7                       2,553.0                 2,739.7  

Peakhurst Heights 
                                  

18.2  
                       18.2  

Penshurst                    299.7                         72.2                   371.9  

Riverwood 3.9                   636.3                     640.2  

South Hurstville                           119.9                   119.9  

Grand Total 492.9                 2,576.9                     4,768.9                 7,838.7  

* Excluding Hurstville City Centre 
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4 Largest Suburbs - Beverly Hills, Kingsgrove, Peakhurst and Riverwood         

Employees                      5,624.7  

%       71.8% 

Table 3: Employment Precincts by Zoning 

B1 Neighbourhood Centre Sum of Number of Employees 

Hurstville, Gloucester Rd B1 17.0  

Peakhurst Heights, Pindari Rd B1 18.2  

Lugarno, Chivers Hill B1 72.0  

Peakhurst, Park St B1 25.0  

Riverwood, Broadarrow Rd B1 3.9  

Peakhurst, Isaac Rd B1 1.0  

Lugarno, Lime Kiln Rd B1 17.0  

Oatley, Lansdowne Pde B1 10.0  

Peakhurst, Forest Rd B1 94.5  

Beverly Hills, Stoney Creek Road B1 12.0  

Hurstville, Kimberley Rd B1 11.0  

Peakhurst, Baumans Rd B1 5.7  

Peakhurst, Ogilvy St B1 39.5  

Peakhurst, Boundary Rd B1 15.0  

Oatley, Mulga Rd B1 145.1  

Peakhurst, Lorraine St B1 6.0  

Grand Total 492.9 

 

B2 Local Centre Sum of Number of Employees 

Riverwood, Belmore Rd B2 636.3 

Beverly Hills, King Georges Rd B2 500.5 

Mortdale, Morts Rd B2 424.7 

Kingsgrove, Kingsgrove Rd B2 276.5 

Hurstville, East Forest Rd B2 271 

Penshurst, Penshurst St B2 238.2 

Beverly Hills (The Kingsway) B2 117.8 

Penshurst, Forest Rd B2 61.5 

Narwee, Broad Arrow Rd B2 50.5 

Grand Total 2,576.9 

 

IN2 Light Industrial Sum of Number of Employees 

Peakhurst Industrial IN2                                     2,553.0  

Kingsgrove Industrial IN2                                     1,276.7  

Carlton, Industrial IN2                                        515.4  

Blakehurst, Industrial IN2                                        127.2  

South Hurstville, Industrial IN2                                        119.9  

Penshurst Industrial, Forest Rd IN2                                         63.6  

Beverly Hills Industrial IN2                                         61.4  

Hurstville Industrial IN2                                         43.0  

Penshurst Industrial, Penshurst Ln IN2                                           8.6  

Grand Total                                     4,768.9  
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The three largest employment precincts represent 57% of employment within the study area and 
include; Peakhurst Industrial IN2, Kingsgrove Industrial IN2 and Riverwood Belmore Road B2. 

Table 4: Vacancy by Precinct 
B1 Neighbourhood Centre Vacant GFA Sum of GFA Vacancy 

Peakhurst Heights, Pindari Rd B1 855  1,590  53.8% 

Hurstville, Kimberley Rd B1 854  1,981  43.1% 

Peakhurst, Lorraine St B1 210  705  29.8% 

Peakhurst, Boundary Rd B1 160  670  23.9% 

Oatley, Lansdowne Pde B1 202  1,173  17.2% 

Oatley, Mulga Rd B1 2,191  14,900  14.7% 

Peakhurst, Baumans Rd B1 60  540  11.1% 

Lugarno, Lime Klin Rd B1 82  1,088  7.5% 

Peakhurst, Forest Rd B1 350  6,612  5.3% 

Hurstville, Gloucester Rd B1 47  1,001  4.7% 

Beverly Hills, Stoney Creek Road B1 -    487  0.0% 

Lugarno, Chivers Hill B1 -    3,370  0.0% 

Peakhurst, Isaac Rd B1 -    233  0.0% 

Peakhurst, Ogilvy St B1 -    2,104  0.0% 

Peakhurst, Park St B1 -    1,698  0.0% 

Riverwood, Broadarrow Rd B1 -    344  0.0% 

Grand Total 5,011  38,496  13.0% 

 

B2 Local Centre Vacant GFA Sum of GFA Vacancy 

Hurstville, East Forest Rd B2 3,382  13,744  24.6% 

Narwee, Broad Arrow Rd B2 703  3,431  20.5% 

Beverly Hills, King Georges Rd B2 4,641  29,229  15.9% 

Penshurst, Penshurst St B2 1,470  15,295  9.6% 

Riverwood, Belmore Rd B2 1,680  30,676  5.5% 

Mortdale, Morts Rd B2 971  19,325  5.0% 

Beverly Hills (The Kingsway) B2 513  10,658  4.8% 

Kingsgrove, Kingsgrove Rd B2 784  18,470  4.2% 

Penshurst, Forest Rd B2 -    3,485  0.0% 

Grand Total 14,144  144,313  9.8% 

 

IN2 Light Industrial Vacant GFA Sum of GFA Vacancy 

Penshurst Industrial, Penshurst Ln IN2 825 1,950 42.3% 

Peakhurst Industrial IN2 32,592 341,186 9.6% 

Hurstville Industrial IN2 940 10,127 9.3% 

South Hurstville, Industrial IN2 535 8,660 6.2% 

Kingsgrove Industrial IN2 12,938 280,951 4.6% 

Beverly Hills Industrial IN2 303 6,817 4.4% 

Carlton, Industrial IN2 997 49,997 2.0% 

Penshurst Industrial, Forest Rd IN2 - 7,570 0.0% 

Blakehurst, Industrial IN2 - 8,822 0.0% 

Grand Total 49,130 716,080 6.9% 
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The Georges River Employment Lands are characterised by great variances in the level of 
vacancy of the various precincts. The overall rate of vacancy for the B1 Neighbourhood Centres 
and the B2 Local Centres can be considered on the high end, while, the IN2 Light Industrial 
precincts manages a much more reasonable overall vacancy rate. However, it is specific precincts 
that cause more concern. Nine precincts have vacancy rates greater than 15% of total GFA. Of 
these nine, two precincts – Hurstville, East Forest Rd B2 & Beverly Hills, King Georges Rd B2 
have a total vacant GFA exceeding 3,000sqm. The size and nature of these precincts makes it 
reasonable to believe it will be very difficult for this level of vacant space to be absorbed, at least 
in the short-to-medium term. 

Table 5: Residential Uses by Precinct 
B1 Neighbourhood Centre Residential Land Area ALL Land Area Residential Proportion 

Peakhurst, Isaac Rd B1                        1,097.3              1,698.0  64.6% 

Peakhurst, Boundary Rd B1                        1,367.0              3,348.0  40.8% 

Beverly Hills, Stoney Creek Road B1                           417.3              1,233.0  33.8% 

Hurstville, Gloucester Rd B1                           590.0              1,821.6  32.4% 

Hurstville, Kimberley Rd B1                           882.0              3,969.7  22.2% 

Lugarno, Lime Kiln Rd B1                           556.4              2,523.0  22.1% 

Peakhurst, Park St B1                           588.0              2,953.2  19.9% 

Oatley, Lansdowne Pde B1                           202.3              1,739.6  11.6% 

Oatley, Mulga Rd B1                           592.7            13,962.8  4.2% 

Peakhurst, Forest Rd B1                               -              12,290.9  0.0% 

Lugarno, Chivers Hill B1                               -                4,370.6  0.0% 

Peakhurst, Ogilvy St B1                               -                2,059.8  0.0% 

Peakhurst Heights, Pindari Rd B1                               -                1,946.9  0.0% 

Peakhurst, Lorraine St B1                               -                1,395.8  0.0% 

Riverwood, Broadarrow Rd B1                               -                   997.6  0.0% 

Peakhurst, Baumans Rd B1                               -                   873.1  0.0% 

Grand Total                        6,293.0            57,183.5  11.00% 

 

B2 Local Centre Residential Land Area ALL Land Area Residential Proportion 

Penshurst, Forest Rd B2                        2,215.5              9,933.7  22.3% 

Mortdale, Morts Rd B2                        2,408.8            27,664.2  8.7% 

Penshurst, Penshurst St B2                        2,762.2            32,169.1  8.6% 

Hurstville, East Forest Rd B2                           904.4            18,559.5  4.9% 

Narwee, Broad Arrow Rd B2                           227.6              5,620.1  4.0% 

Beverly Hills, King Georges Rd B2                        1,050.0            48,119.7  2.2% 

Beverly Hills (The Kingsway) B2                           229.7            12,904.6  1.8% 

Riverwood, Belmore Rd B2                               -              41,299.1  0.0% 

Kingsgrove, Kingsgrove Rd B2                               -              19,686.6  0.0% 

Grand Total                        9,798.1           215,956.7  4.54% 

 

IN2 Light Industrial Residential Land Area ALL Land Area Residential Proportion 

Beverly Hills Industrial IN2                        1,365.9            14,519.6  9.4% 

South Hurstville, Industrial IN2                        1,478.1            17,126.4  8.6% 

Hurstville Industrial IN2                           834.6            13,083.0  6.4% 

Carlton, Industrial IN2                        2,606.7            91,881.0  2.8% 

Peakhurst Industrial IN2                        1,587.1           559,678.2  0.3% 

Blakehurst, Industrial IN2                               -              15,886.1  0.0% 
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Kingsgrove Industrial IN2                               -             280,727.2  0.0% 

Penshurst Industrial, Forest Rd IN2                               -              13,251.1  0.0% 

Penshurst Industrial, Penshurst Ln IN2                               -                4,223.7  0.0% 

Grand Total                        7,872.4        1,010,376.3  0.78% 

JLL make reference to the method used to identify “residential uses” above. This has been 
determined on a “land” area basis. This may appear to discount areas with significant shop top 
housing, however, it more greatly reflects the intrusion within employment land of residential. That 
is, highlighting more prominently areas where land has been utilised not for mixed use purposes, 
but for pure residential. 

We note that a number of employment precincts included some proportion of land that appears to 
be currently used for residential purposes. In a number of precincts residential accounted for a 
relatively high proportion of total land use. While the cumulative impact of residential uses within 
Georges River’s employment lands is higher than that seen in Parramatta’s industrial land this 
because this includes the B1 Neighbourhood and B2 Local Centres (of the former Hurstville LGA), 
where residential intrusion is more prominent. Whereas the intrusion into the industrial lands is 
less than that seen in Parramatta with 0.78% residential land compared to 1.47%. 

4.4.1 Comparison to Parramatta Industrial Lands 

 

4.5 Industry Type 

Table 6: Employees by 1 Digit ANZSIC code 

1 Digit ANZSIC code Sum of Number of Employees Percentage 

0 - Vacant Property 0.0 0.0% 

00 - Undeveloped Land 0.0 0.0% 

C - Manufacturing 1,447.3 18.5% 

C - Manufacturing  33.0 0.4% 

D - Electricity, Gas, Water and Waste Services 37.1 0.5% 

E - Construction 503.5 6.4% 

F - Wholesale Trade 719.5 9.2% 

G - Retail Trade 1,340.7 17.1% 

H - Accommodation and Food Services 810.6 10.3% 

I - Transport, Postal and Warehousing 143.6 1.8% 

J - Information Media and Telecommunications 34.8 0.4% 

J - Information Media and Telecommunications  4.0 0.1% 

K - Financial and Insurance Services 188.8 2.4% 

L - Rental, Hiring and Real Estate Services 308.0 3.9% 

M - Professional, Scientific and Technical Services 660.9 8.4% 

N - Administrative and Support Services 51.0 0.7% 

Row Labels Residential Land Area ALL Land Area Residential Proportion

Precinct 11 - Melrose Park 3,290                          515,318           0.64%

Precinct 14 - Clyde 1,626                          533,462           0.30%

Precinct 15 - Granville (Parramatta Rd) 1,369                          58,159             2.35%

Precinct 16 - Granville (Railway Pde) 1,317                          18,907             6.96%

Precinct 18 - Guildford (Railway Tce) 7,890                          63,820             12.36%

Precinct 19 - Guildford (Woodville Rd B6 Zone) 4,366                          67,824             6.44%

Precinct 5 - North Parramatta (Church St) 918                            163,933           0.56%

Precinct 9b - Rydalmere (IN2 Zone) 2,535                          168,608           1.50%

Grand Total 23,309                        1,590,030         1.47%
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O - Public Administration and Safety 120.0 1.5% 

P - Education and Training 38.3 0.5% 

Q - Health Care and Social Assistance 255.1 3.3% 

R - Arts and Recreation Services 140.5 1.8% 

Residential 0.0 0.0% 

S - Other Services 937.2 12.0% 

Unable to Classify 64.7 0.8% 

Volunteers 0.0 0.0% 

Grand Total 7,838.7 100% 

The table above identifies the various ANZSIC categories which employment within the precincts 
fall into. Highlighted in blue are the four most prominent classifications. 

The ANZSIC classifications have also been broken up specifically for the IN2 Light Industrial 
precincts. This can be seen in the table below. Throughout these precincts there is a greater level 
of employment type distribution when compared to other employment lands (see below the 
distribution within the Parramatta Industrial Land). 

1 Digit ANZSIC code Sum of Number of Employees Percentage 

0 - Vacant Property 0.0 0.0% 

00 - Undeveloped Land 0.0 0.0% 

C - Manufacturing 1,437.3 30.1% 

D - Electricity, Gas, Water and Waste Services 37.1 0.8% 

E - Construction 481.2 10.1% 

F - Wholesale Trade 709.5 14.9% 

G - Retail Trade 463.9 9.7% 

H - Accommodation and Food Services 56.9 1.2% 

I - Transport, Postal and Warehousing 81.1 1.7% 

J - Information Media and Telecommunications 31.0 0.6% 

K - Financial and Insurance Services 15.0 0.3% 

L - Rental, Hiring and Real Estate Services 95.9 2.0% 

M - Professional, Scientific and Technical Services 407.7 8.5% 

N - Administrative and Support Services 30.0 0.6% 

O - Public Administration and Safety 92.0 1.9% 

P - Education and Training 10.5 0.2% 

Q - Health Care and Social Assistance 42.8 0.9% 

R - Arts and Recreation Services 94.8 2.0% 

Residential 0.0 0.0% 

S - Other Services 617.5 12.9% 

Unable to Classify 64.7 1.4% 

Volunteers 0.0 0.0% 

Grand Total                                     4,768.9  100% 
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4.5.1 Comparison to Parramatta Industrial Lands 

 

  

Row Labels Sum of Number of Employees Percentage

0 - Vacant Property  and Undeveloped Land -                                          0%

C - Manufacturing 7,085.0                                    39%

D - Electricity , Gas Water and Waste Serv ices 19.0                                        0%

E - Construction 300.0                                       2%

F - Wholesale Trade 4,785.0                                    27%

G - Retail Trade 806.0                                       4%

H - Accommodation and Food Serv ices 142.0                                       1%

I - Transport, Postal and Warehousing 2,505.0                                    14%

J - Information Media and Telecommunications 28.0                                        0%

L - Rental, Hiring and Real Estate Serv ices 133.0                                       1%

M - Professional, Scientific and Technical Serv ices 395.0                                       2%

N - Administrative and Support Serv ices 361.0                                       2%

O - Public Administration and Safety 13.0                                        0%

P - Education and Training 85.0                                        0%

Q - Health Care and Social Assistance 47.0                                        0%

R - Arts and Recreation Serv ices 131.0                                       1%

Residential -                                          0%

S - Other Serv ices 1,193.0                                    7%

Grand Total 18,028.0                                  100%
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4.6 Building Intensity 

Identified in the tables below is the building efficiency specifically for employment uses (i.e. 
excluding residential land and residential GFA). 

Table 7: Employment Building Efficiency by Precinct 

B1 Neighbourhood Centre Sum of Land Area Sum of GFA Building Efficiency 

Oatley, Mulga Rd B1                 13,370.2            14,900.0                         1.11  

Peakhurst, Ogilvy St B1                  2,059.8              2,104.0                         1.02  

Peakhurst Heights, Pindari Rd B1                  1,946.9              1,590.0                         0.82  

Hurstville, Gloucester Rd B1                  1,231.6              1,000.7                         0.81  

Lugarno, Chivers Hill B1                  4,370.6              3,370.0                         0.77  

Oatley, Lansdowne Pde B1                  1,537.3              1,173.3                         0.76  

Peakhurst, Park St B1                  2,365.2              1,698.0                         0.72  

Hurstville, Kimberley Rd B1                  3,087.6              1,981.0                         0.64  

Peakhurst, Baumans Rd B1                     873.1                 540.0                         0.62  

Beverly Hills, Stoney Creek Road B1                     815.7                 487.0                         0.60  

Lugarno, Lime Klin Rd B1                  1,966.6              1,088.0                         0.55  

Peakhurst, Forest Rd B1                 12,290.9              6,611.8                         0.54  

Peakhurst, Lorraine St B1                  1,395.8                 705.0                         0.51  

Peakhurst, Isaac Rd B1                     600.7                 233.0                         0.39  

Riverwood, Broadarrow Rd B1                     997.6                 344.0                         0.34  

Peakhurst, Boundary Rd B1                  1,981.0                 670.0                         0.34  

Grand Total                 50,890.5            38,495.7  0.76 

 

B2 Local Centre Sum of Land Area Sum of GFA Building Efficiency 

Kingsgrove, Kingsgrove Rd B2                 19,686.6            18,470.1                         0.94  

Beverly Hills (The Kingsway) B2                 12,674.9            10,658.3                         0.84  

Hurstville, East Forest Rd B2                 17,655.1            13,744.0                         0.78  

Mortdale, Morts Rd B2                 25,255.5            19,325.0                         0.77  

Riverwood, Belmore Rd B2                 41,299.1            30,676.0                         0.74  

Narwee, Broad Arrow Rd B2                  5,392.5              3,431.0                         0.64  

Beverly Hills, King Georges Rd B2                 47,069.7            29,228.9                         0.62  

Penshurst, Penshurst St B2                 29,406.9            15,295.0                         0.52  

Penshurst, Forest Rd B2                  7,718.2              3,485.0                         0.45  

Grand Total               206,158.5           144,313.4  0.70 

 

IN2 Light Industrial Sum of Land Area Sum of GFA Building Efficiency 

Kingsgrove Industrial IN2               280,727.2           280,951.5                         1.00  

Hurstville Industrial IN2                 12,248.4            10,127.1                         0.83  

Peakhurst Industrial IN2               558,091.1           341,185.7                         0.61  

Penshurst Industrial, Forest Rd IN2                 13,251.1              7,570.0                         0.57  

Carlton, Industrial IN2                 89,274.3            49,996.7                         0.56  

Blakehurst, Industrial IN2                 15,886.1              8,822.0                         0.56  

South Hurstville, Industrial IN2                 15,648.3              8,659.5                         0.55  

Beverly Hills Industrial IN2                 13,153.7              6,817.4                         0.52  

Penshurst Industrial, Penshurst Ln IN2                  4,223.7              1,950.0                         0.46  

Grand Total            1,002,503.9           716,079.8  0.71 
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Georges River Industrial Lands have a significantly higher building intensity compared to the 
Parramatta Industrial Lands. This building intensity, or FSR, relates specifically to the total GFA 
as compared with the site’s total land area. 

4.6.1 Comparison to Parramatta Industrial Lands 

 

  

Row Labels Land Area GFA FSR

Precinct 6 - North Parramatta (Grose Pl) 32,216.0           21,878.1      0.68             

Precinct 8 - Parramatta (River Rd West & Alfred St) 63,113.7           37,716.9      0.60             

Precinct 18 - Guildford (Railway Tce) 63,819.8           35,581.0      0.56             

Precinct 10 - Rydalmere (Kirby St) 50,740.0           26,450.0      0.52             

Precinct 17 - Granville (Factory St) 116,850.0         60,300.0      0.52             

Precinct 5 - North Parramatta (Church St) 163,932.6         84,589.0      0.52             

Precinct 9 - Rydalmere 1,047,674.3       528,333.0     0.50             

Precinct 3 - Northmead (Briens Rd) 253,580.7         121,871.0     0.48             

Precinct 15 - Granville (Parramatta Rd) 58,159.2           26,997.0      0.46             

Precinct 2 - Pendle Hill 179,943.9         82,858.0      0.46             

Precinct 4 - Northmead (Kleins/Boundary Rds) 121,476.3         55,871.0      0.46             

Precinct 20 - Guildford (Woodville Rd IN1 Zone) 61,228.0           27,068.0      0.44             

Precinct 7 - Harris Park (Gregory Pl) 20,110.0           8,510.0        0.42             

Precinct 21 - South Granville/Chester Hill 665,311.2         268,586.0     0.40             

Precinct 11 - Melrose Park 515,317.6         170,771.7     0.33             

Precinct 16 - Granville (Railway Pde) 18,906.6           5,897.0        0.31             

Precinct 14 - Clyde 533,461.9         157,286.0     0.29             

Precinct 12 - Rosehill (James Ruse Dr) 92,182.0           23,397.0      0.25             

Precinct 1 - Old Toongabbie 133,611.5         29,680.0      0.22             

Precinct 13 - Camellia/Rosehill 2,392,886.7       385,584.0     0.16             

Precinct 19 - Guildford (Woodville Rd B6 Zone) 67,824.2           9,577.0        0.14             

Grand Total 6,652,346.2       2,168,801.7  0.33
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4.7 Employment Density 

The below tables identifies the employment density of the various precincts by zoning type. The 
employment density refers to average amount of Gross Floor Area per employee. 

Table 8: GFA per employee by Precinct 

B1 Neighbourhood Centre 
Sum of Number of 

Employees 
Sum of GFA 

Employment Density 
(GFA per employee) 

Beverly Hills, Stoney Creek Road B1                            12.0                487.0                            40.6  

Peakhurst, Boundary Rd B1                            15.0                670.0                            44.5  

Lugarno, Chivers Hill B1                            72.0             3,370.0                            46.8  

Peakhurst, Ogilvy St B1                            39.5             2,104.0                            53.3  

Hurstville, Gloucester Rd B1                            17.0             1,000.7                            58.9  

Lugarno, Lime Klin Rd B1                            17.0             1,088.0                            64.0  

Peakhurst, Park St B1                            25.0             1,698.0                            67.9  

Peakhurst, Forest Rd B1                            94.5             6,611.8                            70.0  

Peakhurst Heights, Pindari Rd B1                            18.2             1,590.0                            87.3  

Riverwood, Broadarrow Rd B1                              3.9                344.0                            88.2  

Peakhurst, Baumans Rd B1                              5.7                540.0                            95.5  

Oatley, Lansdowne Pde B1                            10.0             1,173.3                          117.3  

Peakhurst, Lorraine St B1                              6.0                705.0                          117.5  

Oatley, Mulga Rd B1                          122.9            14,900.0                          121.3  

Hurstville, Kimberley Rd B1                            11.0             1,981.0                          180.1  

Peakhurst, Isaac Rd B1                              1.0                233.0                          233.0  

Grand Total                          470.7            38,495.7                            81.8  

 

B2 Local Centre 
Sum of Number of 

Employees 
Sum of GFA 

Employment Density 
(GFA per employee) 

Mortdale, Morts Rd B2                          424.7            19,325.0                            45.5  

Riverwood, Belmore Rd B2                          636.3            30,676.0                            48.2  

Hurstville, East Forest Rd B2                          271.0            13,744.0                            50.7  

Penshurst, Forest Rd B2                            61.5             3,485.0                            56.6  

Beverly Hills, King Georges Rd B2                          500.5            29,228.9                            58.4  

Penshurst, Penshurst St B2                          238.2            15,295.0                            64.2  

Kingsgrove, Kingsgrove Rd B2                          276.5            18,470.1                            66.8  

Narwee, Broad Arrow Rd B2                            50.5             3,431.0                            67.9  

Beverly Hills (The Kingsway) B2                          117.8            10,658.3                            90.5  

Grand Total                        2,576.9          144,313.4                            56.0  
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IN2 Light Industrial 
Sum of Number of 

Employees 
Sum of GFA 

Employment Density 
(GFA per employee) 

Blakehurst, Industrial IN2                          127.2             8,822.0                            69.4  

South Hurstville, Industrial IN2                          119.9             8,659.5                            72.2  

Carlton, Industrial IN2                          515.4            49,996.7                            97.0  

Beverly Hills Industrial IN2                            61.4             6,817.4                          111.1  

Penshurst Industrial, Forest Rd IN2                            63.6             7,570.0                          119.0  

Peakhurst Industrial IN2                        2,553.0          341,185.7                          133.6  

Kingsgrove Industrial IN2                        1,276.7          280,951.5                          220.1  

Penshurst Industrial, Penshurst Ln IN2                              8.6             1,950.0                          226.3  

Hurstville Industrial IN2                            43.0            10,127.1                          235.5  

Grand Total                        4,768.9          716,079.8                          150.2  

The Georges River Industrial Lands have a lower density of employment compared to the 
Parramatta Industrial Lands. However, the level of employment density is much less varied than 
that of the Parramatta Industrial Lands. 

It is important to note that some of the employment density provisions listed above are due to the 

nature of the uses within individual precincts and do not necessarily accurately reflect the 

importance of a precinct as an employment land.  

4.7.1 Comparison to Parramatta Industrial Lands 

 

  

Row Labels Sum of Number of Employees Sum of GFA
Employment Density (GFA 

per employee)

Precinct 7 - Harris Park (Gregory Pl) 11.0                                         8,510.0             773.6                                  

Precinct 10 - Rydalmere (Kirby St) 95.0                                         26,450.0           278.4                                  

Precinct 18 - Guildford (Railway Tce) 143.0                                       35,581.0           248.8                                  

Precinct 20 - Guildford (Woodville Rd IN1 Zone) 141.0                                       27,068.0           192.0                                  

Precinct 13 - Camellia/Rosehill 2,196.0                                    385,584.0          175.6                                  

Precinct 19 - Guildford (Woodville Rd B6 Zone) 59.0                                         9,577.0             162.3                                  

Precinct 9 - Rydalmere 3,383.0                                    528,333.0          156.2                                  

Precinct 2 - Pendle Hill 561.0                                       82,858.0           147.7                                  

Precinct 21 - South Granville/Chester Hill 2,010.0                                    268,586.0          133.6                                  

Precinct 4 - Northmead (Kleins/Boundary Rds) 485.0                                       55,871.0           115.2                                  

Precinct 15 - Granville (Parramatta Rd) 239.0                                       26,997.0           113.0                                  

Precinct 8 - Parramatta (River Rd West & Alfred St) 335.0                                       37,716.9           112.6                                  

Precinct 14 - Clyde 1,404.0                                    157,286.0          112.0                                  

Precinct 3 - Northmead (Briens Rd) 1,138.0                                    121,871.0          107.1                                  

Precinct 5 - North Parramatta (Church St) 817.0                                       84,589.0           103.5                                  

Precinct 6 - North Parramatta (Grose Pl) 289.0                                       21,878.1           75.7                                    

Precinct 11 - Melrose Park 2,546.0                                    170,771.7          67.1                                    

Precinct 12 - Rosehill (James Ruse Dr) 368.0                                       23,397.0           63.6                                    

Precinct 1 - Old Toongabbie 533.0                                       29,680.0           55.7                                    

Precinct 17 - Granville (Factory St) 1,125.0                                    60,300.0           53.6                                    

Precinct 16 - Granville (Railway Pde) 150.0                                       5,897.0             39.3                                    

Grand Total 18,028.0                                   2,168,801.7       120.3                                  
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4.8 Summary Findings 

The land use survey highlighted a range of market dynamics impacting on Georges River’s 
employment lands. We reiterate this does not relate to the Kogarah commercial centres as this 
has been separately covered in the SGS study. The key issues identified are discussed below: 

4.8.1 High vacancy levels in some zones 

The vacancy rate in some business and industrial zones was relatively high. This may be due to 
any one or more of the following factors: 

 Subdued demand from businesses to locate in the respective zone; 

 The existing tenancies do not meet the needs of potential occupiers in terms of size, 
quality, amenity, services (e.g. on-site parking); and 

 The lack of a strong anchor tenant nearby to drive trade. 

4.8.2 Significant residential activity, particularly in some B1 Neighbourhood Centre zones 

Residential uses comprise a relatively large proportion of land in some B1 Neighbourhood Centre 
zones. While a mix of business and medium density residential uses is often encouraged, 
particularly at upper levels of multi-store buildings, residential uses may be preventing the zone 
from fulfilling its key objective, which is: 

“to provide a range of small-scale retail, business and community uses that serve the needs 
of people who live or work in the surrounding neighbourhood.” 

Alternatively, it may be a reflection of the high number of B1 neighbourhood centres in the former 
Hurstville LGA (16 such zones) and an indication that not all are likely to meet the above objective. 

4.8.3 Low intensity of Development 

Some of the B1 Neighbourhood Centres are developed at a relatively low intensity, which is 
reflected in a low employment building efficiency ratio. For example, Boundary Road, Peakhurst 
has an employment building efficiency of approximately 0.34:1.  This would normally suggest that 
there is significant development potential, with significantly more floor space being possible. 
However, JLL makes reference to the limitations seen in Section 4.2 whereby the survey at times 
may have resulted in potential discounting of some building efficiencies. In addition, this is 
reflective only of development of employment uses not residential uses. 

4.8.4 Land fragmentation and depth of B1 / B2 zones 

The ability to redevelop land is often thwarted by the multiple ownership structure of land within 
the zone and difficulty assembling a developable parcel of land. Furthermore, most of the B1 
Neighbourhood Centre and B2 Local Centre zones are one standard residential lot deep, which 
limits the opportunity for larger scale development. 

4.8.5 Limited off-street parking 

It is the larger lots that have the potential to provide substantial development as well as provide 
on-site parking for customers as well as employees. A common concern amongst business 
owners is the lack of parking in the business zones. These concerns were raised during the survey 
for IN2 Light Industrial, B1 Neighbourhood Centre and B2 Local Centre zones throughout the 
Georges River LGA. 

4.8.6 Supermarket provision 

A supermarket is the key retail store required in a B2 Local Centre zone. However, it is noted that 
many B2 Local Centres have not attracted a supermarket to anchor the centre. This is a weakness 
of many of the centres in the former Hurstville. 

There are five B2 Local Centres without a supermarket. The only local centre with a large 
supermarket are; Riverwood, which is served by a Woolworths and Coles, and Kingsgrove served 
by a Woolworths within the Pottery development. 
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Table 9: Supermarkets in Hurstville Business and Industrial Zones 

Zone Supermarkets Comments 

B2 Zone   

Beverly Hills, King Georges Rd B2 1 Small IGA 

Beverly Hills (The Kingsway) 0  

Hurstville East Forest Road 0 
Close to Hurstville 
CBD 

Kingsgrove, Kingsgrove Rd B2 1 Large Woolworths 

Hurstville East Forest Road 0  

Mortdale, Morts Road 1 Small IGA 

Narwee, Broad Arrow 0  

Penshurst, Forest Road 0  

Penshurst, Penshurst Street 1 Small IGA 

Riverwood, Belmore Road 
2 

Medium sized 
Woolworths and Coles 

Other Zones   

Lugarno, Chivers Hill 1 Small IGA 

Oatley, Mulga Rd 1 Medium sized Coles 

Peakhurst, Forest Rd 1 Small IGA 

Peakhurst Industrial IN2 1 Large Woolworths 

Hurstville CBD 
4 

Two Coles, One ALDI, 
One Food for Less 

Total 14   

Source: JLL 

In terms of total supermarkets, JLL has identified 14 supermarkets but only 7 medium to large 
supermarkets. With a population of approximately 85,000 residents in the former Hurstville LGA, 
there is potentially demand for additional supermarket provision. In particular, it is noted that the 
north-east and south-west portions of the former Hurstville LGA are both poorly served by 
supermarkets. 
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5 Employment Land Assessments 

This section provides a summary of each of the former Hurstville LGA and Kogarah LGA 
employment lands. In terms of the Kogarah LGA non-industrial land zones we have not 
undertaken a land use survey or analysis on these locations and instead have benefited from the 
summary provided by the SGS study. 

Employment lands with the former Hurstville LGA fall within three zones. There are: 

 Sixteen locations that are zoned B1 Neighbourhood Centre; 

 Nine locations that are zoned B2 Local Centre; and 

 Six locations that are zoned IN2 Light Industrial. 

Employment lands with the former Kogarah LGA fall within two zones. There are: 

 Four locations that are zoned B1 Neighbourhood Centre*; 

 Six locations that are zoned B2 Local Centre*; 

 Two locations that are zoned B4 Mixed Use*; 

 Three locations that are zoned IN2 Light Industrial. 

*These zones are not included within this study as they have been covered within the SGS study. 

The analysis for each precinct includes the following: 

 General overview of the precinct; 

 Overview of the planning controls which apply to the precinct; 

 Snapshot of the precinct; 

 Listing of some of the top employers; 

 Identification of the strengths, weaknesses, opportunities and threats of the precinct; as 
well as, 

 The demand for current and potential land uses, based off an indicative assessment of 
the economic feasibility and market desirability of office, retail, industrial and residential 
uses within the precinct. 
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Figure 6: Employment Precincts 

 

Note: Kogarah commercial centre lands not identified, covered in SGS study   
 

Employment Precincts 

1. Beverly Hills, Stoney 
Creek Road 

18. Beverly Hills, The 
Kingsway 

2. Hurstville, Gloucester 
Road 

19. Hurstville East, Forest 
Road 

3. Hurstville, Kimberly 
Road 

20. Kingsgrove, 
Kingsgrove Road 

4. Lugarno, Chivers Hill 21. Mortdale, Morts Road 

5. Lugarno, Lime Kiln 
Road 

22. Narwee, Broadarrow 
Road 

6. Oatley, Lansdowne 
Parade 

23. Penshurst, Penshurst 
Street 

7. Oatley West, Mulga 
Road 

24. Penshurst, Forest 
Road 

8. Peakhurst, Baumans 
Road 

25. Riverwood, Belmore 
Road 

9. Peakhurst, Boundary 
Road 

26. Beverly Hills, 
Penshurst Street 

10. Peakhurst, Forest 
Road 

27. Hurstville Industrial 

11. Peakhurst, Isaac Road 28. Kingsgrove Industrial 

12. Peakhurst, Lorraine 
Street 

29. Peakhurst Industrial 

13. Peakhurst, Ogilvy 
Street 

30. Penshurst Industrial 

14. Peakhurst, Park Street 
31. Penshurst Industrial, 
Penshurst Lane 

15. Peakhurst Heights, 
Pindari Street 

32. South Hurstville 
Industrial 

16. Riverwood, 
Broadarrow Road 

33. Carlton Industrial 

17. Beverly Hills, King 
Georges Road 

34. Blakehurst Industrial 
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5.1 B1 Neighbourhood Centres – Former Hurstville LGA 

5.1.1 Beverly Hills, Stoney Creek Road B1 

A small neighbourhood centre with a relatively large portion of land utilised as residential. Precinct 
is accessible via Stoney Creek Road and Penshurst Street and benefits from a mix of retail uses 
and no vacancy. A large portion of the land is utilised for pure residential use with 157 Penshurst 
Street accounting for approx. 33.8% of the land in the precinct. We note some ‘existing use’ shops 
exist across from the B1 neighbourhood centre zone within the residential zoning.  
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Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Beverly Hills, Stoney Creek Road B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees 12.0               492.9                  30.8              7,076.2  

Land area (excl. residential) 815.7            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee) 40.6                  78.1                  78.1                117.5  

GFA (m2) (excl. residential) 487.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2) -                5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 0.0% 13.0% 13.0% 8.0% 

Car spaces (excl. residential) 8                   341                     21                5,816  

GFA per car space (m2 to space) 60.9                113.0                113.0                142.9  

Retail Trade (m2) 60.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 12.3% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name 
Number of 
Employees (FTE) 

Paramount Real Estate (L - Rental, Hiring and Real Estate Services) 4 

Beverly Hills Mowers and Chainsaw (S - Other Services) 4 

Beverly Hills Business Machine 3 

 

SWOT Analysis 

Strengths Weaknesses 

 Corner location. Accessible via two major roads. 

 No vacancy. 

 High employment density (40.6sqm GFA per employee) 

 The opposite, and diagonally opposite sites are 
currently used as commercial 

 Confusion of RMS parking regulations along Stoney 
Creek Road.  

 In terms of land, a large portion (33.8%) is utilised as 
purely residential.  

 Residential and industrial uses directly adjoining 
precinct. 

Opportunities Threats 

 Improvement of clarity surrounding parking regulations 

 Potential for development opportunities with adjacent 
industrial precinct. 

 Proximity to Beverly Hills, Stoney Creek Road precinct 
(larger centres often a threat to small centres) 
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Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity  

Comment  

Office Low Limited potential for the development of additional support office uses. 
Demand, if any, would likely utilise the current 1st floor above existing retail.  

Retail Low-Medium The site offers good exposure with parking generally available on Penshurst 
Street. While the exiting retail is considered valuable there is limited potential 
for additional retail with it close proximity to King Georges Road.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low  The site is broadly incompatible with the requirements of industrial users, while 
we note the potential by being adjoined to the Beverly Hills Industrial IN2 area, 
it also directly adjoins residential. 

Residential  Medium Medium demand for residential uses.  Our assessment has been negatively 
influenced by the significant exposure to Stoney Creek Road. Potential 
redevelopment opportunities with adjacent industrial precinct.  
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5.1.2 Hurstville, Gloucester Road B1 

A small group of shops on three of the four corners at the intersection of Gloucester Road and 
Ruby Street. Considering its size, there is significant amount of residential within the precinct 
attributable to the mixed use residential development on 90 Gloucester Road.   

   

   

 

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Hurstville, Gloucester Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 17.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             1,231.6            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 58.9                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             1,000.7            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                 46.7              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 4.7% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                     0                   341                     21                5,816  

GFA per car space (m2 to space)             4,056.2                113.0                113.0                142.9  

Retail Trade (m2)                    -              11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 0.0% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name Number of 
Employees (FTE) 

Extreme Projects (E – Construction) 5 

Lifewax (S - Other Services) 4 

Kosmopolitan (H – Accommodation and Food Services) 3 

 

SWOT Analysis 

Strengths Weaknesses 

 Well maintained premises  

 Recent investment (mixed use development) 

 Limited public transport (although serviced by 450 bus) 

 No car spaces allocated to business premises’ 

 In terms of land, a large portion (32.4%) is utilised as 
residential. 

Opportunities Threats 

 Vacant tenancies provide future opportunities to 
improve retail offering 

 Further medium density residential to support local 
businesses 

 Proximity to Hurstville CBD (larger centres often a threat 
to small centres) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses. 
Demand, if any, would likely utilise the current 1st floor above existing retail.  

Retail Medium The site offers fair exposure with street parking generally available. While the 
exiting retail is considered valuable JLL considers there is limited potential for 
additional retail.  Residential densification in the broader area would support 
greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium- High Generally high demand for residential uses exist, however, the limited site 
areas may impact their viable development.  
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5.1.3 Hurstville, Kimberley Road B1 

A small neighbourhood centre of seven allotments occupying three of the four corners at the 
intersection of Kimberley Road and Weston Road. Considering its size, there is significant 
residential within the precinct attributable to the mixed use residential development at 59 
Kimberley Road and a couple of stand-alone residences.   

   

   

   

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Hurstville, Kimberley Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 11.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             3,087.6            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)               180.1                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             1,981.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)               854.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 43.1% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    12                   341                     21                5,816  

GFA per car space (m2 to space)               171.6                113.0                113.0                142.9  

Retail Trade (m2)                    -              11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 0.0% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

AAA City Realty (L - Rental, Hiring and Real Estate Services) 4 

Architecture becka & associates (M - Professional, Scientific and Technical 
Services) 

3 

Australian Refrigeration Products (F - Wholesale Trade) 2 

 

SWOT Analysis 

Strengths Weaknesses 

 Limited strengths 

 Provides affordable employment accommodation  

 Mixed use development (59 Kimberly Road) 

 Buildings are dated and towards the end of their 
economic life 

 Zero retail offering 

 High vacancy (43.1% of GFA) 

 Limited pedestrian traffic / passing trade 

 In terms of land, a large portion (22.2%) is utilised as 
purely residential 

Opportunities Threats 

 Refurbish existing buildings / adaptive re-use  Proximity to Hurstville CBD (larger centres often a threat 
to small centres) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses. 
Demand, if any, would likely utilise the existing vacant (or 1st floor) 
improvements for office uses. 

Retail Low The site offers poor to fair exposure with street parking generally available. 
While the existing retail may have some value arguably the current use is not 
its ‘highest and best’ use. JLL considers there is limited potential for additional 
retail.  Residential densification in the broader area would support greater retail 
demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium- High Generally high demand for residential uses exist however the limited site areas 
may impact their viable development.  
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5.1.4 Lugarno, Chivers Hill B1 

Chivers Hill Lugarno is a thriving neighbourhood centre providing its relatively affluent and captive 
residential market with a good mix of services to meet daily needs. The centre appears to be well 
patronised by its local catchment. No apparent provision of residential within the precinct (possibly 
some in the form of shop-top housing).  
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Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Lugarno, Chivers Hill B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 72.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             4,370.6            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 46.8                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             3,370.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                    -                5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 0.0% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    18                   341                     21                5,816  

GFA per car space (m2 to space)               187.2                113.0                113.0                142.9  

Retail Trade (m2)             1,527.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 45.3% 28.6% 28.6% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

News agent and Lugarno Pool Shop (G - Retail Trade) 11 

Belle Property (L - Rental, Hiring and Real Estate Services) 8 

IGA (G - Retail Trade) 5 

Lugarno Pharmacy (G - Retail Trade) 5 

Sanders Noonan Real Estate(L - Rental, Hiring and Real Estate Services) 5 
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SWOT Analysis 

Strengths Weaknesses 

 Small but captive retail market with higher income levels 
than most of Hurstville 

 Good accessibility for local residents 

 Easy parking 

 High proportion of retail offering (45.3% of GFA) 

 No vacancy 

 High employment density (46.8sqm GFA per employee) 

 Limited public transport (although serviced by 942 and 
943 buses) 

 Proximity to bushfire prone areas 

Opportunities Threats 

 Additional cafes / restaurants given the strength of local 
residential market 

 Competition from nearby centres in Oatley and 
Peakhurst. 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium Value exists in current office uses. Limited potential for the development of 
additional support office uses due to viability issues. 

Retail Medium  The site offers fair exposure and draws on a reasonably sized catchment. The 
existing retail has significant value and is considered the ‘highest and best’ use.  
Residential densification in the broader area would support greater retail 
demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium Generally high demand for residential uses exist, however, the limited site 
areas may impact their viable development.  Shop top housing may provide a 
solution that retains or improves the ground floor offering. Transport options are 
still limited and the more affluent locality may have less demand for shop top 
housing.  
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5.1.5 Lugarno Lime Kiln Road B1 

Lime Kiln Road is a small group of well-maintained shops in a relatively quiet, low density 
residential area. It benefits from an affluent catchment and is close to the foreshore. Considering 
its size, there is significant residential within the precinct attributable to minor shop top housing 
along with a stand-alone residence. 

     

 

   

 

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Lugarno, Lime Kiln Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 17.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             1,966.6            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 64.0                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             1,088.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                 82.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 7.5% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                     4                   341                     21                5,816  

GFA per car space (m2 to space)               272.0                113.0                113.0                142.9  

Retail Trade (m2)               337.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 31.0% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Nude Café (H - Accommodation and Food Services) 4 

Alcorp Strata Management (L - Rental, Hiring and Real Estate Services) 3 

Warn Real Estate (L - Rental, Hiring and Real Estate Services) 3 

 

SWOT Analysis 

Strengths Weaknesses 

 Small but captive retail market with higher income levels 
than most of Hurstville 

 Good accessibility for local residents 

 Easy parking 

 High proportion of retail offering (45.3% of GFA) 

 Limited public transport (although serviced by 943) 

 Limited passing trade 

 In terms of land, a large portion (22.1%) is utilised as 
residential. 

 Proximity to bushfire prone areas 
Opportunities Threats 

 Cafes / restaurants – taking advantage of proximity to 
foreshore / affluence in catchment. 

 Larger retail markets further afield 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-medium Value exists in current office uses. Limited potential for the development of 
additional support office uses due to viability issues. 

Retail Low-medium  The site offers fair exposure and appears to draws on a smaller sized 
catchment. The existing retail has value.  Residential densification in the 
broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium Generally high demand for residential uses exist, however, the limited site 
areas may impact their viable development.  Shop top housing may provide a 
solution that retains or improves the ground floor offering. Transport options are 
still limited and the more affluent locality may have less demand for shop top 
housing. 
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5.1.6 Oatley, Lansdowne Parade B1 

This neighbourhood centre occupies the south eastern corner of Lansdowne Parade and Baker 
Street in Oatley and unlike other centres, provides office and consulting room accommodation 
with some residential above . The surrounding residential market is relatively affluent. The small 
centre has an attractive outlook, but is located in a relatively isolated area of Oatley. Limited 
residential exists within the precinct, aside from a stand-alone residence. 

   

    

   

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Oatley, Lansdowne Pde B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 10.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             1,537.3            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)               117.3                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             1,173.3            38,495.7              2,406.0          831,410.8  

Vacancy (m2)               202.3              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 17.2% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                     1                   341                     21                5,816  

GFA per car space (m2 to space)             1,097.1                113.0                113.0                142.9  

Retail Trade (m2)                    -              11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 0.0% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

OT Network (Q - Health Care and Social Assistance) 3 

decorate.com.au (J - Information Media and Telecommunications) 2 

Soundgear (M - Professional, Scientific and Technical Services) 2 

 

SWOT Analysis 

Strengths Weaknesses 

 Cluster of professional / consulting uses 

 Attractive location / outlook 

 No retail uses to meet daily needs of residents or 
workers 

 Very small local catchment 

 High vacancy (17.2% of GFA) 
Opportunities Threats 

 Provision of a quality café / deli to serve customers and 
improve the level of retail amenity  

 Competition from larger centres with larger customer 
base (e.g. Peakhurst and Mortdale) 

 Proximity to the larger Mulga Road, Oatley Centre 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Value exists in current office uses. Limited potential for the development of 
additional support office uses due to viability issues. The market would likely 
absorb the current vacant commercial space before adding any material new 
supply.  

Retail Low The site offers poor to fair exposure and appears to draw on a smaller sized 
catchment. The existing retail has some but limited value.  The market would 
likely absorb the current vacant commercial space before adding any material 
new supply. Residential densification in the broader area would support greater 
retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium Generally high demand for residential uses exist however the limited site areas 
may impact their viable development.  The majority of commercial space being 
two storeys also limits the potential of shop top housing to provide a solution. 
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5.1.7 Oatley West, Mulga Road B1 

This neighbourhood centre occupies three blocks of the southern side of Mulga Road in Oatley 
West. It is a relatively large neighbourhood centre and is anchored by a Coles supermarket. 
Recent investment includes two and three storey mixed use developments. The larger town centre 
of Oatley is on the eastern side of the rail station in the Kogarah LGA. Both centres benefit from 
a relatively affluent residential catchment. There is significant residential within the precinct 
attributable to shop top housing.   

   

   

 



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 63 
March 2017 

   

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Oatley, Mulga Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               145.1                492.9                  30.8              7,076.2  

Land area (excl. residential)           13,370.2            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)               102.7                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)           14,900.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)             2,191.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 14.7% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    55                   341                     21                5,816  

GFA per car space (m2 to space)               272.4                113.0                113.0                142.9  

Retail Trade (m2)             3,923.8            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 26.3% 28.6% 28.6% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Coles (G - Retail Trade) 27.2 (Estimated) 

Finpos Accounting (M - Professional, Scientific and Technical Services) 12.03 (Estimated) 

D Continental Café (H - Accommodation and Food Services) 7.6 

Strand Chiropractor (Q - Health Care and Social Assistance) 5.5 

Edmonds and Greer (G - Retail Trade) 5 
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SWOT Analysis 

Strengths Weaknesses 

 Coles supermarket / eastern end of retail strip 

 Good overall retail mix 

 Relatively high proportion of retail offering (26.3% of 
GFA) 

 Proximity to Oatley railway station 

 High employment and employment density for a B1 
precinct 

 Significant shop top housing provides some support to 
the retail 

 Western end of strip is quiet 

 Relatively high vacancy (14.7% of GFA) 

Opportunities Threats 

 Future investment in western portion as has been seen 
in the eastern portion of the precinct  

 Additional medium density residential uses 

 Competition from Oatley Village (Kogarah Council) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium Value exists in current office uses. Limited potential for the development of 
additional support office uses due to viability issues. 

Retail Low-Medium  The site offers fair exposure and appears to draw on a reasonable sized 
catchment. The existing retail has value.  Absorption of the current vacancy 
would likely occur before any significant additions to supply. Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium Generally high demand for residential uses exist, however, the limited site 
areas and ownership may impact their viable development.  In addition, the 
already large provision of shop top housing limits this as a potential solution.  
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5.1.8 Peakhurst, Baumans Road B1 

This is a small neighbourhood centre comprising two attractive two storey buildings on either side 
of Meadowland Road. Considering its size, there is significant proportion of residential within the 
precinct attributable to shop top housing.   

   

 

   

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Peakhurst, Baumans Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                   5.7                492.9                  30.8              7,076.2  

Land area (excl. residential)               873.1            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 95.5                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)               540.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                 60.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 11.1% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    -                     341                     21                5,816  

GFA per car space (m2 to space)  0                113.0                113.0                142.9  

Retail Trade (m2)                    -              11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 0.0% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

UPC Direct (J - Information Media and Telecommunications) 1.33 (Estimated) 

Unity food convenience (H - Accommodation and Food Services) 1 

Head 1st hair dresser (S - Other Services) 1 

 

SWOT Analysis 

Strengths Weaknesses 

 Provision of a food convenience store to service local 
residents 

 Small precinct which provides limited services to 
residents 

Opportunities Threats 

 Attractive buildings – opportunity for refurbishment.  Larger centres in close proximity (in particular 
Riverwood) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium Value exists in current office uses. Limited potential for the development of 
additional support office uses due to viability issues. 

Retail Low-Medium  The site offers poor to fair exposure and appears to draw on a smaller sized 
catchment. The existing retail has some but limited value.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Low-Medium Generally high demand for residential uses exist however the limited site areas 
may impact their viable development.  Shop top housing appears to already be 
provided. Potentially an opportunity to amalgamate with properties outside the 
adjacent to the precinct. 
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5.1.9 Peakhurst, Boundary Road B1 

A small group of shops on the eastern side of Boundary Road, opposite the Peakhurst Industrial 
area. The shops run either side of Wattle Street. A service station occupies the north east corner 
of the zone, residential occupies the southern portion and the retail / commercial uses the middle 
section. There is significant residential within the precinct attributable to the town house 
development behind the shops along Boundary Road.   
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Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Peakhurst, Boundary Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 15.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             1,981.0            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 44.5                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)               670.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)               160.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 23.9% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    -                     341                     21                5,816  

GFA per car space (m2 to space)  0                113.0                113.0                142.9  

Retail Trade (m2)               230.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 34.3% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Wattle Petrol Station (G - Retail Trade) 5 

Patite Delights (H - Accommodation and Food Services) 4 

Newsagent (G - Retail Trade) 3 

 

SWOT Analysis 

Strengths Weaknesses 

 Food catering, leveraging off local employment in the 
IN2 Zone 

 High proportion of retail offering (34.3% of GFA) 

 High employment density (44.5sqm GFA per employee) 

 Customers rely on on-street parking, with no provision 
of spaces to business premises’ 

 Relatively high vacancy (23.9% of GFA) 
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 In terms of land, a large portion (40.8%) is utilised as 
residential.  

Opportunities Threats 

 Service station site is a relatively large site, providing 
future development opportunity 

 Improving employment land efficiency 

 Potential competition from ancillary uses in IN2 Zone 

 Larger centres in close proximity (in particular Mortdale) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses due to 
viability issues. 

Retail Low-Medium  The site offers good exposure. The existing retail has value.  Residential 
densification and intensification of the Peakhurst Industrial Estate in the 
broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the adjoining residential 
uses – JLL also considers there would be limited demand for this land use 
given its proximity to the Peakhurst Industrial Estate.  

Residential  Medium Generally high demand for residential uses exist, however, the limited site 
areas (largest site already used for residential uses), ownership and traffic 
exposure may impact their viable development.  Greater use of shop top 
housing may provide a solution that retains or improves the ground floor 
offering. Surrounding industrial uses and accessibility issues also negatively 
impact the potential. 
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5.1.10 Peakhurst, Forest Road B1 

A relatively large neighbourhood centre on both sides of Forest Road, serviced by a small car 
park. Unlike most neighbourhood centres in Hurstville, this centre has large format stores (IGA 
supermarket and Mitre 10 Hardware) and a hotel (Peakhurst Inn). It also benefits from off-street 
parking. Parking for the hotel is via Durkin Place and is located in the adjoining IN2 Zone. There 
are no residential uses within the precinct. 
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Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Peakhurst, Forest Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 94.5                492.9                  30.8              7,076.2  

Land area (excl. residential)           12,290.9            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 70.0                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             6,611.8            38,495.7              2,406.0          831,410.8  

Vacancy (m2)               350.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 5.3% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                  190                   341                     21                5,816  

GFA per car space (m2 to space)                 34.8                113.0                113.0                142.9  

Retail Trade (m2)             2,548.4            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 38.5% 28.6% 28.6% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Peakhurst Inn (H - Accommodation and Food Services) 22 

Mitre 10 (G - Retail Trade) 12.5 

Day design engineering (M - Professional, Scientific and Technical Services) 8 

IGA (G - Retail Trade) 6.5 

Honey Bee (H - Accommodation and Food Services) 5.5 

 

SWOT Analysis 

Strengths Weaknesses 

 Significant off-street car parking (highest provision in a 
B1 precinct) 

 Quality anchors (IGA supermarket and Mitre 10) 

 Patronage from passing trade; employees in IN2 zone 

 High employment land efficiency (0.79:1) 

 New rezoning to R3 of residential in close proximity 

 Connectivity between northern and southern sides 

 802 Forest Road older building stock and in need of 
upgrade 

Opportunities Threats 

 Better utilisation of upper level of two storey buildings 

 The underutilisation of 802 Forest Road additionally 
could potentially provide an opportunity for 
development.  

 No major threats apparent. Maintaining the quality 
anchors should underpin this centre 
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Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses due to 
viability issues. 

Retail Medium The site offers good exposure. The existing retail has value, particularly 
considering the rezoning of residential to a more intense use.  Additional, 
residential densification and intensification in Peakhurst and in the broader 
area would support greater retail demand. 

Industrial Medium JLL considers the current uses are the highest and best use as they leverage 
the good exposure of the site even though the site backs onto to the Peakhurst 
Industrial Estate.  

Residential  Low-Medium Generally high demand for residential uses in the area uses however the traffic 
exposure may impact its viable development. In addition, the proximity to 
industrial makes it a less desirable residential location. 
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5.1.11 Peakhurst, Isaac Road B1 

A small centre of three allotments on the north-east corner of Isaac Road and Belmore Road. Only 
the corner two storey building is used for retail purposes. There is a significant residential 
proportion within the precinct attributable to shop top housing and stand-alone dwellings. 

   

   

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Peakhurst, Isaac Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                   1.0                492.9                  30.8              7,076.2  

Land area (excl. residential)               600.7            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)               233.0                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)               233.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                    -                5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 0.0% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    -                     341                     21                5,816  

GFA per car space (m2 to space)  0                113.0                113.0                142.9  

Retail Trade (m2)               233.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 100.0% 28.6% 28.6% 12.0% 
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Employer 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Mixed business groceries (G - Retail Trade) 1 

 

SWOT Analysis 

Strengths Weaknesses 

 Provision of a food convenience store to service local 
residents 

 Small size limits the potential of this zone 

 Almost the entire precinct is residential, in terms of land, 
64.6% is utilised as residential 

Opportunities Threats 

 Redevelopment of residential for appropriate 
neighbourhood centre uses 

 Redevelopment of current retail premises and improving 
employment land efficiency  

 Potential loss of only business should it become 
unviable 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses due to 
viability issues. 

Retail Low-Medium  The site offers only fair exposure and appears to draw on a smaller sized 
catchment. The existing retail has some but limited value.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Low-Medium Value exists in the existing shop top housing.  Limited demand and viability for 
redevelopment of a similar  typology  
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5.1.12 Peakhurst, Lorraine Street B1 

A small centre on the north-west corner of Lorraine Street and Isaac Street comprising four 
allotments. The Peakhurst industrial zone is located to the east. A relatively large portion of the 
precinct is utilised by residential in the form of shop top housing. 

   

   

   

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Peakhurst, Lorraine St B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                   6.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             1,395.8            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)               117.5                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)               705.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)               210.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 29.8% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                     4                   341                     21                5,816  

GFA per car space (m2 to space)               176.3                113.0                113.0                142.9  

Retail Trade (m2)                    -              11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 0.0% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

George & Kathy's Sandwich Shop (H - Accommodation and Food Services) 2 

HW Cleaning Services (N - Administrative and Support Services) 2 

Aqua Beauty & Spa (S - Other Services) 2 

 

SWOT Analysis 

Strengths Weaknesses 

 Proximity to employment base (patronage to food outlet) 

 Access via 944 bus 

 Small size limits the potential of this zone 

 Relatively high vacancy (29.8% of GFA) 

 Zero retail amenity 
Opportunities Threats 

 Limited opportunities for expected uses within 
Neighbourhood Centre Zone 

 Ancillary uses within IN2 zone competing with the centre 

 Currently DA in Land & Environment court for 64/64A 
Lorraine Street for conversion to a boarding house 
(losing approx. half the land within the employment 
precinct) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses due to 
viability issues. 

Retail Low-Medium  The site offers fair exposure. The existing retail has some but limited value.  
Residential densification in the broader area would support greater retail 
demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand due to proximity to 
Peakhurst Industrial land. 

Residential Low-Medium Limited demand due to proximity to Industrial land. 
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5.1.13 Peakhurst, Ogilvy Street B1 

A small neighbourhood centre comprising two small groups of tenancies diagonally opposite each 
other at the intersection of Henry Lawson Drive and Ogilvy Street. To the south and east is the 
Peakhurst West Public School. Given different land uses on either side of Henry Lawson Drive, 
and the busy nature of road, it essentially operates as two distinct zones. No apparent provision 
of residential within the precinct (possibly some in the form of shop-top housing). 
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Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Peakhurst, Ogilvy St B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 39.5                492.9                  30.8              7,076.2  

Land area (excl. residential)             2,059.8            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 53.3                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             2,104.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                    -                5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 0.0% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                     6                   341                     21                5,816  

GFA per car space (m2 to space)               350.7                113.0                113.0                142.9  

Retail Trade (m2)             1,310.6            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 62.3% 28.6% 28.6% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Fresh barn food (G - Retail Trade) 8.5 

MG Holdings (L - Rental, Hiring and Real Estate Services) 5 

Café 31 (G - Retail Trade) 4 

Thai Icon (G - Retail Trade) 4 

Russo Pizza (G - Retail Trade) 4 
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SWOT Analysis 

Strengths Weaknesses 

 Good mix of convenience retail uses (south western 
development) 

 Proximity to school  

 Convenient parking serving southern side of zone 

 No vacancy 

 Access to shops from north via overpass is a constraint 
(barrier on Henry Lawson Drive) 

 Relatively high GFA per car space (332.3sqm) 

Opportunities Threats 

 Passing trade from Henry Lawson Drive (travelling 
north) 

 Potential for improvement of the employment land 
efficiency 

 Competition from Riverwood centre 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses due to 
viability issues. 

Retail Medium  The site offers good exposure. The existing retail has value.  Residential 
densification in the broader area would support greater retail demand. In 
addition, there is potential for retail that caters more specifically to the school. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses – 
JLL also considers there would be limited demand for this land use.  

Residential  Medium- High Generally high demand for residential uses exist however the limited site areas, 
ownership and traffic exposure may impact their viable development.  Proximity 
to school also provides an incentive for residential development. Greater use of 
shop top housing may provide a solution that retains or improves the ground 
floor offering. 
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5.1.14 Peakhurst, Park Street B1 

This neighbourhood centre is on the southern side of Forest Road and on either sides of Park 
Street. There is a mix of food convenience shops, non-retail premises and new investment 
comprising a mixed use commercial / residential building. On street parking is available on Park 
Street. Limited residential exists within the precinct, aside from a stand-alone residence. 

   

 

 

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Peakhurst, Park St B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 25.0                492.9                  30.8              7,076.2  

Land area (excl. residential)             2,365.2            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 67.9                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             1,698.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                    -                5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 0.0% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    -                     341                     21                5,816  

GFA per car space (m2 to space)  0                113.0                113.0                142.9  

Retail Trade (m2)               477.5            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 28.1% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

DPH Lawyers (M - Professional, Scientific and Technical Services) 4 

Forest Real Estate (L - Rental, Hiring and Real Estate Services) 3 

SNC Accounting (M - Professional, Scientific and Technical Services) 3 

 

SWOT Analysis 

Strengths Weaknesses 

 Reasonable mix of convenience retail uses on both 
sides of Park Street 

 Relatively high proportion of retail uses (28.1% of GFA) 

 Convenient on-street parking 

 No vacancy 

 Relatively high employment land efficiency for a B1 
precinct (0.72:1) 

 Serviced by buses (943 and 944) 

 Some tenancies appear run-down and in need of 
refurbishment 

Opportunities Threats 

 Passing trade from Forest Road (although less busy 
section of Forest Road) 

 Large number of neighbourhood centres in close 
proximity 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Limited potential for the development of additional support office uses due to 
viability issues however additional demand for local services may exist. 

Retail Medium  The site offers fair to good exposure. The existing retail has value.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium- High Generally high demand for residential uses exist however the limited site areas, 
ownership and traffic exposure may impact their viable development.  Greater 
use of shop top housing may provide a solution that retains or improves the 
ground floor offering.  
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5.1.15 Peakhurst Heights, Pindari Road B1 

This centre comprises an older group of shops and a new two storey mixed use development. 
There is a mix of complementary uses nearby including the Peakhurst South Primary School. 
There is significant residential within the precinct attributable to the new mixed-use development.  
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Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Peakhurst Heights, Pindari Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 18.2                492.9                  30.8              7,076.2  

Land area (excl. residential)             1,946.9            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 87.3                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)             1,590.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)               855.0              5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 53.8% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                    39                   341                     21                5,816  

GFA per car space (m2 to space)                 40.8                113.0                113.0                142.9  

Retail Trade (m2)               315.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 19.8% 28.6% 28.6% 12.0% 

 

Top 3 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

St George Visiting Nurses (Q - Health Care and Social Assistance) 4 

Diana's Pharmacy (G - Retail Trade) 3 

Pindari Physiotherapist (Q - Health Care and Social Assistance) 3 
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SWOT Analysis 

Strengths Weaknesses 

 Good parking 

 Proximity to Public Transport – Bus 

 Nearby Community Facilities including school 

 Pleasant setting 

 High employment land efficiency (0.82:1) 

 Limited retail mix 

 High vacancy (53.8% of GFA), however, this is mostly 
reflective of the new mixed use development 

Opportunities Threats 

 Recent mixed use development – opportunities for retail 
/ commercial uses at ground floor 

 Small grocery store / cafes 

 Competition from larger centres with larger customer 
base (e.g. Peakhurst and Mortdale) 

 The mixed use development unable to lease space, 
results in more than half precinct GFA vacant.  

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low  Limited potential for the development of additional support office uses due to 
viability issues given the significant recent supply provided by the new 
development. 

Retail Low The site offers fair exposure with a smaller catchment. The existing retail has 
value. Absorption of the significant recent supply will likely need to occur prior 
to any additional development demand.  Residential densification in the 
broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium Generally high demand for residential uses exist however the limited site areas 
and ownership may impact their viable development.  Greater use of shop top 
housing may provide a solution that retains or improves the ground floor 
offering as proven with the most recent development. However, the recent 
development may have provided adequate supply to meet demand in the short 
term. 
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5.1.16 Riverwood, Broadarrow Road B1 

A very small neighbourhood centre comprising one building over five lots on the corner of 
Broadarrow and Baumans Road. The centre has not attracted retail services providing for daily 
needs of local residents. No provision of residential is apparent within the precinct.  

   

    

 

Planning Controls 

Zoning: B1 – Neighbourhood Centre 

FSR 1.5:1  

Height Limit: 9 metres 
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Snapshot 

Riverwood, Broadarrow Rd B1 Subject 
ALL B1 

(Hurstville) 
AVERAGE B1 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                   3.9                492.9                  30.8              7,076.2  

Land area (excl. residential)               997.6            50,890.5              3,180.7        1,138,744.2  

Employment density (GFA per employee)                 88.2                  78.1                  78.1                117.5  

GFA (m2) (excl. residential)               344.0            38,495.7              2,406.0          831,410.8  

Vacancy (m2)                    -                5,011.0                313.2            66,753.0  

Vacancy (% of GFA) 0.0% 13.0% 13.0% 8.0% 

Car spaces (excl. residential)                     4                   341                     21                5,816  

GFA per car space (m2 to space)                 86.0                113.0                113.0                142.9  

Retail Trade (m2)                 43.0            11,005.3                687.8            99,837.9  

Retail Trade (% of GFA) 12.5% 28.6% 28.6% 12.0% 

 

Top 2 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Master lock keys (G - Retail Trade) 1 

Computer repairs (S - Other Services) 1 

 

SWOT Analysis 

Strengths Weaknesses 

 No vacancy 

 Proximity to station (also serviced by 940 and 941 bus) 

 No retailing to meet daily needs of residents 

 Poor visibility 

 Small size limits the potential of this zone 
Opportunities Threats 

 Café, deli  Larger centres in close proximity (in particular 
Riverwood) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low  Limited potential for the development of additional support office uses due to 
the likely lack of viability. 

Retail Low - medium  The site offers fair exposure with a smaller catchment.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium Generally high demand for residential uses exists particularly with the close 
proximity to the station. However the limited site areas may impact its viable 
development.  Greater use of shop top housing may provide a solution that 
retains or improves the ground floor offering. 
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5.2 B2 Local Centres – Former Hurstville LGA 

5.2.1 Beverly Hills, King George Road B2 

The Beverly Hills local centre runs along King Georges Road for a distance of over 800 metres, 
primarily between Stoney Creek Road in the south to Ponyara Road in the north. It is well serviced 
by public transport (bus routes and the Beverly Hills train station) and has a strong cluster of night-
time uses including cinemas and restaurants. Considering its size, there is minimal residential 
within the precinct, mostly attributable to shop top housing. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1 to 2.0:1  

Height Limit: 9 to 15 metres 

 

Snapshot 

Beverly Hills, King Georges Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               500.5              2,576.9                286.3              7,076.2  

Land area (excl. residential)           47,069.7          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 58.4                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           29,228.9          144,313.4            16,034.8          831,410.8  

Vacancy (m2)             4,641.1            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 15.9% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                  504                1,920                   213                5,816  

GFA per car space (m2 to space)                 58.0                  75.2                  75.2                142.9  

Retail Trade (m2)             3,559.1            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 12.2% 24.7% 24.7% 12.0% 

 

Top 10 Employers 
Business Name (ANZSIC Single Digit) Number of 

Employees (FTE) 

Pancakes on the Rocks (H - Accommodation and Food Services) 30 

Beverly Hills Hotel (H - Accommodation and Food Services) 30 

Beverly Hills Cinema (G - Retail Trade) 25 

Real Estate agent (L - Rental, Hiring and Real Estate Services) 12 

Chemist  (G - Retail Trade) 11.5 

Aged Care Services (O - Public Administration and Safety) 11 

Fernwood Gym (R - Arts and Recreation Services) 11 

Moon Cunningham Accountants (M - Professional, Scientific and Technical 
Services) 

10 

IGA supermarket (G - Retail Trade) 9 

Oliver Brown (H - Accommodation and Food Services) 8 
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SWOT Analysis 
Strengths Weaknesses 

 Close to multiple forms of public transport (Beverly Hills 
Train station; bus routes) 

 Night-time economy – Cinemas and restaurants 
(entertainment precinct) 

 Pancakes on the Rocks – attracts a large client base 

 Significant exposure / passing trade 

 High provision of commercial premises car spaces 
(58sqm of GFA per space) 

 Low foot traffic during the day along King George Road 
with limited employment and retailing providing for daily 
needs 

 Long-term vacancies creating negative perception for 
existing businesses – in particular adjacent to cinemas 
and near corner of Stoney Creek Rd and King Georges 
Rd.  

 Depth of B2 zone limits opportunities for significant 
redevelopment / investment 

 Relatively high vacancy (15.9% of GFA) 
Opportunities Threats 

 Future development of vacant sites 

 Intensification of surrounding residential population to 
increase retail demand (both within B2 zone and 
surround Residential zones in close proximity to station) 

 Improved retail offer to meet daily and weekly needs of 
residents, currently retail represents 12.2% of GFA 

 Access difficulties from King George Road impacting on 
viability of the local centre (seen as a split centre) 

 Changes made by RMS (Roads and Maritime Services) 
to King Georges Rd would affect Beverly Hills economic 
centre (e.g. introduction of clearways). 

 Proximity to Roselands Shopping Centre 

 

Demand for Current and Potential Land Uses 
Land Use Development 

Opportunity 
Comment  

Office Low-Medium  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability. JLL considers the uptake of the current 
vacant stock would more likely occur prior to the development of additional 
office uses. 

Retail Medium  The site offers excellent exposure from King Georges Road. In line with a 
number of other centres, car parking is the dominant issue impacting the 
development of additional retail.  Residential densification, as seen towards 
west of precinct, would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  High Generally high demand for residential uses exists. While some fragmentation 
exists in landholdings which impact development viability, there are a number 
of significant sites with potential for development.  Permitting greater residential 
yields leverages off the existing rail infrastructure and provides the opportunity 
and incentive for landowners to provide developments that provide greater 
amenity while maintaining, and likely improving the retail offering.  E.g. The 
Pottery Development at Kingsgrove.     
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5.2.2 Beverly Hills (The Kingsway) B2 

This local centre fronts both The Kingsway and Stoney Creek Road. It provides a mix of 
commercial uses, including business services, retail and cafes / restaurants. Considering its size 
the precinct provides a moderate level of residential, this is mostly attributable to shop top housing. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Beverly Hills (The Kingsway) B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               117.8              2,576.9                286.3              7,076.2  

Land area (excl. residential)           12,674.9          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 90.5                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           10,658.3          144,313.4            16,034.8          831,410.8  

Vacancy (m2)               513.0            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 4.8% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                    89                1,920                   213                5,816  

GFA per car space (m2 to space)               120.4                  75.2                  75.2                142.9  

Retail Trade (m2)             2,812.3            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 26.4% 24.7% 24.7% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

The Salvation Army - Divisional Headquarters (S - Other Services) 26 

BPS Strata (L - Rental, Hiring and Real Estate Services) 10 

Don Antonio Pizza (H - Accommodation and Food Services) 5 

Caltex (G - Retail Trade) 4.5 

Steadfast Accounting (M - Professional, Scientific and Technical Services) 4.5 

 

SWOT Analysis 

Strengths Weaknesses 

 Mix of employment generating uses 

 Exposure to Stoney Creek Road 

 Relatively low vacancy (4.8% of GFA) 

 High employment land efficiency (0.84:1) 

 Limited retail services expected within a local centre 

 Relatively poor condition of buildings 

 Lack of off-street parking (120.4sqm of GFA per car 
space) 

Opportunities Threats 

 Redevelopment of sites in poor condition (although land 
fragmentation limits this opportunity) 

 Proximity to King George Road and Kingsgrove local 
centres 

 Loss of Salvation Army, represents 22% of employment 
within the precinct  

 

  



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 92 
March 2017 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of significant additional support office 
uses due to the likely lack of viability. JLL considers the uptake of the current 
vacant stock would more likely occur prior to the development of additional 
office uses. 

Retail Low-Medium  The site offers excellent exposure from Stoney Creek Road. In line with a 
number of other centres, car parking is the dominant issue impacting the 
development of additional retail.  Residential densification in the broader area 
would support greater retail demand. Potential may exist for a small 
supermarket. 

Industrial Low Industrial uses would be considered somewhat incompatible with the 
surrounding uses.  There would be limited demand for this land use.  

Residential  Medium-High Generally high demand for residential uses exist, however, the fragmented 
landholdings will impact development viability based on the existing planning 
controls.  Permitting greater residential yields provides the opportunity and 
incentive for landowners to provide developments that provide greater amenity 
while maintaining, and likely improving the retail offering.  E.g. The Pottery 
Development at Kingsgrove. Potential to redevelop some larger sites e.g. the 
Salvation Army site (only likely if vacated).     
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5.2.3 Hurstville, East Forest Road B2 

Hurstville East Forest Road commercial centre runs along Forest Road to the North East of land 
within Hurstville City Centre. The centre is in reasonable proximity to Hurstville station (750 to 
1,220 metres) and Allawah station (850 metres to 1.1km). Considering its size the precinct 
provides a limited level of residential, this is mostly attributable to some modern mixed use 
developments. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1  

Height Limit: 9 metres 

 

Snapshot 

Hurstville, East Forest Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               271.0              2,576.9                286.3              7,076.2  

Land area (excl. residential)           17,655.1          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 50.7                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           13,744.0          144,313.4            16,034.8          831,410.8  

Vacancy (m2)             3,382.5            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 24.6% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                  163                1,920                   213                5,816  

GFA per car space (m2 to space)                 84.1                  75.2                  75.2                142.9  

Retail Trade (m2)             2,760.4            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 20.1% 24.7% 24.7% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Warren Saunders Insurance Brokers (K - Financial and Insurance Services) 40 

Fergusons Toyota (G - Retail Trade) 38 

KFC (H - Accommodation and Food Services) 27 

Ausline Shipping P/L (I - Transport, Postal and Warehousing) 24 

Michael Roberts Strata Management 16 
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SWOT Analysis 

Strengths Weaknesses 

 Highly diverse business area, mixed with dense 
residential area (Providing ample customer base). 

 Access to public transport (Hurstville Train station; 
buses) 

 Proximity to schools & medical facilities 

 Directly opposite the large mixed use development “The 
East Quarter Hurstville”. A 2.8 hectare development 
consisting of 7 buildings including over 630 residential 
apartments and 9,700 sqm of commercial (office and 
retail) space. 

 Limited on-street / off-street parking 

 Congestion on Forest Rd impacts accessibility 

 High vacancy (24.6% of GFA) 

Opportunities Threats 

 Leverage off education services and medical facilities in 
the region  

 Undergoing rapid change. Presents an opportunity for 
improved amenity with modern shopfronts etc. 

 Residential population growth increasing demand for 
additional retail services. 

 Redevelopment of vacant tenancies to accommodate 
rapid change 

 Traffic congestion impacting on business operations 

 Mix of zones within area, provides a somewhat 
confused message of desired future character 

 Significant reliance on top 5 employers, making up 54% 
of employment in the precinct 

 Competition from retail offerings available in the 
Hurstville City Centre 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-medium  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability. JLL considers the uptake of the current 
vacant stock would more likely occur prior to the development of additional 
office uses. 

Retail Medium  The site offers excellent exposure from Forest Road. In line with a number of 
other centres, car parking is an important issue impacting the development of 
additional retail.  Residential densification in the broader area would support 
greater retail demand. Potential may exist for a small supermarket. 

Industrial Low Industrial uses would be considered somewhat incompatible with the 
surrounding uses.  There would be limited demand for this land use.  

Residential  Medium-High Generally a high demand for residential uses exists with the precinct. While 
there are some reasonably sized sites most of these have already been 
developed, therefore generally fragmented landholdings will impact 
development viability based on the existing planning controls. Permitting 
greater residential yields provides the opportunity and incentive for landowners 
to provide developments that provide greater amenity while maintaining, and 
likely improving the retail offering.  E.g. The Pottery Development at 
Kingsgrove. While potential exists, there is currently significant supply already 
in the vicinity likely meeting a great deal of demand.     
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5.2.4 Kingsgrove, Kingsgrove Road B2 

Kingsgrove Road forms the boundary with Rockdale Council, with the western side of the road 
being within Hurstville LGA. The local centre is well served by public transport and provides a 
broad range of retail and commercial services. A full-line Woolworths anchors the centre. On the 
eastern side of Kingsgrove Road (in Rockdale LGA) is the Kingsgrove Hotel. There is significant 
residential within the precinct, mostly attributable to the Pottery development. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1 with the exception of “The Pottery” which has a floor space ratio of 2.0:1  

Height Limit: No height limited other than “The Pottery” site which has height limit of 15 metres 

 

Snapshot 

Kingsgrove, Kingsgrove Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               276.5              2,576.9                286.3              7,076.2  

Land area (excl. residential)           19,686.6          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 66.8                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           18,470.1          144,313.4            16,034.8          831,410.8  

Vacancy (m2)               783.8            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 4.2% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                  208                1,920                   213                5,816  

GFA per car space (m2 to space)                 88.6                  75.2                  75.2                142.9  

Retail Trade (m2)             5,497.0            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 29.8% 24.7% 24.7% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Woolworths (G - Retail Trade) 87.5 (Estimated) 

Dollar Growth Group (K - Financial and Insurance Services) 18 

Crust Gourmet Pizza (H - Accommodation and Food Services) 10 

Kefi Sovlaki (H - Accommodation and Food Services) 8 
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Westpac Bank (K - Financial and Insurance Services) 8 

Commonwealth Bank (K - Financial and Insurance Services) 7.5 

 

SWOT Analysis 

Strengths Weaknesses 

 Presence of banks and other services supporting the 
retail 

 “Pottery” mixed–use development with full-line 
Woolworths 

 Good exposure from Kingsgrove Road 

 Reasonable retail mix 

 High proportion of retail space (29.8% of GFA) 

 Night-time and day-time offer 

 Good transport (Access to M5 and Railway) 

 Low vacancy (4.2% of GFA) 

 Congestion on Kingsgrove Road 

 Interface between low density residential and 
commercial. 

Opportunities Threats 

 Further residential intensification within adjoining 
residential land (particularly south of The Pottery 
development) 

 Future upgrades to tenancies fronting Kingsgrove Road 

 At the juncture of three LGAs, which may restrict the 
development of cohesive planning policy 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability. JLL considers the uptake of the current 
vacant stock would more likely occur prior to the development of additional 
office uses. 

Retail Low-Medium  The site offers excellent exposure from Kingsgrove Road. In line with a number 
of other centres, car parking is an important issue impacting the development 
of additional retail.  Residential densification in the broader area would support 
greater retail demand.  The recent development of the Pottery development will 
likely dampen significant additional demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium-High Generally high demand for residential uses exist, however, the fragmented 
landholdings will impact development viability based on the existing planning 
controls.  Permitting greater residential yields leverages off the existing rail 
infrastructure and provides the opportunity and incentive for landowners to 
provide developments that provide greater amenity while maintaining, and 
improving the retail offering such as the Pottery Development at this location. 
Unfortunately, it appears the most suitable site for this development was the 
Pottery site and so further development of this kind is unlikely.     

 
 
  



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 99 
March 2017 

5.2.5 Mortdale, Morts Road B2 

Morts Road and Pitt Street Mortdale is a busy local centre serving a relatively affluent catchment. 
It is well served by public transport. Pitt Street has higher vacancy rates than Morts Road and is 
quieter. There is no major supermarket in this local centre. We note that a Woolworths anchored 
centre has been developed approximately 1.5km to the west within an IN2 zone. Considering its 
size the precinct provides a moderate level of residential, this is mostly attributable to a mixed use 
development and additionally some shop top housing.  
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1 

Height Limit: No height 

 

Snapshot 

Mortdale, Morts Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               424.7              2,576.9                286.3              7,076.2  

Land area (excl. residential)           25,255.5          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 45.5                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           19,325.0          144,313.4            16,034.8          831,410.8  

Vacancy (m2)               970.7            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 5.0% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                  230                1,920                   213                5,816  

GFA per car space (m2 to space)                 84.0                  75.2                  75.2                142.9  

Retail Trade (m2)             4,266.2            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 22.1% 24.7% 24.7% 12.0% 

 

Top 10 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Arnold's IGA (G - Retail Trade) 25 

Happen Business (M - Professional, Scientific and Technical Services) 18.5 

Commonwealth Bank (K - Financial and Insurance Services) 10.5 

ANZ Bank (K - Financial and Insurance Services) 10.5 

Fire Station (O - Public Administration and Safety) 10 

Crust Pizza (H - Accommodation and Food Services) 9.5 

The Bike Shed (G - Retail Trade) 8.5 

Dental Evolutions Sydney (Q - Health Care and Social Assistance) 8.5 

Mortdale Hotel (S - Other Services) 8.5 

Westpac Bank (K - Financial and Insurance Services) 7.5 
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SWOT Analysis 

Strengths Weaknesses 

 Good public transport, including Mortdale Train station  

 Diverse business area with a mix of medium and low 
density residential surrounding it 

 Relatively low vacancy (5.0% of GFA) 

 IGA provides retail to meet daily and weekly needs of 
local residents 

 Proximity to primary and secondary school 

 Limited development opportunities due to land 
fragmentation 

 Lack of full-line supermarket 

Opportunities Threats 

 Further residential development near station 

 Redevelopment opportunities in block to east of Cook 
Avenue, north of station 

 Competition from retail offerings available in the 
Hurstville City Centre, Penshurst and Mortdale Plaza 
(located in IN2 Zone) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability of this land use. 

Retail Medium  The site offers good exposure from passing foot and vehicle traffic from within 
the Mortdale town centre. In line with a number of other centres, car parking is 
the dominant issue impacting the development of additional retail.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium-High Generally high demand for residential uses exist, however, the fragmented 
landholdings will impact development viability based on the existing planning 
controls.  Permitting greater residential yields leverages off the existing rail 
infrastructure and provides the opportunity and incentive for landowners to 
provide developments that provide greater amenity while maintaining, and 
likely improving the retail offering.  E.g. The Pottery Development at 
Kingsgrove.     
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5.2.6 Narwee, Broad Arrow Road B2 

This local centre is shared with Canterbury Council. Hurstville’s B2 zoned land is on the southern 
side of Broad Arrow Road. The Narwee train station is one block to the north. As it is a shared 
LGA centre, it represents a low amount of employment, the smallest contribution of any Hurstville 
B2 zones. Considering its size the precinct provides a moderate level of residential, this is mostly 
attributable to a mixed use development and additionally some shop top housing. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1 

Height Limit: No height 

 

Snapshot 

Narwee, Broad Arrow Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 50.5              2,576.9                286.3              7,076.2  

Land area (excl. residential)             5,392.5          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 67.9                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)             3,431.0          144,313.4            16,034.8          831,410.8  

Vacancy (m2)               703.0            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 20.5% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                    18                1,920                   213                5,816  

GFA per car space (m2 to space)               190.4                  75.2                  75.2                142.9  

Retail Trade (m2)             1,380.3            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 40.2% 24.7% 24.7% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Family Care Pharmacy Narwee (G - Retail Trade) 5 

St Mina fruit Market (G - Retail Trade) 4.5 

Narwee Dental Care (Q - Health Care and Social Assistance) 4.5 

Metro Petroleum (G - Retail Trade) 3 

Broadarrow café (H - Accommodation and Food Services) 3 

 

SWOT Analysis 

Strengths Weaknesses 

 Close to train station. 

 Main road frontage (Broadarrow Road) 

 Close to School 

 High proportion of retail (40.2% of GFA) 

 Low income demographic 

 High vacancy rate (20.5% of GFA)  and generally poor 
mix of retail 

 No mixed use development within centre or medium 
density residential surrounding 

 Centre over two LGAs (lack of consistency and planning 
cohesiveness) 

Opportunities Threats 

 Increased residential density as a first step in 
revitalisation 

 Flexibility in zoning to encourage a wider range of 
commercial land uses 

 Competition from stronger performing centres (including 
Beverly Hills) 

 Reliance on top 5 employers, makes up 40% of 
employment in precinct. 
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Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low  Limited potential for additional support office uses, demand, if any, would likely 
utilise current 1st floor above existing retail. 

Retail Low-Medium  Limited potential for additional retail with demand likely to take up current 
vacant tenancies. In line with a number of other centres, car parking is an 
important issue.  Residential densification in the broader area would support 
greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium-High Generally high demand for residential uses exist, however, the fragmented 
landholdings will impact development viability based on the existing planning 
controls.  Permitting greater residential yields leverages off the existing rail 
infrastructure and provides the opportunity and incentive for landowners to 
provide developments that provide greater amenity while maintaining, and 
likely improving the retail offering.  E.g. The Pottery Development at 
Kingsgrove. However, there is also potential competition with sites across the 
road (within Canterbury LGA) with larger more viable sites. 
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5.2.7 Penshurst, Penshurst Street B2 

Penshurst Local Centre is situated along either side of Penshurst Street running north from the 
train station. There are additional businesses located on the southern side the train station within 
Kogarah LGA. Penshurst is anchored by a small IGA and supported by a Council owned car park 
accessed from Connelly Street. Considering its size the precinct provides a moderate level of 
residential attributable to mixed use developments and some shop top housing. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 2.0:1 to 2.5:1 

Height Limit: 15 to 19 metres 

 

Snapshot 

Penshurst, Penshurst St B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               238.2              2,576.9                286.3              7,076.2  

Land area (excl. residential)           29,406.9          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 64.2                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           15,295.0          144,313.4            16,034.8          831,410.8  

Vacancy (m2)             1,470.0            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 9.6% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                  251                1,920                   213                5,816  

GFA per car space (m2 to space)                 60.9                  75.2                  75.2                142.9  

Retail Trade (m2)             3,410.0            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 22.3% 24.7% 24.7% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Penshurst RSL (H - Accommodation and Food Services) 25 

IGA Penshurst (G - Retail Trade) 14 

Envie Fitness (R - Arts and Recreation Services) 7 

Guild Chemist (G - Retail Trade) 6.5 

BWS (G - Retail Trade) 6 

 

SWOT Analysis 

Strengths Weaknesses 

 Proximity to Public Transport – Rail and bus 

 Good retail mix - concentrated along Penshurst Street 

 Strong overall mix – medium density dwellings, light 
industrial along Forest Road, retail, commercial and 
community uses 

 Council car park 

 Proximity to primary and secondary school 

 Limited dining options  

 Lack of full-line supermarket 

Opportunities Threats 

 Redevelopment of Council owned car park – largest 
development site opportunity 

 Potential to further enhance employment land efficiency, 
currently 0.52:1 

 Competition from stronger performing Hurstville CBD 

 Lack of dining and retail shopping opportunities 
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Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability of this land use. 

Retail Medium  The site offers good exposure from passing foot and vehicle traffic from within 
the Penshurst town centre. In line with a number of other centres, car parking is 
the dominant issue impacting the development of additional retail.  Residential 
densification in the broader area would support greater retail demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  High Generally high demand for residential uses exists. Additionally, while some 
land fragmentation exists there are some significant potential sites which could 
be explored.  Permitting greater residential yields leverages off the existing rail 
infrastructure and provides the opportunity and incentive for landowners to 
provide developments that provide greater amenity while maintaining, and 
likely improving the retail offering.  E.g. The Pottery Development at 
Kingsgrove.     
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5.2.8 Penshurst, Forest Road B2 

The Forest Road, Penshurst Local Centre is primarily located on the northern side of Forest Road. 
Its eastern end is only 400m to the west of the Penshurst Street Local Centre. The mix of land 
uses includes light industry, service trade, business and retail uses. 

The area has attracted considerable multi-storey residential development, although there has 
been limited take-up of the ground floor tenancies for the purposes expected within a Local Centre 
zone. There is significant residential within the precinct, attributable to stand-alone dwellings, 
mixed use and pure residential developments. 

   

 

 



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 109 
March 2017 

 

Planning Controls 

Zoning: B2 – Local Centre 

FSR 1.5:1 

Height Limit: 9 metres 

 

Snapshot 

Penshurst, Forest Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees                 61.5              2,576.9                286.3              7,076.2  

Land area (excl. residential)             7,718.2          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 56.6                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)             3,485.0          144,313.4            16,034.8          831,410.8  

Vacancy (m2)                    -              14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 0.0% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                    43                1,920                   213                5,816  

GFA per car space (m2 to space)                 81.0                  75.2                  75.2                142.9  

Retail Trade (m2)             1,895.0            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 54.4% 24.7% 24.7% 12.0% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Maria's Ironing Service (S - Other Services) 15 

Andrews Pumps (C – Manufacturing) 10 

The Gamesmen (computer games) (G - Retail Trade) 8.5 

Fruit World (G - Retail Trade) 6.5 

Prilep Doors also named as Doors Timber and Flooring (C – Manufacturing) 4 
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SWOT Analysis 

Strengths Weaknesses 

 Exposure from Forest Road 

 New residential development – increasing local 
population 

 High proportion of retail uses (54.5% of GFA) 

 Parking is difficult along Forest Road for business 

 Lack of demand for business uses along this portion of 
Forest Road 

 In terms of land, a large portion (34.7%) is utilised as 
residential.  

 Low provision of employment for a B2 centre 

 No vacancy 
Opportunities Threats 

 Additional residential apartment development – area 
has proven popular for residential development. If this 
can further enhance commercial/retail business. 

 Strong competition from Hurstville CBD, Penshurst 
Street for retail / business uses. 

 Demand for residential outstrips other uses and 
overwhelms the precinct. 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability of this land use. Additionally, new 
development on the eastern side of the precinct will likely accommodate pent 
up demand for commercial premises. 

Retail Low-Medium  The site offers good exposure from Forest Road. In line with a number of other 
centres, car parking is an important issue impacting the development of 
additional retail.  Residential densification in the broader area would support 
greater retail demand. Additionally, new development on the eastern side of the 
precinct will likely accommodate pent up demand for commercial premises. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  Medium-High Generally high demand for residential uses exist, however, the fragmented 
landholdings will impact development viability based on the existing planning 
controls. Additionally, it appears the best site is already being developed. 
Permitting greater residential yields leverages off the existing rail infrastructure 
and provides the opportunity and incentive for landowners to provide 
developments that provide greater amenity while maintaining, and likely 
improving the retail offering.  E.g. The Pottery Development at Kingsgrove.     
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5.2.9 Riverwood, Belmore Road B2 

Belmore Road Riverwood is considered the strongest local centre in Hurstville, particularly in 
terms of providing local retail services to meet the daily and weekly needs of its residential 
catchment. The major asset in the Local Centre is the Riverwood Plaza Shopping Centre, 
anchored by a Coles and Woolworths supermarket. Riverwood precinct provides the greatest 
employment provision of any of the B2 Local Centres. Considering its size the precinct provides 
a moderate level of residential attributable to mixed use developments and some shop top 
housing. 
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Planning Controls 

Zoning: B2 – Local Centre 

FSR 2.0:1 to 3.0:1 

Height Limit: 18 to 28 metres 

 

Snapshot 

Riverwood, Belmore Rd B2 Subject 
ALL B2 

(Hurstville) 
AVERAGE B2 

(Hurstville) 
ALL Precincts 

(Hurstville) 

Number of employees               636.3              2,576.9                286.3              7,076.2  

Land area (excl. residential)           41,299.1          206,158.5            22,906.5        1,138,744.2  

Employment density (GFA per employee)                 48.2                  56.0                  56.0                117.5  

GFA (m2) (excl. residential)           30,676.0          144,313.4            16,034.8          831,410.8  

Vacancy (m2)             1,680.0            14,144.0              1,571.6            66,753.0  

Vacancy (% of GFA) 5.5% 9.8% 9.8% 8.0% 

Car spaces (excl. residential)                  414                1,920                   213                5,816  

GFA per car space (m2 to space)                 74.1                  75.2                  75.2                142.9  

Retail Trade (m2)           10,057.7            35,638.0              3,959.8            99,837.9  

Retail Trade (% of GFA) 32.8% 24.7% 24.7% 12.0% 

 

Top 10 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Woolworths (G - Retail Trade) 120 

Coles (G - Retail Trade) 50 

Club Rivers (H - Accommodation and Food Services) 50 

Cona D'Oro - The Regal (L - Rental, Hiring and Real Estate Services) 12.5 (Estimated) 

Gallinazos Chemist (G - Retail Trade) 12 

Escott Aston Financial Planners (K - Financial and Insurance Services) 12 

Commonwealth Bank (K - Financial and Insurance Services) 11.7 (Estimated) 

Dominos (H - Accommodation and Food Services) 10 

KFC (H - Accommodation and Food Services) 10 

Conco D'ora Classic Ballroom (L - Rental, Hiring and Real Estate Services) 10 
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SWOT Analysis 

Strengths Weaknesses 

 Proximity to Public Transport – Rail and bus 

 Strong mix of retail outlets 

 High occupancy rate (5.5% of GFA vacant) considering 
size of precinct 

 Riverwood Plaza 

 Nearby medium density residential apartments / mixed 
use development 

 Off-street parking (Riverwood Plaza; Council car parks) 

 High employment density (48.2sqm per employee) 

 Limited employment generating uses outside retailing, 
personal services and small business services 

 Limited dining options 

 Division of centre (separated by rail) 

Opportunities Threats 

 Ongoing refurbishment / upgrades to existing buildings, 
including Riverwood Plaza – Largest single asset in 
Centre 

 Potential demand to increase the size of the Local 
Centre to support additional business. 

 Potential to develop council car parks (offer best 
opportunity for further development)  

 Competition from stronger performing Roselands 
Shopping Centre (60,000sqm retail floor space) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Limited potential for the development of significant additional support office 
uses due to the likely lack of viability of this land use. 

Retail Medium  The site offers good exposure from passing foot and vehicle traffic from within 
the Riverwood town centre. In line with a number of other centres, car parking 
is an important issue impacting the development of additional retail.  
Residential densification in the broader area would support greater retail 
demand. 

Industrial Low Industrial uses would be considered incompatible with the surrounding uses.  
There would be limited demand for this land use.  

Residential  High Generally high demand for residential uses exists. Additionally, some 
reasonable development potential exists within large sites (including council car 
parks).  Permitting greater residential yields leverages off the existing rail 
infrastructure and provides the opportunity and incentive for landowners to 
provide developments that provide greater amenity while maintaining, and 
likely improving the retail offering.  E.g. The Pottery Development at 
Kingsgrove.     
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5.3 IN2 Light Industrial Zones – Former Hurstville LGA 

5.3.1 Beverly Hills, Penshurst Street IN2 

The Beverly Hills Industrial area is made up of lots fronting Penshurst Street to the North of Stoney 

Creek Road. The precinct is in close proximity to rail infrastructure (800 metres from Beverly Hills 

station). A planning proposal was submitted on behalf of the owners to rezone the land vacant of 

structures at 169B Penshurst Street to R2 (4,360sqm lot), however, was not supported. At the 

time of the land use survey and assessment council were assessing a DA for a bus depot. 

Considering its size the precinct provides a moderate level of residential attributable to two stand-

alone dwellings. 

   

 

Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 
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Snapshot 

Beverly Hills Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees                 61.4   4,768.9   529.9   7,838.7  

Land area (excl. residential)           13,153.7   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee)               111.1   150.2   150.2   114.7  

GFA (m2) (excl. residential)             6,817.4   716,079.8   79,564.4   898,889.0  

Vacancy (m2)               303.1   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 4.4% 6.9% 6.9% 7.6% 

Car spaces (excl. residential)                    58   4,132   459   6,392  

GFA per car space (m2 to space)               118.2   173.3   173.3   140.6  

Retail Trade (m2)                    -     59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 0.0% 8.4% 8.4% 11.9% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Enth Degree Projects (E – Construction) 20 

Barcodes Australia (C – Manufacturing) 8 

The Pack Factory (C – Manufacturing) 7.5 

Flooring Connection (F - Wholesale Trade) 5 

Autowerks Automotive (S - Other Services) 5 

 

SWOT Analysis 

Strengths Weaknesses 

 Close to railway station 

 Proximity to Stoney Creek Road 

 Surrounded by residential 

 169b Penshurst Street is vacant (of structures) lot and 
considered underutilised. Accounts for approx. 30% of 
the precinct land area 

Opportunities Threats 

 Improve employment land efficiency  Accessed from a predominantly residential street – 
conflict with surrounding residential uses 

 The top employer represents 33% of all employment 
within the precinct. 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low  The development of office uses is considered unlikely.   

Retail Low The development of retail uses is considered unlikely.   

Industrial Low-Medium Significant additional investment in industrial is considered unlikely based on it 
being surrounded by residential uses and not being a recognised industrial 
precinct. JLL notes the uses currently located on site are not localised services 
and could therefore relocate. 

Residential  Medium-High Not compatible with industrial uses although JLL considers its proximity to the 
Beverly Hills train station (i.e. less than 800 metres) gives merit for 
consideration of residential uses. In addition, the size of sites and its proximity 
to the B1 Neighbourhood Centre within Beverly Hills could potentially serve as 
adjacent development opportunities. 
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5.3.2 Hurstville Industrial IN2 

The Hurstville industrial area is a small industrial precinct situated on land adjoining the eastern 
edge of the Hurstville City Centre. The area is bounded by Forest Road to the West, Roberts Lane 
to the East and Durham Street to the South. The precinct is well serviced by transport, walking 
distance from both Allawah and Hurstville railway stations (350 and 900 metres respectively). 
There is no apparent residential within the precinct. 
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Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

Hurstville Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees 43.0   4,768.9   529.9   7,838.7  

Land area (excl. residential) 12,248.4   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee) 235.5   150.2   150.2   114.7  

GFA (m2) (excl. residential) 10,127.1   716,079.8   79,564.4   898,889.0  

Vacancy (m2) 940.0   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 9.3% 6.9% 6.9% 7.6% 

Car spaces (excl. residential) 43   4,132   459   6,392  

GFA per car space (m2 to space) 235.8   173.3   173.3   140.6  

Retail Trade (m2) 1,613.1   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 15.9% 8.4% 8.4% 11.9% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Great Wall car dealership and Ultratune service centre (G - Retail Trade) 9 

Colourful Flooring (G - Retail Trade) 4.5 

Forest Hand Car Wash (S - Other Services) 4 

N & G Mechanical Repairs & 'Speedy Tyres' (S - Other Services) 4 

L&M Electrical Wholesaler (F - Wholesale Trade) 3 
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SWOT Analysis 

Strengths Weaknesses 

 Relatively high employment land efficiency (0.83:1) 

 Proximity to Hurstville and Allawah railway stations 

 Proximity to Hurstville CBD 

 Accessibility via Forest Road 

 Lowest employment density of any of the Hurstville LGA 
precincts (235sqm per employee) 

 Low provision of on-site parking (235.8sqm of GFA per 
car space) 

Opportunities Threats 

 Potential redevelopment for more employment intensive 
uses, benefiting from proximity to the CBD 

 Significant reliance on top 5 employers, make up 57% of 
employment within precinct 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Potential exists for a small amount of office space to support the industrial 
uses. 

Retail Medium  The site offers good exposure from Forest Road. In line with most other 
centres, car parking is an important issue impacting the development of 
additional retail.  

Industrial Low-Medium Potential exists for intensification of the industrial uses however demand is 
most likely to come from services that satisfy the local community.  As 
discussed within this report JLL considers it likely that regional level industrial 
and logistics users will continue to locate primarily in northwest and southwest 
Sydney. Also considering its proximity to the CBD it would likely be costly for 
continued use as industrial opposed to an alternate use.  

Residential  Medium-High Shares traits with Hurstville East Forest Road, proximity to station and the 
CBD. However, also has greater potential due to larger sites, which would 
prove more viable. Has already been significant supply of residential in the 
immediate vicinity which may lessen demand to a degree.   
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5.3.3 Kingsgrove Industrial IN2 

The Kingsgrove industrial area is Hurstville’s second largest, covering 25.5 hectares. The western 
end of the estate comprises large lots while the eastern portion is more fragmented, comprising 
small industrial units. The area is well buffered from residential and other uses by parkland 
reserves, major roads and the M5 Motorway. 

The large sites provide considerable opportunities for redevelopment / intensification, which could 
deliver increased local employment to Hurstville. There is no apparent residential within the 
precinct. 
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Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

Kingsgrove Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees             1,276.7   4,768.9   529.9   7,838.7  

Land area (excl. residential)         280,727.2   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee)               220.1   150.2   150.2   114.7  

GFA (m2) (excl. residential)         280,951.5   716,079.8   79,564.4   898,889.0  

Vacancy (m2)           12,937.9   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 4.6% 6.9% 6.9% 7.6% 

Car spaces (excl. residential)               1,008   4,132   459   6,392  

GFA per car space (m2 to space)               278.7   173.3   173.3   140.6  

Retail Trade (m2)             9,161.5   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 3.3% 8.4% 8.4% 11.9% 

 

Top 10 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Thiess (M - Professional, Scientific and Technical Services) 180 

Shriro (F - Wholesale Trade) 120.5 

McPhersons Consumer Products (F - Wholesale Trade) 105 

EWH Food Services (C – Manufacturing) 60 

EBOS (F - Wholesale Trade) 60 

Air Grills (C – Manufacturing) 58 

Allied Mills (F - Wholesale Trade) 53.7 (Estimated) 

Morton Hire (L - Rental, Hiring and Real Estate Services) 50 

KPD (C – Manufacturing) 45 

Fabrications (C – Manufacturing) 40 

 

SWOT Analysis 

Strengths Weaknesses 

 Located next to the M5 and on Kingsgrove Rd, with 
fairly direct access to the airport. 

 Multiple public transport options (buses and Kingsgrove 
train station). 

 Large lot sizes, particularly western end of precinct. 

 Minimal interface with residential – separated by parks, 
roads. 

 Eastern portion near Kingsgrove Road is quite 
congested. 

 Conflicts between employee and commuter parking 
using Kingsgrove Station. 

 Land fragmentation on Commercial Road lots 

 Traffic congestion issues on Kingsgrove Rd and 
Commercial Rd due to traffic coming off the M5, 
Canterbury Rd and Stoney Creek Rd. 

 B-doubles are not permitted access into the Kingsgrove 
area 
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Opportunities Threats 

 Large sites provide potential for more intensive, modern 
business park development, with significant office 
component, attracting high profile corporate businesses. 

 Marketing the site’s locational advantages. 

 Large land uses may seek to re-locate to lower cost 
land in outer metropolitan areas. 

 Potential loss of manufacturing businesses over time 
(and employment) due to continued re-structure. 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Medium  JLL considers Kingsgrove provides Hurstville Council with the greatest 
opportunity for a business park location. The large landholdings on the western 
end with current lower levels of employment has potential to be developed into 
a business parks with higher levels of office used to support lower proportions 
of industrial space.  

Retail Low-Medium  The site offers fair exposure from Vanessa Street.   While potential exists for 
bulky goods, analysis undertaken by JLL in the Southern Councils Employment 
Strategy identified alternative locations outside the LGA that could better 
accommodate this land use. Additionally, the supply of 13,250sqm of GLA 
within the Bunnings Development in Kingsgrove (Canterbury LGA) will in part 
meet some pent up demand for this type of retail. 

Industrial Medium Potential exists for intensification of the industrial uses.  As identified above the 
opportunity is for a business park focus with higher levels of office 
accompanying the industrial uses. While JLL considers it likely that regional 
level industrial and logistics users will continue to locate primarily in northwest 
and southwest Sydney we do note the access to M5 from this location and the 
significant work to be undertaken on the Westconnex which will benefit 
Kingsgrove. The intensification would also likely focus towards the eastern end, 
as it is already heavily fragmented. 

Residential  Low Not compatible with industrial uses.     
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5.3.4 Peakhurst Industrial IN2 

The Peakhurst industrial precinct is the largest, diverse industrial zoned precinct in the Hurstville 
LGA, comprising approximately 56 hectares. The area has a broad mix of land uses, including 
community uses, bulky goods retailing and the recent addition of Mortdale Plaza, which is 
anchored by a Woolworths supermarket. There is no apparent residential within the precinct, 
however, there is significant residential interface along the south eastern section of the precinct. 
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Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

Peakhurst Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees 2,553.0   4,768.9   529.9   7,838.7  

Land area (excl. residential) 558,091.1   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee) 133.6   150.2   150.2   114.7  

GFA (m2) (excl. residential) 341,185.7   716,079.8   79,564.4   898,889.0  

Vacancy (m2) 32,592.0   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 9.6% 6.9% 6.9% 7.6% 

Car spaces (excl. residential) 2,395   4,132   459   6,392  

GFA per car space (m2 to space) 142.5   173.3   173.3   140.6  

Retail Trade (m2) 40,590.0   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 11.9% 8.4% 8.4% 11.9% 
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Top 10 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Woolworths, Crunch gym, BWS liquor (G - Retail Trade) 94.5 

ACE Guttering (C – Manufacturing) 68.5 (Estimated) 

Avante-Garde Insulations (C – Manufacturing) 54 

Degnan Constructions (E – Construction) 50 

Henry Care (F - Wholesale Trade) 50 

Townsend group (C – Manufacturing) 40 

Inter-chillers (S - Other Services) 40 

St George Masonic Club (H - Accommodation and Food Services) 30 

Howhua (C – Manufacturing) 29 

Bronx International (C – Manufacturing) 22 

 

SWOT Analysis 

Strengths Weaknesses 

 Proximity to Motorway and Airport 

 Diverse mix of businesses providing important services 
and employment opportunities for local residents 

 Ancillary services (for employees / businesses) nearby 

 Large supermarket, providing amenity to the area 

 High vacancy is apparent – particularly strata units 

 Few major employers given the overall size of the 
precinct 

 Insufficient parking (particularly off-street) 

 Land use conflicts / land fragmentation 
Opportunities Threats 

 Market the Peakhurst Industrial Zone as the main 
service industry and service trade location within 
Hurstville 

 Gradual redevelopment of under-utilised sites / potential 
amalgamation of sites to create larger development 
opportunities 

 Consider options to reduce parking congestion / 
improve access to employees and customers 

 Land use conflicts and land fragmentation restrict 
redevelopment opportunities 

 Competition from Riverwood and Punchbowl (more 
modern options / preferred location for some businesses 

 Residential land conflicts 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Potential exists for a small amount of office space to support the industrial 
uses. 

Retail Low-Medium The site offers good exposure from Boundary Road for some of the premises. 
In line with most other centres, car parking is an important issue impacting the 
development of additional retail.   

Industrial Medium-High Potential exists for intensification of the industrial uses however demand is 
most likely to come from services that satisfy the local community.  As 
discussed within this report JLL considers it likely that regional level industrial 
and logistics users will continue to locate primarily in northwest and southwest 
Sydney. 

Residential  Low Not compatible with industrial uses.     
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5.3.5 Penshurst Industrial, Forest Road IN2 

This industrial precinct of 11,434sqm is located along Forest Road in close proximity to the 
Penshurst Local Centre (along Penshurst Street). Surrounding land uses are predominantly low 
and medium density residential. Key land uses in the zone are auto related services, which service 
the local community and benefit from frontage to Forest Road / proximity to the Penshurst Local 
Centre. The precinct provides essential services to the community and currently is fully occupied. 
There is no apparent residential within the precinct. 
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Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

Penshurst Industrial, Forest Rd IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees 63.6   4,768.9   529.9   7,838.7  

Land area (excl. residential) 13,251.1   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee) 119.0   150.2   150.2   114.7  

GFA (m2) (excl. residential) 7,570.0   716,079.8   79,564.4   898,889.0  

Vacancy (m2) -     49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 0.0% 6.9% 6.9% 7.6% 

Car spaces (excl. residential) 36   4,132   459   6,392  

GFA per car space (m2 to space) 210.3   173.3   173.3   140.6  

Retail Trade (m2) 1,680.0   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 22.2% 8.4% 8.4% 11.9% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

TR Flanagan Smash Repairs (S - Other Services) 11.5 

Don Hutton Insurance brokers (K - Financial and Insurance Services) 11 

Brabond brakes (S - Other Services) 6 

Al’s Mechanical Repairs (S - Other Services) 4 

Bricknal radiators (S - Other Services) 4 

 

SWOT Analysis 

Strengths Weaknesses 

 No vacancies 

 Car related service and repair land uses 

 Main road location close to Penshurst Local Centre 

 Proximity to public transport 

 Poor amenity on northern side of Forest Road 

 Some difficulty accessing premises (clearways at peak 
times)  

Opportunities Threats 

 Redevelopment / upgrading of premises to meet 
modern standards 

 Some large sites with potential for redevelopment 

 Existing land fragmentation may restrict future 
development  

 Trend in car servicing towards large modern premises 
associated with car dealerships – may threaten existing 
businesses 

 Pressure to redevelop to residential uses 
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Demand for Current and Potential Land Uses 
Land Use Development 

Opportunity 
Comment  

Office Low  Potential exists for a small amount of office space to support the industrial 
uses. 

Retail Low The site offers good exposure from Forest Road for some of the premises. In 
line with most other centres, car parking is an important issue impacting the 
development of additional retail and this centre already suffers from one of the 
poorest allocation of car spaces.   

Industrial Low-Medium Potential exists for intensification of the industrial uses however demand is 
most likely to come from services that satisfy the local community.  As 
discussed within this report JLL considers it likely that regional level industrial 
and logistics users will continue to locate primarily in northwest and southwest 
Sydney. 

Residential  Medium-High Not compatible with industrial uses although JLL considers its proximity to the 
railway station gives merit for consideration of residential uses. In addition, the 
size of sites and its currently underperforming employment. Shares similar 
traits to the Beverly Hills Industrial precinct.  
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5.3.6 Penshurst Industrial Penshurst Lane IN2 

Penshurst Lane Industrial Area is a very small industrial precinct of three lots totalling 4,223sqm, 
adjoining the Penshurst B2 Local Centre zone. It essentially provide a small opportunity for service 
industry uses ‘within’ the local centre and is conveniently located near the rail station. A large 
proportion of the strata units in the precinct are currently vacant and total employment numbers 
are very low (9). There is no apparent residential within the precinct. 
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Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

Penshurst Industrial, Penshurst Ln IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees 8.6   4,768.9   529.9   7,838.7  

Land area (excl. residential) 4,223.7   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee) 226.3   150.2   150.2   114.7  

GFA (m2) (excl. residential) 1,950.0   716,079.8   79,564.4   898,889.0  

Vacancy (m2) 825.0   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 42.3% 6.9% 6.9% 7.6% 

Car spaces (excl. residential) 16   4,132   459   6,392  

GFA per car space (m2 to space) 121.9   173.3   173.3   140.6  

Retail Trade (m2) 150.0   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 7.7% 8.4% 8.4% 11.9% 

 

Top 3 Employers 
Business Name (ANZSIC Single Digit) Number of 

Employees (FTE) 

Solasurge (G - Retail Trade) 2 

Penshurst Automotive Services (S - Other Services) 2 

Sonex Automotive (S - Other Services) 2 

 

SWOT Analysis 
Strengths Weaknesses 

 Good location near public transport and Penshurst Local 
Centre 

 Current high vacancy 

 Access is poor (Penshurst Lane is a no through road) 

 Poor amenity 
Opportunities Threats 

 Limited industrial opportunities due to size of precinct 

 Site is well placed for multi-storey residential given 
proximity to station 

 Small size and fragmented ownership, on the east side 
of the precinct, restricts likely redevelopment / 
improvement of the precinct. 

 

Demand for Current and Potential Land Uses 
Land Use Development 

Opportunity 
Comment  

Office Low  The development of office uses is considered unlikely.   

Retail Low The development of retail uses is considered unlikely.   

Industrial Low - Medium Significant additional investment in industrial is considered unlikely based on 
the ownership and small landholdings. The access to this site also limits the 
demand that might be attracted to the precinct.  

Residential  Medium-High Not compatible with industrial uses although JLL considers its proximity to the 
Penshurst train station merits consideration of a residential use. Also benefits 
from proximity to the station and large sites on the west side. 
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5.4 B1 Neighbourhood Centre – Former Kogarah LGA 

5.4.1 Blakehurst, Princes Highway B1 

A small neighbourhood retail strip (3,150 sqm) along the south-western side of Princes Highway. 

It is strategically located in the centre of the Kogarah LGA with accessibility to high volumes of 

traffic on the Princes Highway. 

Factors Total 

Gross Area of audited floorspace (sqm) N/A 

Vacant sites (sqm) N/A 

Vacant floorspace (sqm) N/A 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.4.2 Carss Park, Princes Highway B1 

A small neighbourhood centre located just off the eastern side of the Princes Highway, north of 

Blakehurst centre. Retail Mainstreet (1,273 sqm) is the most common land use in the area. It 

serves the surrounding local neighbouring and passing highway traffic. 

Factors Total 

Gross Area of audited floorspace (sqm) 1,557 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 0 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.4.3 Carlton / Kogarah Bay, Princes Highway B1 

The Princes Highway strip shops includes a number of mixed retail businesses, mostly on the 

northern side of the Princes Highway. The strip is not consolidated like a centre. Instead it is 

formed by several clusters, mostly to the north-west of the Princes Highway between O’Meara 

Street and Jubilee Avenue, Westbourne and Francis Streets as well as Edward and Paris Streets. 

Mainstreet retail (8,552 sqm) is the most prominent use, followed by Dispersed activities (6,768 

sqm) and Bulky Goods (5,433 sqm) retail. This strip serves an important centre-support function 

by catering to some users that would not locate in a traditional centre due to large floorplates or 

low turnover. 

Factors Total 

Gross Area of audited floorspace (sqm) 21,580 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 1,544 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.4.4 Sans Souci, Rocky Point Road B1 

Sans Souci is a local centre based on Rocky Point Road, south of Ramsgate. The western side 

of Rocky Point Road is in the Kogarah LGA, while the eastern side is in the Rockdale LGA. Retail 

Mainstreet (4,875 sqm) is the most prominent use, with a small shopping village (998 sqm) in the 

Kogarah part of the LGA. It plays a local convenience role for the surrounding area.  

Factors Total 

Gross Area of audited floorspace (sqm) 21,580 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 1,544 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 
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5.5 B2 Local Centre – Former Kogarah LGA 

5.5.1 Allawah, Railway Parade B2 

Allawah is a local centre located on the southern side of Railway Parade between Carlton and 
Hurstville Centres. It’s only land use is mainstreet retail, with around 3,600 square metres of 
floorspace. It serves a local convenience retail niche which includes convenience food and 
grocery, retail services and hospitality options including takeaway and a hotel. 

Factors Total 

Gross Area of audited floorspace (sqm) 3,593 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 0 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.5.2 Carlton, Railway Parade B2 

Carlton is a small centre located on the southern side of Railway Parade between Allawah and 
Kogarah centres. It is a local convenience centre dominated by mainstreet retail uses (6,414 sqm) 
with some dispersed uses (446 sqm). Carlton currently provides a range of functions including 
convenience retail, takeaway, suburban offices, medical uses as well as a large gym. 

Factors Total 

Gross Area of audited floorspace (sqm) 7,037 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 175 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.5.3 Oatley, Frederick Street B2 

Oatley is a local centre located to the east of Oatley station on Frederick Street and Oatley 
Avenue. The bulk of retail uses in Oatley centre are located within Frederick Street, between 
Letitia Street and Oatley Avenue. Oatley’s main land use is retail mainstreet (8,603 sqm) with 
some dispersed uses (5,021 sqm). It plays a local convenience and entertainment role for the 
surrounding area with a hotel and an RSL. 

Factors Total 

Gross Area of audited floorspace (sqm) 13,923 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 369 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.5.4 Penshurst, The Strand B2 

Penshurst is a small local centre to the south of Penshurst station, between Mortdale and 
Hurstville stations. The centre is characterised by a strip of shops, stretching for one block along 
the western side of The Strand. Mainstreet retail (2,274 sqm) is the primary use, with some office 
(673 sqm) and dispersed uses (592 sqm) as well. Penshurst serves trips to and from the 
surrounding area.  

Factors Total 

Gross Area of audited floorspace (sqm) 3,539 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 471 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 
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5.5.5 Ramsgate, Rocky Point Road B2 

Ramsgate is a local centre based on Rocky Point Road, north of Sans Souci. The western side of 
Rocky Point Road is within the Kogarah LGA, while the eastern side is in the Rockdale LGA. It is 
a healthy centre with a mix of food catering, convenience retail and suburban commercial office 
uses. Retail mainstreet (7,301 sqm) uses dominate this centre, with some minor local light 
industrial uses (483 sqm) on the Kogarah side of the centre. It plays a local convenience and 
entertainment role for the surrounding area. 

Factors Total 

Gross Area of audited floorspace (sqm) 8,202 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 670 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.5.6 South Hurstville, King Georges Road B2 

South Hurstville Village is a local centre on King Georges Road, between Hurstville and 
Blakehurst. Mainstreet retail (8,671 sqm) is the most common use in the centre, with a small 
supermarket centre another prominent use (2,405 sqm). It plays a local convenience and 
entertainment role for the surrounding area with a hotel and RSL. Most retail uses are clustered 
on King Georges Road (it is seven lanes wide as it runs through South Hurstville Village) detracts 
from the pedestrian amenity of the centre. 

Factors Total 

Gross Area of audited floorspace (sqm) 14,737 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 1,232 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 
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5.6 B4 Mixed Use – Former Kogarah LGA 

5.6.1 Hurstville, Ormonde Parade B4 

Hurstville CBD (Kogarah LGA portion) is the second largest centre in the Kogarah LGA. The 
majority of Hurstville centre is located in the Hurstville LGA. The Kogarah portion of Hurstville CBD 
includes convenience retail and serves as an important employer in civic and government 
services. In terms of businesses, dispersed activities (13,853 sqm) are the most common uses in 
the centre, followed by office (10,910 sqm) and Big Box (10,900 sqm) retail. High-rise residential 
development is also prominent use in the centre. The Hurstville CBD as a whole (including the 
area in Hurstville LGA) serves a regional catchment. The majority of the retail function is within 
the Hurstville LGA. 

Factors Total 

Gross Area of audited floorspace (sqm) 40,946 

Vacant sites (sqm) 0 

Vacant floorspace (sqm) 1,081 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 

5.6.2 Kogarah, Railway Parade B4 

Kogarah Town Centre is the largest centre in the Kogarah LGA. Kogarah Town Centre provides 
convenience retail with grocery and food catering options. The retail component of Kogarah is 
relatively small scale and focused on strip shopping on Railway Parade and Regent Street, with 
limited higher-order retail. It is dominated by its civic uses with a number of government services 
and facilities located in and immediately adjacent to the centre including the former Kogarah City 
Council, the hospitals and allied health facilities, public primary and high schools, St George 
TAFE, St George police station and Kogarah Court House. It also contains the St George Bank 
headquarters. 

Factors Total 

Gross Area of audited floorspace (sqm) 284,769 

Vacant sites (sqm) 5,091 

Vacant floorspace (sqm) 17,169 

Source: SGS Economics and Planning – Kogarah Employment Lands and Economic Development Strategy 2013 
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5.7 IN2 Light Industrial Zones – Former Kogarah LGA 

5.7.1 Blakehurst Industrial IN2 

The Blakehurst Industrial area occupies approximately 15,900sqm and is made up of lots primarily 

fronting King Georges Road. The landholdings are fragmented either side of the Mater Dei 

Catholic School. The precinct is immediately adjacent to the Blakehurst neighbourhood centre. 

Surrounding land uses are predominantly low and medium density residential. Key land uses in 

the zone are motor vehicle and motor vehicle parts retailing. The precinct provides a mix of 

services to the community with the majority car related. The precinct is currently fully occupied 

and there is no apparent residential within the precinct. 

   

   

Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 
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Snapshot 

Blakehurst Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees  127.2   4,768.9   529.9   7,838.7  

Land area (excl. residential)  15,886.1   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee)  69.4   150.2   150.2   114.7  

GFA (m2) (excl. residential)  8,822.0   716,079.8   79,564.4   898,889.0  

Vacancy (m2)  -     49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 0.0% 6.9% 6.9% 7.6% 

Car spaces (excl. residential)  94   4,132   459   6,392  

GFA per car space (m2 to space)  93.9   173.3   173.3   140.6  

Retail Trade (m2)  3,284.0   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 37.2% 8.4% 8.4% 11.9% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Jaguar/Land Rover/Saks/Repair (G - Retail Trade) 35 

Materialised (C - Manufacturing) 23 

Crystal Carwash (S - Other Services) 15 

The Painted Interior (F - Wholesale Trade) 6 

Sydney Appliance Service (S - Other Services) 4 

 

SWOT Analysis  

Strengths Weaknesses 

 No vacancies – full utilisation  

 Car related service and repair land uses 

 Main road location close to Blakehurst Neighbourhood 
Centre 

 Relatively high level of employment within the precinct 
(particularly given its size) 

 Fragmentation of Industrial precinct due to Mater Dei 
Catholic School 

 The land use survey identified on-street parking and 
accessibility as a significant issue given the proximity of 
the neighbouring Catholic School, particularly during 
peak times (children drop-off and pick-up)  

Opportunities Threats 

 Relatively large lot sizes provides some opportunity for 
redevelopment 

 Due to its size and adjoining the Catholic School, there 
may be some pressure to redevelop to residential uses 

 

Demand for Current and Potential Land Uses  

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses. 
Demand, if any, would likely utilise the current 1st floor above existing industrial 

Retail Low-Medium Although there is good exposure to King Georges Road and Princes Highway, 
the limitation of car parking is the dominant issue impacting the development of 
additional retail 

Industrial Medium Potential exists for intensification of the industrial uses however demand is 
most likely to come from services that satisfy the local community which it 
appears this precinct is currently satisfying. 

Residential  Low-Medium While the site offers excellent exposure from King Georges Road and Princes 
Highway, transport is significantly limited. 
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5.7.2 Carlton Industrial IN2 

The Carlton industrial precinct is the largest, industrial zoned precinct in the former Kogarah LGA, 
comprising approximately 89.3 hectares. Surrounding land uses are predominantly low and 
medium density residential. Key land uses in the zone are auto related services, which service 
the local community and benefit from proximity to the South Hurstville Local Centre. The precinct 
provides essential services to the community and currently has a high level of occupancy (2% 
vacancy), particularly given its size. There is some residential in the precinct around the periphery 
of the precinct. 

   

   

 

Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

Carlton Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees  515.4   4,768.9   529.9   7,838.7  

Land area (excl. residential)  89,274.3   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee)  97.0   150.2   150.2   114.7  

GFA (m2) (excl. residential)  49,996.7   716,079.8   79,564.4   898,889.0  

Vacancy (m2)  996.7   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 2.0% 6.9% 6.9% 7.6% 
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Car spaces (excl. residential)  344   4,132   459   6,392  

GFA per car space (m2 to space)  145.3   173.3   173.3   140.6  

Retail Trade (m2)  2,990.3   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 6.0% 8.4% 8.4% 11.9% 

 

Top 10 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

Carlton Depot (O - Public Administration and Safety) 92 

Elite Strength gym (R - Arts and Recreation Services) 25 

Safe Company (C - Manufacturing) 25 

Specialised Force (F - Wholesale Trade) 24 

SAF Group (M - Professional, Scientific and Technical Services) 20 

Screw Machine Engineering (F - Wholesale Trade) 10 

ABS Smash Repairer (S - Other Services) 10 

Hunts Marine Service Division (S - Other Services) 10 

Ledonne Constructions Pty Ltd (E - Construction) 9 

Complete Roofing and Supplies (E - Construction) 8 

 

SWOT Analysis 

Strengths Weaknesses 

 Low vacancy considering the size of the precinct 

 Mix of businesses with a slightly more dominant cluster 
of car related service and repair land uses 

 Significant employment from the Carlton Depot, one of 
the largest employers in any of the Georges River 
industrial lands 

 A number of major employers (5 with 20 or more FTE) 

 The land use survey identified parking as a significant 
issue, particularly trucks parking on curb, also identified 
speeding and reckless driving as an issue 

 Limited ancillary services (for employees / businesses / 
surrounding residents) nearby 

 Land use conflicts 

Opportunities Threats 

 Potential to improve the ancillary services available 

 Some sites of reasonable scale provide redevelopment 
opportunity 

 Consider options to reduce parking congestion / 
improve access to employees and customers 

 Residential land conflicts 

 Competition from Rockdale industrial precinct (with 
more modern options and larger site areas) 

 

Demand for Current and Potential Land Uses 

Land Use Development 
Opportunity 

Comment  

Office Low-Medium  Potential exists for a small amount of office space to support the industrial 
uses. 

Retail Low-Medium Potential to provide ancillary services for employees / businesses / surrounding 
residents, however, car parking is an important issue impacting the 
development of additional retail.   

Industrial Medium Potential exists for some intensification of the industrial uses however demand 
is most likely to come from services that satisfy the local community.  As 
discussed within this report JLL considers it likely that regional level industrial 
and logistics users will continue to locate primarily in northwest and southwest  
Sydney. 

Residential  Low Not compatible with industrial uses.     
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5.7.3 South Hurstville Industrial IN2 

The South Hurstville Industrial area is located along Halstead Street. The majority of this industrial 

precinct is occupied by the relatively new (2008) industrial strata development at 59-69 Halstead 

Street, this development occupies approx. 55% of the total land area in the precinct. Due to the 

strata development there is a significant diversity in industries which occupy space in the precinct, 

however, these are often occupied for the purposes of storage or a mix of storage / sales. 

   

   

Planning Controls 

Zoning: IN2 – Light Industrial 

FSR 1:1  

Height Limit: 10 metres 

 

Snapshot 

South Hurstville Industrial IN2 Subject ALL IN2 AVERAGE IN2 ALL Precincts 

Number of employees  119.9   4,768.9   529.9   7,838.7  

Land area (excl. residential)  15,648.3   1,002,503.9   111,389.3   1,259,552.9  

Employment density (GFA per employee)  72.2   150.2   150.2   114.7  

GFA (m2) (excl. residential)  8,659.5   716,079.8   79,564.4   898,889.0  

Vacancy (m2)  534.9   49,129.5   5,458.8   68,284.5  

Vacancy (% of GFA) 6.2% 6.9% 6.9% 7.6% 
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Car spaces (excl. residential)  138   4,132   459   6,392  

GFA per car space (m2 to space)  62.8   173.3   173.3   140.6  

Retail Trade (m2)  466.0   59,935.0   6,659.4   106,578.2  

Retail Trade (% of GFA) 5.4% 8.4% 8.4% 11.9% 

 

Top 5 Employers 

Business Name (ANZSIC Single Digit) Number of 
Employees (FTE) 

After School childcare (Q - Health Care and Social Assistance) 15 

Sapa Automation (S - Other Services) 11 

SAF Developments (E – Construction) 7 

Carpentry (E - Construction) 6 

Neil Streeting Automotive Repair (S - Other Services) 5 

 

SWOT Analysis  

Strengths Weaknesses 

 The majority of the precinct contains relatively new 
improvements (Industrial strata development at 59-69 
Halstead Street completed in 2008) 

 Low vacancy rates when compared with other Industrial 
zones  

 Easy vehicular access to sites within the precinct 

 Overall a low level of FTE within the precinct 

 Storage appears to be the predominant use within the 
precinct compared with the traditional uses in IN2 zones 

 The subject has low GFA when compared with the 
average IN2 zones 

 The land use survey identified on-street parking as a 
significant issue 

Opportunities Threats 

 With significant value in existing improvements, there is 
limited opportunity for redevelopment of the precinct 

 Continued growth in occupation for storage use i.e. 
resulting in even lower FTEs based in the precinct 

 Competition from neighbouring precincts 

 

Demand for Current and Potential Land Uses  

Land Use Development 
Opportunity 

Comment  

Office Low Limited potential for the development of additional support office uses. 
Demand, if any, would likely utilise the current 1st floor above existing industrial 

Retail Low The precinct is surrounded mainly by residential and recreational land uses and 
would be unlikely to support retail development given its isolation from King 
Georges Road and public transport infrastructure. Higher densification of 
residential in the future, however, may support retail within this precinct 

Industrial Low-Medium The scale of existing industrial facilities currently in the precinct, as well as the 
surrounding residential and recreational land uses, indicates that there may not 
be suitability for additional industrial development 

Residential  Low Not compatible with industrial uses.     
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6 Office Market Assessment & Outlook 

This section provides a broad market overview of the Sydney office market. The objective of this 
section is to provide an insight into the key drivers of successful suburban office markets, in order 
to understand the market potential for attracting office accommodation to Georges River LGA. 

6.1 Overview 

The Sydney office markets monitored by JLL comprise just over 9.612 million sqm of office 

space, 53% of which is located in the Sydney CBD market, and 47% located in the 9 major 

metropolitan office markets. The Sydney metropolitan markets monitored by JLL include the 

following: 

 Sydney Fringe 

 North Sydney 

 Chatswood 

 St Leonards 

 Norwest 

 Sydney Olympic Park/Rhodes 

 Sydney South (east and north of 
airport) 

 Macquarie Park (including North Ryde) 

 Parramatta 

The metropolitan markets comprise a mix of fringe CBD locations, major suburban CBDs such as 
Parramatta and Chatswood, inner suburban locations and business parks. Each of these locations 
has quite different characteristics that may attract different occupiers. 

 The Sydney Fringe office market adjoins the CBD market and provides a viable near city 
alternative to the CBD. Typically, occupancy costs are lower (both rents and parking costs) 
and car parking provision is higher. The Fringe locations suit companies that desire an 
affordable, central location with better access to low cost parking for both workers and 
customers. 

 Suburban CBDs include Parramatta, North Sydney and Chatswood. Some of these markets 
have attracted a large government workforce (e.g. Parramatta) with state government in 
particular decentralising some of their services to these locations. The markets generally 
have reasonable access to public transport and a good mix of support services. Rents are 
significantly lower than the CBD market. 

 Business parks are typically lower density office locations providing modern, affordable 
accommodation with plentiful parking for workers and customers. Low rise buildings with 
large floor plates are common, providing greater flexibility and efficiency. Examples in 
Sydney include Norwest and Sydney Olympic Park. 

 Other inner suburban locations are often an extension of fringe markets and have attracted 
office accommodation due largely to their relatively central location and good access to 
transport e.g. St. Leonards/Crow Nest. These markets have often been attracted to their 
proximity to higher socio-economic residential areas which are where a high proportion of 
the employees reside. 

6.2 Supply and Demand 

As at Q2/2016, the total stock across the 9 monitored metropolitan markets was 4.516 million 
sqm. The Sydney largest metropolitan market is the Sydney Fringe and it comprises 0. 920 million 
sqm of stock and accounts for 9.6% of the total Sydney metropolitan market. 
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Figure 7: Prime and Secondary Grade Stock by Metropolitan Market, Q2/2016 

 
Source: JLL Research 

6.2.1 Hurstville LGA 

In reviewing the current supply of office space within the former Hurstville LGA JLL determined 
that it was most appropriate to utilise the results of the land use survey conducted. This enables 
the use of up-to-date data which specifically accounts for the employment lands that are the 
subject of this report. 

Through the survey we are able to identify the total quantum of occupied office stock within B1 
Neighbourhood Centre and B2 Local Centre zones. JLL note that this method does have its 
limitations as it is difficult to specifically separate the floor space used as ‘office’ space. JLL has 
determined to utilise the ANZSIC classifications determined of each business as a means of 
identifying the space of occupied office users. Identified within the B1 and B2 precincts the main 
office space users fall within the below ANZSIC codes: 

 K – Financial and Insurance Services 

 L – Rental, Hiring and Real Estate Services 

 M – Professional, Scientific and Technical Services 

 N – Administrative and Support Services 

 O – Public Administration and Safety 

The tables below identify the determined office stock of B1 and B2 precincts, as at the time of the 
survey, comparing this to the total B1 and B2 employment floorspace also highlighting the total 
vacancy of B1 and B2 zoned land. 

Table 10: Office space within B1 Neighbourhood Centre precincts 

Office Space (sqm) ALL B1 (sqm) % of Office Uses B1 Vacancy 

6,220 38,496 16.2% 13.0% 
Source: JLL 

Table 11: Office space within B2 Local Centre precincts 

Office Space (sqm) ALL B2 (sqm) % of Office Uses B2 Vacancy 

26,957 144,313 18.7% 9.8% 
Source: JLL 
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JLL has made no attempt to specifically separate the office component within the IN2 Light 
Industrial precincts. The method utilised above to separate office uses does not work as effectively 
with IN2 zones. Office space within the industrial precincts generally is used in conjunction to 
industrial property, and as such it is more difficult to separate the office component. 

JLL has made use of Cordell’s construction project activity database to determine the current 
forecasted supply of commercial space within the Georges River LGA. A definitional separation 
between office and retail space is difficult, particularly during planning and construction phases, 
as such we have had reference to both. The table below identifies the commercial supply in the 
Georges River LGA (we have also specifically identified those within the City Centre). This pipeline 
only includes supply which is either “firm” or “commenced” which effectively captures any project 
DA approved or further advanced. 

Table 12: Supply pipeline of Commercial Space within Georges River LGA  

Project Address Suburb 
Est.  

Completion 
Status Sqm Comment 

13 Derby St Kogarah Feb-17 Firm 200 
2 ground floor commercial/retail 
spaces - gfa is estimate 

1-9 Dora St Hurstville (CBD) May-17 Firm 235 Ground floor with 2 retail units 

64-64A Lorraine St Peakhurst Jul-17 Commenced 100 Ground floor shop 

120 Railway St Kogarah Jul-17 Firm 120 Ground floor shop - GFA estimated 

378-384 Forest Rd Hurstville (CBD) Aug-17 Firm 515 Ground floor commercial/retail 

23-31 Treacy St Hurstville (CBD) Sep-17 Firm 812 
Retail space on ground - may include  
community space 

821 Forest Rd Peakhurst Dec-17 Commenced 122 
Increase of Club Grandviews 
floorspace 

1-5 Treacy St & 1 Hill St Hurstville (CBD) Jan-18 Firm 400 2 commercial tenancies 

12-22 Woniora Rd Hurstville (CBD) Dec-18 Commenced 165 2 commercial tenancies 
Source: JLL & Cordells 

JLL notes that all commercial space is to be provided in conjunction with residential apartment 
developments, except for the expansion of Club Grandviews. Almost 80% of the provision of 
commercial space is also anticipated to occur within the Hurstville City Centre. The table below 
identifies the commercial supply by year.  

Table 13: Total Commercial Supply within Georges River LGA by Year 

Year 2017 2018 

 Commercial Space             2,104  565 

Source: JLL & Cordells 

6.3 Office Market Demand 

6.3.1 Sydney Overview 

Vacancy 

As at Quarter 2 2016, the average prime grade vacancy rate in metropolitan markets was 7.0% 
compared to 8.3% for the Sydney CBD market. Total vacancy was 7.8% while total vacancy for 
the CBD market was 7.1%%. The Sydney Fringe currently has the lowest overall vacancy rate of 
4.3%, however, Parramatta has the lowest vacancy prime grade vacancy of any market at just 
0.8%. 

Historically the metropolitan and CBD market has typically had higher vacancy rates in secondary 
stock, however, more recently this has shifted with an almost even split between the markets. 
Three of the nine metropolitan markets (North Sydney, Chatswood and South Sydney), along with 
the CBD, recorded a higher prime-grade vacancy than secondary-grade vacancy. 

The relatively small South Sydney market has the highest vacancy rate of all monitored markets 
(15.6%) and the highest prime grade vacancy rate, 16.6%. Surprisingly, despite this vacancy level 
there had been an increase of 5,592sqm in the 12 months to Q2/2016, with additional stock of 
24,314sqm currently under construction representing 10.7% of NLA, which will likely result in a 
continued increase to the vacancy rate in the next 12-24 months. 
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Figure 8: Prime and Secondary Vacancy Rates, Q2/2016 

 
Source: JLL Research 

Rental Market 

Metropolitan markets are more affordable than the CBD market. Affordability is one of the key 
drivers attracting occupiers to metropolitan markets. 

Prime gross face rents in Sydney metropolitan markets range from an average 32.5% of Sydney 
CBD rents in Norwest Business Park to 59.2% of CBD rents in Sydney Fringe, with other 
metropolitan markets in between these levels. The North Sydney market is closer to Sydney CBD 
rents with prime gross face rents averaging 71.9% of Sydney CBD rents. 

Figure 9: Gross Face Rents Compared to Sydney CBD Market, Q2/2016 

 
Source: JLL Research 

However, when incentives are taken into account the proportion of metropolitan to CBD rent 
increases for all Sydney metropolitan markets. See below. 
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Figure 10: Gross Face versus Effective Rents Compared to Sydney CBD Market, Q2/2016 

 
Source: JLL Research 

Yields and Capital Values 

All Sydney metropolitan markets have experienced at least some yield compression for prime 
grade assets over the 12 months to Q2/2016, the main standouts during the period being the 
Chatswood, Macquarie Park, St Leonards and Sydney Fringe markets where the upper and/or 
lower yields compressed by at least 75 basis points. 

Compared to the Sydney CBD market, yields for metropolitan assets are quite high. The yield 
spread between average prime yields across the CBD market and average prime metropolitan 
yields was 164 basis points in Q2/2016. The yield spread has just passed a peak period and is 
starting to return to closer to historic averages. Over the last 10 year period, the yield spread has 
historically averaged 150 basis points. 

Figure 11: Yield Spread between Sydney CBD and Metropoltian Markets, Q1 2006 to Q4 20153 

 
Source: JLL Research 

                                                           
3 JLL note that not all Sydney metropolitan market yields were monitored from the start of the above period. 
The markets which were not monitored include; Norwest (from Q2 2009), Sydney Fringe (from Q3 2007), 
SOP/Rhodes (from Q4 2009) and Sydney South (from Q1 2010). 
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Specific yield ranges for each of the office markets as at Q2 2016 are provided below. 

Table 14: Sydney Office Market Profile, Yields Q2/2016 

  
Prime Yield as at 

Q2 2016 

  % 

CBD Markets   

Sydney CBD 5.00 - 6.00 

Metropolitan markets   

Sydney Fringe 6.25 - 7.00 

North Sydney 5.75 - 6.75 

Chatswood 7.00 - 7.25 

St Leonards 6.75 - 7.25 

Norwest 8.50 - 9.00 

SOP/Rhodes 6.75 - 8.50 

Sydney South 6.50 - 7.00 

Macquarie Park 6.25 - 7.50 

Parramatta 6.25 - 8.25 

    

Source: JLL Research 

Development Site Sales 

Another important indicator of demand is the rates achieved for commercial development site 
sales. During the global financial crisis there were very few commercial development site 
transactions, and those that did sell were sold at a significant discount (with a number being sold 
mortgagee in possession).  More recently there has been renewed interest and stronger prices 
achieved as has been presented in the following table.  

Table 15: Office Development Site Sales Analysis 

Property Date Sale Price ($ million) Zoning 
Rate $/sqm 
FSR/GFA 

89 George Street, 
Parramatta 

Sep-15 $9,515,589 B3 Commercial Core $703 

177 Pacific Highway, 
North Sydney 

Nov-13 $42,000,000 B3 Commercial Core $939 

Lot 6050 Norbrik 
Drive, Bella Vista 
(Norwest Business 
Park) 

Sep-13 $8,750,000 B7 Business Park $362 

“Site 4B”, Cnr Herb 
Elliot Avenue & 
Olympic Boulevard, 
Sydney Olympic Park 

Jan-13 $4,700,000 B7 Business Park $207 

144 Wicks Road, 
Macquarie Park 

Dec-12 $27,850,000 
Part B3 Commercial 

Core and part B7 
Business Park 

$455* 

2-4 Giffnock Avenue, 
Macquarie Park 

Oct-12 $8,300,000 B3 Commercial Core $368 

‘Site 46’ 3 Figtree 
Drive, Sydney 
Olympic Park 

Sep-12 $19,400,000 B4 Mixed use $601 

4 Eden Park Drive, 
Macquarie Park 

Apr-11 $10,000,000 B3 Commercial Core $509 

90-100 Mount Street, 
North Sydney 

Dec-10 $48,200,000 Commercial $1,244 

21 Talavera Road, 
Macquarie Park 

Oct-10 $10,200,000 B7 Business Park $509 
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63-71 Waterloo Road, 
Macquarie Park 

Mar-10 $15,788,000 B3 Commercial Core $572 

Lot 6054, ‘Circa’,  
Norwest Business 
Park 

Nov-10 $3,960,000 
Employment Area 10(a) 

(Business Park) 
$495 

5-7 Parkes Street, 
Parramatta 

Jun-10 $4,500,000 B4 Mixed Use $558 

45 Macquarie Street, 
Parramatta 

Jul-09 $15,000,000 4B Mixed Use $511 

          
Source: JLL 

Our analysis of these market reflects the following broad range of values for the key suburban 
office markets: 

Parramatta:   $500 - $600/ sqm GFA 

Sydney Olympic Park  $450 - $550/sqm GFA 

Macquarie Park   $450 – 550/sqm GFA 

North Sydney   $550 - $700/sqm GFA 

Norwest   $300 - $425/sqm GFA  

Sydney Business Parks 

Over the past 20 years, jobs in Sydney’s business parks have grown at between two and three 
times the rate of Sydney’s major urban centres. Business parks are generally high amenity large 
employment areas providing for multiple high value-added industrial activities characterised by 
different combinations of research, technology based production, distribution and office based 
activities. There are a number of different types of business parks, which are greatly influenced 
by industry clustering. Some are based around scientific and technology-intensive industries, with 
a strong presence of research and educational institutions i.e. Macquarie Park. Others are 
dominated by offices and white collar jobs, and are more office parks than business parks i.e. 
Sydney Olympic Park. 

Examples of criteria measured against previous business park success has been summarised 
into the below points:  

 Zoning flexibility – can enable campus style accommodation with large floor plates, 
plentiful parking and opportunities to integrate various business functions including; 
research, manufacturing, management and distribution activities; 

 A sizeable catchment containing a large proportion of residents with a mix of both 
technically and not technically skilled; 

 Proximity to research, innovative firms and higher education facilities; 

 Outstanding amenities including childcare facilities, entertainment, recreational and 
cultural facilities; 

 Outstanding transport, energy and communications infrastructure and good access for 
suppliers and customers. 

Key Influences on Future Demand 

The objective of this section is to provide information on various factors that may influence office 
uses in the future.  

Infrastructure 

In July 2011, Infrastructure NSW was tasked with preparing a 20 year Strategy that assesses the 
current state of infrastructure and identifies strategic priorities. This strategy was subsequently 
updated in 2014. The Strategy is independent advice to the Government on the specific 
infrastructure investments and reforms recommended to make NSW number one again. Following 
analysis and extensive consultation, in June 2014 the NSW Government determined to fully adopt 
the recommendations proposed by the Strategy through the Rebuilding NSW Plan.  
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Rebuilding NSW is an initiative of the NSW Government which is attempting to boost the NSW 
economy by investing $20 billion in infrastructure related to transport, water, education, health 
sports and arts. The allocation of funds into the various projects is summarised below. 

Table 16: Rebuilding NSW – Infrastructure Resource Allocation 

Sector Project Reservation Funding from 

Urban Public Transport Sydney Rapid Transit $7,000m 2016-17 

  Sydney's Rail Future 2 Upgrades $1,000m 2015-16 

  Parramatta Light Rail (Additional funds) $600m 2017-18 

  Bus Rapid Transit and Bus Priority Infrastructure $300m 2016-17 

  Subtotal $8,900m   

Urban roads 
WestConnex northern and southern extensions; Western 

Harbour Tunnel 
$1,100m 2015-16 

  Pinch Points & Clearways $400m 2015-16 

  Smart Motorways $400m 2015-16 

  Gateway to the South $300m 2015-16 

  Traffic Management Upgrades $200m 2015-16 

  Subtotal $2,400m   

Regional transport Regional Road Freight Corridor $2,000m 2015-16 

  Regional Growth Roads $1,000m 2015-16 

  Fixing Country Roads $500m 2015-16 

  Fixing Country Rail $400m 2018-19 

  Bridges for the Bush $200m 2015-16 

  Subtotal $4,100m   

Water security Regional Water Security and Supply Fund $1,000m 2017-18 

Education Future Focused Schools $700m 2016-17 

  Regional Schools Renewal program $300m 2016-17 

  Subtotal $2,000m   

Health Hospitals Growth Program $600m 2018-19 

  Regional Multipurpose Facilities $300m 2015-16 

  Care Co-location Program $100m 2016-17 

  Subtotal $1,000m   

Culture & Sport Culture and Arts $600m 2017-18 

  Sports Stadia $600m 2017-18 

  Regional Environment and Tourism Fund $300m 2017-18 

  Subtotal $1,500m   

Other Opportunities Corridor Identification and Reservation $100m 2016-17 

Total   $20,000m   

Source: NSW Government http://www.nsw.gov.au/initiative/state-infrastructure-strategy 

Of particular note, from the above, is the focus of this investment towards suburban Sydney. This 
investment is all tailored to improve the connectivity of Sydney which will help support suburban 
office markets. This infrastructure includes: 

Sydney Metro and the Western Sydney Rail Upgrade Program 

Sydney metro is Australia’s largest public transport project. The project will deliver 31 metro 
stations, more than 65 kilometres of new metro rail and increase the number of trains accessing 
the city by 60%. The overall project is split into two phases; the Sydney Metro Northwest and the 
Sydney Metro City and South West. The Sydney Metro Northwest (formerly the North West Rail 
Link), between Rouse Hill and Chatswood, is an $8.3 billion project, well under construction with 
over half of the tunnelling now completed and expected operation within the first half of 2019. The 
Sydney Metro City and South West has two proposed core components, these are; a new 15 
kilometre twin tunnel from Chatswood, under Sydney Harbour through Sydney’s CBD to 
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Sydenham; and, the proposed upgrade and conversion of the existing 13.5 kilometre railway from 
Sydenham Station to Bankstown Station to metro standards. 

Figure 12: The Sydney Metro Project 

 
Source: Transport for NSW http://sydneymetro.info/project-overview1 

In addition to the Sydney metro project, $1 billion has been allocated for Sydney Rail future which 
includes funding for the Western Sydney Rail Upgrade program. 

Parramatta Light Rail 

The NSW Government had originally set aside $400 million toward its Western Sydney light rail 
plan, however, has additionally committed a further $600 million for light rail bringing the funding 
commitment to $1 billion. Ten possible options were originally canvassed; however, this was 
shortlisted to four options in October 2014. Each corridor shared a core route from Westmead 
Hospital to Camellia before going on to: 

 Macquarie Park via Carlingford 

 Castle Hill via Old Northern Road 

 Bankstown 

 Sydney Olympic Park and Strathfield/Burwood 

The preferred network via Sydney Olympic Park was chosen following strategic evaluation of 
these four options, which focussed on their potential to encourage urban growth and contribute to 
the region’s transport network. The figure below identifies the proposed network. 
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Figure 13: Preferred Parramatta Light Rail Network 

 
Source: Transport for NSW http://www.transport.nsw.gov.au/parramatta-light-rail/how-preferred-network-was-chosen 

Sydney WestConnex and Other Road Upgrades 

An additional $1.1 billion investment into WestConnex extensions and Western Harbour Tunnel. 
The entire Westconnex project is a 33 kilometre road network which brings together a number of 
important road projects and will form a vital link in Sydney’s Orbital Network. They include a 
widening of the M4 east of Parramatta, a duplication of the M5 East and new sections of motorway 
to provide a connection between the two key corridors. 

WestConnex will be progressively opened to traffic as each stage is completed, with the final stage 
due to open in 2023. The entire project is expected to cost about $11-11.5 billion. Once complete, 
this should provide greater connectivity to a number of locations by connecting the two key 
corridors as well as alleviate other road infrastructure. 

Figure 14: Sydney’s WestConnex Network 

 
Source: http://www.westconnex.com.au/about/index.html 

In addition to the WestConnex funding, $400 million is reserved to implement the Smart 
Motorways technologies, including on the M4. This investment will attempt to address bottlenecks 
and pinch points to target improved traffic flows and reduce congestion. 

Historic Growth  

Our starting point for our analysis is to understand the size of the Sydney Office Market.  As at 
Quarter 2 2016 the occupied office space in the markets tracked by JLL totalled 8,899,566 sqm. 
In addition, we require an understanding of the historic growth of the stock. 

JLL has had reference to its historic occupied stock data to derive historic demand for each of the 
office precincts in Sydney.  In undertaking this exercise JLL has made specific assumptions about 
historic take up rates beyond our current data records for all markets other than Sydney CBD and 
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Chatswood. The graph below represents the historic growth seen across the various Sydney office 
markets.  

Figure 15: Growth of Sydney Office Markets (with Assumptions), 1970 to 2015 

 
Source: JLL Research  

Historic Net Absorption  

The table provides a more specific understanding into the performance of specific markets. It 
provides 5 and 10 year (and selective longer term) occupied stock growth trends based on JLL 
actual data series. Some markets do not have a long enough time series to calculate a 5 or 10 
year trend.  

Table 17: Net Absorption Trends – Sydney Office Markets 

  5 Year Average 10 Year Average 
Longer Term 

Averages 

  sqm sqm sqm 

CBD Markets       

Sydney CBD 42,826 42,586 60,237 (40 years) 

Metropolitan markets       

Sydney Fringe 7,493 N/A N/A 

North Sydney -7,354 2,241 835 (27 years) 

Chatswood 3,292 7 5,398 (40 years) 

St Leonards 1,474 381 2,293 (26 years) 

Norwest 9,153 N/A N/A 

SOP/Rhodes 7,915 N/A N/A 

Sydney South 3,346 N/A N/A 

Macquarie Park 14,974 29,767 27,780 (16 years) 

Parramatta 3,465 9,443 15,317 (37 years) 

Source: JLL Research 

Historic Changes in Sydney’s Office Markets 

Figure 15 above shows the quantum increase of stock in the Sydney office markets. Based on the 
data above, and after making assumptions regarding the existing stock JLL has shown the relative 
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contribution of each office market to the overall total over time. Of note from this analysis are the 
following changes in the 1970-2015 periods:  

 Sydney CBD has declined from 67% to 53% 

 Parramatta started at 3%, rose to 9% and have more recently declined to 7% (i.e. generally 
holding onto its share 

 Macquarie Park which started as a traditional industrial park and now has 7% of market 
share. 

 Sydney Olympic Park / Rhodes which started originally as an industrial location and which 
now attracts 3% market share. 

Thus, there has been a general shift toward suburban office accommodation which we have found 
is in line with more international benchmarks (see below). 

Figure 16: Sydney Office Market NLA (Proportion) 1970-2015 

 
Source: JLL Research 

International Benchmarks (United States Office Markets) 

JLL has looked internationally to understand the CBD to Metropolitan relationship in more mature 
markets.  The United States of America provides support to the trend away from the CBD markets 
with approximately 2/3rds of stock located in suburban office markets. One of the drivers for higher 
suburban offices has occurred through increased urban sprawl, resulting in greater reliance of 
cars and need for higher car space ratios. 

Table 18: International Benchmarks – CBD vs. Suburban Office Markets 

United States Square feet % 

Total CBD Office Markets 1,176,266,814 33% 

Total Suburban Office Markets 2,411,607,674 67% 

 3,587,874,488 100% 

Source: JLL Research 

Occupiers Requirements  

The previous section discussed the main influences on future demand; however, key to an 
understanding of demand for users within a specific precinct is an understanding of the attributes 
that will attract them to the location.  JLL has outlined below these attributes: 
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Table 19: Occupier Requirements 

Metropolitan Market Attributes   

Access  

Road infrastructure  Car is the predominant model of transport for workers to get to work.  This is especially 
true of metropolitan office markets where car is the preferred mode of transport in excess 
of 80% of the time.  

 New transport infrastructure provides additional demand. By example the M2 in Sydney 
has had a positive impact on the demand for Macquarie Park and Norwest. 

Proximity to CBD  Some metropolitan office markets leverage off their close proximity to CBD with more 
affordable rents.   

 Locations such as St Leonards also benefit from their relatively close proximity to the 
CBD with the availability of good transport options to commute to North Sydney and 
Sydney’s CBD. 

Proximity to suppliers & 

customers 

 In making decision on where to locate, occupiers take into account the location of their 
suppliers (which provide inputs) and also their customers.   

Car parking  With the high use of car as the primary mode of transport any office location will need to 
provide appropriate car parking   

 Car parking ratios vary significantly between locations.  The market has had a strong 
preference to the more generous car parking ratios. 

Public transport  While public transport has lower patronage compared to car travel, public transport is a 
strong attractive feature when occupiers are choosing their locational preference. 

Surrounding Influences  

Proximity to workforce  A close proximity to a well-educated workforce supports the demand for office uses.  

 This partly overlaps with the ‘access’ issues identified i.e. the ability for workers to get to 
their employment  

Strong residential location  Strong residential locations are shown to provide support for office uses due to following 
reasons: 
- Higher socio-economic locations generally have higher proportions of white collar 

employees, which require offices  
- The ‘corporate identity’ as discussed below generally prefers association with higher 

priced suburbs 
- The location of key decision makers (e.g. CEO) within the firm can influence the 

location decision.  

Surrounding amenity  Primarily driven by retail uses inclusive of food and beverage for lunchtime and after work 
social events.  

 Parks, water, sporting facilities and other types of amenity can also add value. 

Specific industry drivers  Specific industries such as hospitals and universities can key materially influence the 
demand for occupiers.  Such occupiers provide the location with ‘identity’ which 
encourages clustering. 

Compatible uses  While residential uses are often quoted as bringing ‘after hours’ activity they can also 
dilute the ‘office’ based offering. Comparable uses that provide amenity (see above) 
support the demand for office uses. 

Existing Offering   

Clustering  Clustering can vary significantly by industry, however, is generally considered an 
important driver of demand.  Medical, pharmaceutical, IT and education are examples of 
industries that like to cluster. 

Corporate identity  Corporate identify varies significantly by industry, however, unlike some industrial users 
which are only influenced by access and cost, most office based users care about their 
corporate identity.   

Build-ability considerations  Small lot sizes, existing strata product, topography, existing buildings and environmental 
issues are key inhibiting factors to development.  Conversely large Greenfield sites which 
are easy to build provide highly competitive economic rents.    

Affordability  While affordability is a key determining factor in influencing location this generally is used 
to decide between CBD and non CBD locations.  The small (comparatively) difference 
between metropolitan office markets means that other influences, as discussed above, 
play a more important role. 

Source: JLL 
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6.3.2 Hurstville LGA 

In reviewing the current demand for office space within the Hurstville LGA JLL, as similarly with 
the supply review, have determined that it was most appropriate to utilise the results of the land 
use survey conducted. This enables the use of up-to-date data which specifically accounts for the 
employment lands that are the subject of this report. 

In Section 6.2, JLL were able to determine a component of office space within B1 and B2 zones. 
As identified previously, and in the below tables, the component of office space assessed was low 
for both B1 and B2 precincts. The level of vacancy determined via the survey in B1 and B2 
precincts can also be seen below. This vacancy rate is reflective of office, retail and other space 
which may not explicitly fall in either category. However, from our field observations we are of the 
view that a disproportionate amount of this vacancy is office accommodation. This is reflective in 
first floor (above retail) office space and older buildings which typically recorded significant 
vacancies. That considered, demand for office space within these precincts does exist and will 
continue in the most part from smaller operators utilising the space to service the needs of the 
local residents.  

Table 20: Office space within B1 Neighbourhood Centre precincts 

Office Space (sqm) ALL B1 (sqm) % of Office Uses B1 Vacancy 

6,220 38,496 16.2% 13.0% 

Source: JLL 

Table 21: Office space within B2 Local Centre precincts 

Office Space (sqm) ALL B2 (sqm) % of Office Uses B2 Vacancy 

26,957 144,313 18.7% 9.8% 

Source: JLL 

6.4 Forecasting Office Demand 

In consideration to our forecast of office demand, we direct the reader to Section 1.5 of this report 
that identifies the key limitations of this report, which includes the point in time which this 
assessment occurred, being late 2014. The below has not been updated and as such is an 
assessment at that point in time.  

The potential future office demand is dictated by a number of factors. These were discussed in 
the previous section and include the impact of infrastructure, the historic performance of the office 
market and its historic change (shift to suburban). In addition, to these is the historic as well as 
forecasted employment growth. This can be seen in the below table. However, while these factors 
will play a role in the future demand for office space, it will be primarily in the more established 
office markets.  

Table 22: White and Blue Collar Employment Growth 1980/81 – 2022/23 

 1980/81 – 2013/14 2013/14 – 2022/23 (Forecast) 

NSW 

Total White Collar Employment  1.9% p.a. 1.5% 

Total Blue Collar Employment 0.6% p.a. 0.7% 

Total Employment 1.5% p.a. 1.3% 

Sydney Greater Capital City Statistical Area (GCCSA) 

Total White Collar Employment 1.9% p.a. 1.5% 

Total Blue Collar Employment 0.5% p.a. 0.8% 

Total Employment 1.5% p.a. 1.4% 

Sydney CBD 

Total White Collar Employment 1.3% p.a. 1.7% 

Total Blue Collar Employment 0.5% p.a. 1.7% 

Total Employment 1.2% p.a. 1.7% 

Source: Deloitte Access Economics  
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Office demand in B1 and B2 zones within the former Hurstville LGA will primarily be driven by the 
size of the catchment of these neighbourhood and local centre zones. The types of office uses 
that locate in B1 and B2 zones are essentially serving the same market that the retail uses serve; 
i.e. the local residential population. 

Therefore on balance JLL are of the view that the key driver of future office demand in Hurstville’s 
B1 and B2 zones is population growth expected in the former Hurstville LGA. 

Table 23: Office Floor Area Forecasts, 2014-2031 identifies the current level of office floor space per 
1,000 residents in Hurstville LGA in both the B1 Neighbourhood Centre and B2 Local Centre 
Zones. Assuming a similar provision rate is maintained, there will be additional demand between 
2014 and 2031 for the following office floor area: 

 Additional 1,424 square metres of office space in B1 zones; and 

 Additional 6,171 square metres of office space in B2 zones. 

Combined, there is forecasted additional demand for 7,595 square metres of office floor space 
across the B1 and B2 zones. Our view is that most office users will be better placed to locate in a 
B2 Local Centre zone, where they will benefit from a larger potential catchment attracted to the 
more comprehensive retail offering. Therefore a more likely outcome would be for this additional 
population driven demand to be attracted to the local centres and perhaps the largest 
neighbourhood centre in Hurstville at Mulga Road, Oatley. 

Most of the office tenancies are expected to be “shopfront” style units, and will therefore compete 
with retailers for ground level tenancies in the B2 zones. Accountants, lawyers, conveyancers and 
the like may occupy lower cost upper levels. These tenants are less likely to benefit from a ground 
floor shopfront. 

We do not expect there will be demand for many larger scale office tenants in most of Hurstville’s 
B2 Local Centre zones, with the main exception being Riverwood which has potential to attract 
some larger tenants, although we note this will be a medium to longer term opportunity. 

There are significant vacant tenancies in both B1 and B2 zones across Hurstville, suggesting that 
much of the future demand for office tenancies could be accommodated in existing vacant 
premises. The tenant size is typically small and there is both ground and first floor options 
available. However, the quality of the existing stock and lack of on-site parking for employees and 
customers will be a deterrent for many potential tenants. 

JLL considers that the key opportunity for new office tenancies in Hurstville’s B2 Local Centre 
zones will be from larger scale retail developments, most likely anchored by a supermarket. 

Table 23: Office Floor Area Forecasts, 2014-2031 

  2014 2016 2021 2026 2031 

Total Population 
               

85,400  
            

87,200  
            

93,750  
            

99,600  
             

104,950  

 - Total Population Change   
              

1,800  
              

6,550  
              

5,850  
                

5,400  

     2011-16   2016-21   2021-26   2026-31  

 - Average Annual Population Growth   1.0% 1.5% 1.2% 1.1% 

            

Office Space Analysis by Zone           

B1 Neighbourhood Centres           

 - Office Space as at November 2014 
                

6,220          

 - Office floorspace per 1,000 residents 
                     

73  
                  

73  
                  

73  
                  

73  
                     

73  

 - Floorspace demanded (assume stable 
provision)  

                
6,220  

              
6,351  

              
6,828  

              
7,254  

                
7,644  

 - Floorspace growth (assume stable 
provision)    

                 
131  

                 
608  

              
1,034  

                
1,424  

            

B2 Local Centres           

 - Office Space as at November 2014 
               

26,957          
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 - Office floorspace per 1,000 residents 
                   

316  
                 

316  
                 

316  
                 

316  
                   

316  

 - Floorspace demanded (assume stable 
provision)    

            
27,525  

            
29,593  

            
31,440  

               
33,128  

 - Floorspace growth (assume stable 
provision)    

                 
568  

              
2,636  

              
4,482  

                
6,171  

            

Source: JLL 
Note: It is assumed that the existing office space would not be reduced 

In addition to the above, JLL envision a potential opportunity for office accommodation to be 
located in the Kingsgrove Industrial precinct. We have determined to treat this opportunity 
separately within the next section of this report. 

6.5 Hurstville Specific Observations 

Office uses broadly fits into three categories: 

1. Investment grade office assets.  These are generally defined as large floor plate office 
buildings within ‘defined’ office precincts.  Within Sydney these include Sydney CBD, 
Macquarie Park and Parramatta.  While Hurstville CBD broadly fits this same category we 
are aware that not all investors would be willing to purchase in this less established 
location. 

2. Office uses that support another primary land use e.g. a small amount of office at the back 
of a retail shop, a medical facility or industrial use. 

3. Support office uses which share some characteristics to retail.  These uses generally 
provide localised services to the community.  They benefit from access to the public and 
therefore car parking and exposure are important considerations.  Examples include real 
estate agents and local solicitors’ offices.  

JLL’s discussion of ‘office uses in the B1 and B2 generally relates to the third category above and 
within IN2 our discussion relates primarily to the second category.  

Our broad observations by zones are as follows: 

6.5.1 Opportunity for Office Uses in B1 Neighbourhood Centres 

As stated in the above section, JLL’s broad observation is that adequate amounts of office space 
exist within the B1 Zone. Small amounts of office based development may occur over time; 
however, our base case is to assume that this grows in line with the population growth.  The 
localised nature of the B1 zones  mean that the most frequent office users are real estate agents, 
legal and accounting services, computer repair and architectural, engineering and technical 
services. 

Our experience has identified that the development of standalone office uses within these 
precincts only are generally not viable, however, potential exists to achieve viability if it is part of 
a mixed use development, possibly with residential uses.   

6.5.2 Opportunity for Office Uses in B2 Local Centres 

Our comments for B2 are similar to above comments for B1, that is, JLL’s broad observation is 
that adequate amounts of office space exist within the B2 Zone. The growth in line with population 
growth we also believe will probably contribute proportionately greater in B2 than B1 centres. 

In addition to the uses identified above the B2 zone provides some greater opportunities for users 
such as finance and investment services and insurance services. 

6.5.3 Opportunity for Office Uses in IN2 Light Industrial (Excluding Kingsgrove)  

Within its analysis JLL has identified limited demand for additional office uses within the IN2 areas 
of Hurstville.   With manufacturing declining and logistics moving to the northwest and southwest 
Sydney there may be some opportunity for the development of more serviced based industrial 
uses which may have higher proportions of office uses.  JLL considers the greatest potential would 
exist at Peakhurst Mortdale industrial precinct in line with greater intensification of industrial uses.  

6.5.4 Opportunity for Office Uses in IN2 at Kingsgrove 

Potential exists for intensification of the employment uses.  As has been previously identified 
within this report and previous studies (See Section 3), there is a potential opportunity for a 
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business park in Kingsgrove with higher levels of office accompanying the industrial uses.  While 
JLL considers it likely that regional level industrial and logistics users will continue to locate 
primarily in northwest and southwest Sydney we do note the access to M5 from this location and 
the significant work to be undertaken on the Westconnex which will benefit Kingsgrove. 

Forecasting the potential for this business park opportunity is difficult as it would require a shift 
from the current market attitude for this location.  JLL notes that such an opportunity takes time 
with business parks such as Macquarie Park, Mascot, Norwest and Sydney Olympic Park 
occurring over long timeframes with significant investment and marketing. In addition we note the 
scale of these locations compared with Kingsgrove. JLL considers the Kingsgrove opportunity 
may exist due to the lack of business parks in the area, with Mascot being the closest recognised 
centre and all other town centres having a ‘confused’ market story due to the large proportions of 
residential uses that exist.  

Our analysis, as seen in Table 17, above provides historic benchmarks for the historic take up of 
space at various business parks in Sydney. Over the last 5 years for example Norwest and 
SOP/Rhodes had average annual take up rates of 9,153 sqm and 7,915 sqm respectively.  

If Kingsgrove was to be identified as a business park by the market a take up of say 500 to 2,000 

sqm per annum may be achievable over a long term period. This move away from pure industrial 

uses would potentially meet both the requirements of the “Sydney Metropolitan Industry 

Agglomeration Project 2014” and “Section 117 Directions” (Summarised in Section 3). As a 

business park supports; clustering of activity, business growth, employment growth, protection of 

the precinct for employment land and to support the viability of the centre.  

6.6 Requirements of Forecasted Demand 

Different types of office uses have different requirements. Investment grade office uses for 
example have requirements for large floor plates (as an example, the Property Council of Australia 
require at least an 800 sqm floor plate for a non-CBD building to be classified as an A grade office 
development). Within this section we have provided the key drivers for investment grade office 
users, these are: 

 Access (road infrastructure, proximity to CBD, proximity to suppliers & customers, car parking, 
public transport) 

 Surrounding Influences (proximity to workforce, strong residential location, surrounding 
amenity, specific industry drivers, compatible uses) and 

 Existing Offering (clustering, corporate identity, build-ability considerations and affordability) 

Importantly the requirement for the office users in the B1, B2 and IN2 are different to those 
identified above.  These are discussed below. 

6.6.1 Requirements for Office Uses in B1 Neighbourhood Centres and B2 Local Centres 

As identified above, there is limited demand for significant office space in the B1 and B2 zones.  
Key drivers of these occupies are considered to be: 

Viability This is considered the single largest variable. Within this report JLL has 
identified the general lack of viability for stand-alone office uses.  Further 
JLL notes that office uses have the potential to negatively impact the 
viability of mixed use developments that include residential. In most 
cases the greatest potential exists to include office / retail uses in 
locations with good exposure e.g. the ground floor on areas that benefit 
from good foot and vehicular traffic.  

Clustering   This is related to the above point. While office users don’t necessarily 
require clustering with other office users (although such clustering is 
ideal) they do prefer locations with good exposure i.e. that bring their 
customer /clients to that location.  This is where the difference between 
office and retail uses blur.  For example a real estate agent could be 
considered an office use however most agents consider their shop front 
exposure a critical part of their business marketing  

Amenity   Office users like to be located in locations that have amenity, with the key 
driver being retail amenity e.g. coffee shop.  
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Car parking Car parking has been identified as a key issue throughout this study.  As 
a requirement car parking is critical, primarily for those businesses with 
higher customer requirements. 

Floor plates No specific floor plate requirements exist however from our analysis 
generally office users in B1 and B2 zones have a minimum requirements 
of 50 sqm  (which accommodates only a couple / few staff) to up to 200 
sqm.   

Access This relates to the car parking issue identified above where access can 
be from both public and private forms.  Again the requirement for access 
depends on the nature of the business where higher customer facing 
occupiers will prioritise access. 

Compatible Uses  Broadly, office occupiers consider other office occupiers the most 
compatible, however, also consider retail users compatible.  Examples 
exist where office occupiers prefer not to be located near residential uses.  

6.6.2 Requirements for Office Uses in IN2 

The nature of office uses in the IN2 zone depends on the requirements of the industrial business.  
As discussed in this report our observation is that opportunity exists for the development of 
industrial that has higher proportions of office uses e.g. Kingsgrove. 
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7 Retail Market Assessment & Outlook 

The objective of this section is to provide both a background into the retail sector and to 
understand the current and future drivers of retail. This background understanding will then assist 
the more focused analysis and assessment of the potential demand for retail in the former 
Hurstville LGA. 

7.1 Context into the Retail Market 

Australian retail is segmented geographically and by format. Enclosed shopping centres across 
metropolitan areas and regional Australia are categorised as regional, sub-regional and 
neighbourhood centres according to size and tenancy characteristics. Other formats are bulky 
goods (big box) retailing, strip shopping precincts and CBD retail centres. CBD centres include a 
mix of retail outlets at the podium levels of mixed use developments (typically an office or 
residential tower above the retail) or large multi-storey retail centres. 

7.1.1 Risk 

The retail market is significantly susceptible to risk. The three main types of risk that influence the 
commercial success of major ancillary retail developments are: 

 Market Risk – Market risk refers to the risk of providing a quantum of retail floor space 
that cannot be supported by the core consumer market. 

 Design Risk – Design risk refers to the risk of developing poorly utilised spaces that the 
core consumer market are unlikely to use and, as a result, discounted rents or operator 
churn results. 

 Operator Risk – Operator risk refers to the quality of the operator.  Operator risk is less of 
an issue in highly trafficked retail spaces but is a much higher risk in poorly designed 
space.  Quality operators can make poor spaces successful through non-traditional 
market catchment measures (i.e. marketing, operator reputation, delivery of unique 
concept etc.) 

Market Risk 

 CBD & Retail Landscape – what drives activity in the CBD and local area and where is 
competing supply located 

 Market Identification – what is the size and spending pool of the core catchment for the 
retail scheme  This dictates the total retail spend potentially able to be captured (and 
supportable quantum of space and rental levels) 

 Spend Catchment Assessment – an assessment of how the core markets are likely to 
interact with the retail space and what the expected levels of spend catchment are.   

 CBD Retail Benchmarking – identification of the market metrics between retail supply and 
core catchment of other similar developments to determine whether the current scheme 
is over/undersupplied for retail space 

Design Risk 

 CBD Retail Benchmarking – Lessons learnt from other CBD retail development design 

 Design & Site Critique – Identification of quality and difficult space to mitigate design of 
un-leasable or low value space 

Operator Risk 

 CBD & Retail Landscape– Identification of high quality retailers, including those 
appropriate for the subject site development 

 Design & Site Critique – Assessment of tenancy quality and outline of indicative tenant 
types 
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7.1.2 Typical Lease Terms & Structures 

Lease terms in Australia tend to be very favourable from an investment perspective when 
compared with similar terms in other markets. Typically, the length of the lease as well as the 
annual upwardly revised lease structures give way to a steady cash flow and less vacancy risk. 

However, lease structures in Australian shopping centres vary considerably between anchor 
tenants and specialty retailers. Below sets out the key terms for anchor tenants and specialty 
retailers with regards to rents, lease terms, rental reviews and occupancy cost. 

Table 24: Lease Structures by Tenant Type 

Item Anchor Tenant Specialty Retailers 

Average Rent per sqm (Regional centre) $250 - $500 $1,200 - $2,000 

Occupancy Cost (%) 3% - 5% 14% - 22% 

Typical lease term 15-30 years 5 years 

Annual rent review Minimum threshold + turnover linked4 CPI + 1% 

   

Source: JLL  

Given the disparities in rental rates per square metre, the overall rental income of a centre can 
vary considerably from the floor space occupied by certain types of tenants. Anchor tenants of 
course can occupy a large portion of the overall shopping centre; however the vast majority of the 
rental income will be paid by the specialty shops. The anchor tenants however drive foot traffic 
through a centre and generally occupy some of the less core space. Anchor tenants are fairly 
broad in their description but include supermarkets and department stores, as well as discount 
department stores, cinemas and other large, well-recognised retailers. The below chart highlights 
the differences between anchor tenants and specialty stores by their share of centre GLA and 
rental income. 

Figure 17: Prime and Secondary Grade Stock by Metropolitan Market, Q2/2016 

 
Source: Westfield Shopping Centre Operational Performance Report December 2013 

 

 

                                                           
4 Typically an Anchor tenant will have in the lease a defined minimum rental amount, regardless of turnover 
or CPI. The rental escalations come via an agreed percentage rent linked to turnover above a certain 
turnover threshold, as well as a review of the minimum rental payment every 3-5 years. 
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7.1.3 Typical Tenancy Mix and Unit Sizes 

Tenancy mix is largely a reflection of the type of shopping centre. For example, regional centres 
will have a much broader mix of tenants, with the main anchor tenants of department stores, 
discount department stores and supermarkets making up around 50% of the total floor space. 

Non-food specialties comprise around 19% of total floor area with the apparel sector typically 
accounting for around 62% of all non-food specialty space. 

Figure 18: Typical Tenancy Mix for Australian Regional Centres 

 
Source: Urbis Shopping Centre Benchmarks 2016, JLL Strategic Consulting 

A supermarket based neighbourhood centre will often have more than 50% of its total floor area 
in the supermarket tenancy. Relatively small (less than 200sqm) tenants make up the majority of 
the remaining space, with an emphasis on convenience based retailers (food specialties, cafes & 
take-away food, pharmacy, newsagent, hairdresser, services). Apparel / fashion retailing tends to 
be a small part of neighbourhood centre tenancy mix. 

Likewise, sub-regional centre floor area is dominated by major tenants, typically a discount 
department store and supermarket(s) that combined are likely to represent more than 50% of the 
total floor area. Convenience based retailers are well represented while discretionary retailers 
including apparel / fashion are reasonably well represented. 

The table below highlights typical unit size by store type. Most retail specialty stores are between 
80sqm and 150sqm. There are always some exceptions, with fashion retailers, pharmacies, 
sporting goods, book stores and discount variety stores often occupying stores in excess of 
200sqm. 

Small tenancies in regional shopping centres are often located in kiosks within the centre of the 
mall – these will generally be less than 10sqm. 

Table 25: Typical Unit Size by Category 

Category Unit Size (sqm) 

Department Stores 12,000-18,000 

Discount Department Stores 6,500-8,000 

Major Supermarkets 3,500-4,500 

Mini Majors 400-800 
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Food Specialties 80-150 

Cafes, Take-away food 50-100 

Apparel 80-150 

Retail Services 40-60 

  

Source: JLL 

7.2 Retail Supply 

7.2.1 Hurstville LGA and Surrounds 

In reviewing the current supply of retail space within the Georges River LGA JLL determined that 
it was most appropriate to utilise the results of the land use survey conducted. This enables the 
use of up-to-date data which specifically accounts for the employment lands that are the subject 
of this report. 

Through the survey we were able to identify the total quantum of occupied retail stock within B1 
Neighbourhood Centre and B2 Local Centre zones. JLL note that this method does have its 
limitations as it is difficult to specifically separate the floor space used as ‘retail’ space. JLL has 
determined to utilise the ANZSIC classifications determined of each business as a means of 
identifying the space of occupied retail users. Identified within the B1 and B2 precincts the most 
common retail space user falls within the category of “G – Retail Trade”. 

The tables below identify the determined retail stock of B1 and B2 precincts, as at the time of the 
survey, comparing this to the total B1 and B2 employment floorspace also highlighting the total 
vacancy of B1 and B2 zoned land. 

Table 26: Retail space within B1 Neighbourhood Centre precincts 

Retail Space (sqm) ALL B1 (sqm) % of Retail Uses B1 Vacancy 

11,005 38,496 28.6% 13.0% 
Source: JLL 

Table 27: Retail space within B2 Local Centre precincts 

Retail Space (sqm) ALL B2 (sqm) % of Retail Uses B2 Vacancy 

35,638 144,313 24.7% 9.8% 
Source: JLL 

JLL has not separated the retail component within the IN2 Light Industrial precincts. We identify 
this to be a challenging exercise, with more definitional issues arising than in B1 and B2 zones.  

JLL has made use of Cordell’s construction project activity database to determine the current 
forecasted supply of commercial space within the Georges River LGA. A definitional separation 
between office and retail space is difficult, particularly during the planning and construction 
phases, as such we have had reference to both. Table 12 within the previous chapter of this report 
identifies the commercial supply within the Georges River LGA. 

JLL notes that all commercial space is to be provided in conjunction with residential apartment 
developments, except for the expansion of Club Grandviews. Almost 80% of the provision of 
commercial space is also anticipated to occur within the Hurstville City Centre. The table below 
identifies the commercial supply by year.  

Table 28: Total Commercial Supply within Georges River LGA by Year 

Year 2017 2018 

 Commercial Space             2,104  565 

Source: JLL & Cordells 

JLL has also had consideration to the supply of larger retail not just within the Georges River LGA 
but its surrounds. We have sourced this through our retail supply database, which tracts larger 
retail supply in metropolitan Sydney. Highlighted below are projects within an approximate 20 
minute drive time from the Georges River LGA which fall within any of the following categories; 
Regional Retail, Sub-Regional Retail, Neighbourhood Retail, Bulky Goods and Other Retail (those 
that do not fit into traditional categories). This pipeline only includes supply which is either DA 
approved or further advanced. 
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Table 29: Large Retail Supply within 20 minute drive of Georges River LGA 

Building 
Name 

Address 
Suburb 

(LGA) 
Market 

Building 
Category 

Year 
Develop 

Stage 

Total 
GLA 
(m2) 

Space 
Available 

(m2) 

Clemton Park 
Shopping 
Village 

60 Charlotte 
Street Clemton 

Park 

Clemton Park 
(Canterbury-
Bankstown) 

Neighbourhood New 2017 
Under 
Construction 

6,757 1,925 

Bunnings 
Warehouse 
Caringbah 

31-35 Willarong 
Road and 

Koonya Circuit 
Caringbah 

Caringbah 
(Sutherland) 

Bulky Goods - 
Category 
Killers 

New 2018 
Plans 
Approved 

15,500 0 

Ashfield Mall 
260 Liverpool 
Road Ashfield 

Ashfield 
(Inner West 

Council) 
Sub-Regional 

Refurb-
Extension 

2018 
Plans 
Approved 

6,500 6,500 

Emerald City 
- Retail 

296-298 Botany 
Road and 284-
300 Wyndham 

Street 
Alexandria 

Alexandria 
(City of 

Sydney) 
Neighbourhood New 2018 

Plans 
Approved 

6,055 2,171 

Roselands 
Shopping 
Centre 

13 Roseland 
Avenue 

Roselands 

Roselands 
(Canterbury-
Bankstown) 

Regional 
Refurb-

Extension 
2019 

Plans 
Approved 

34,500 27,900 

Bulky Goods 
Centre - 
Chullora 
Business 
Park 

62 Hume 
Highway 
Chullora 

Chullora 
(Canterbury-
Bankstown) 

Bulky Goods - 
Multi-Unit 
Centres 

Extension 2020 
Plans 
Approved 

39,990 39,990 

Eastlakes 
Village 

 Evans & 
Barber 

Avenues 
Eastlakes 

Eastlakes 
(Bayside) 

Neighbourhood New 2022 
Plans 
Approved 

14,404 14,404 

Marrickville 
Metro - 
Extension 
(Stage 2) 

34 Victoria 
Road 

Marrickville 

Marrickville 
(Inner West 

Council) 
Sub-Regional Extension TBC 

Plans 
Approved 

6,000 6,000 

Source: JLL Research 

JLL note that while there are a number of projects within a 20 minute drive time to Georges River 
LGA, they have varying impact on the Georges River retail market. The impact of additional retail 
to surrounding areas is reflective of a sliding scale similar to the retail hierarchy. That is, the higher 
the hierarchy (e.g. regional centre), the greater the impact to the surrounding area, although this 
impact has traditionally been mainly to other higher order centres. 

That considered Georges River is facing limited competition from surrounding development. This 
is excluding the refurbishment / extension of Roselands Shopping Centre, due to both its pull as 
a regional centre, as well as its proximity. 

7.3 Retail Market Demand 

7.3.1 Influences on Future Demand 

Demand for retail is influenced by a number of factors, most importantly at a macro level it can be 
impacted by demographics (e.g. population growth, household income), economic factors (e.g. 
interest rates) and infrastructure (e.g. provisions of economic or social infrastructure). This section 
of the report focusses on key trends at a micro level which may impact retail demand. 

Online Retailing  

With the continued advancement of online technology, online retailing continues to grow in both 
Australia and globally. 
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National Australia Bank has started tracking online retail sales in recent years as online becomes 
more of a prominent tool for retail sales. 

The figure below shows that online retail sales have grown from $11.5 billion in June 2012 to 
around $20.8 billion as of September 2016. This growth in sales has outpaced traditional retail 
sales and, as a result, online retailing continues to account for a larger portion of total retail sales 
in 2016 (~7.0% at present) as opposed to June 2012 (5.3%). It is largely accepted, within the retail 
industry, that there will continue to be an increase in the proportion of total retail sales that are 
transacted online. However, it is believed that the proportion will reach a peak in growth and 
stabilise at a certain rate. The JLL Consulting house-view is that the rate is expected to stabilise 
somewhere in the range of 10-15% over the next 5-10 years. 

Figure 19: Australian Online Retail Sales (total online sales and % of total retail sales) 

 
Source: NAB Online Retail Sales Index, June 2012-September 2016, JLL Strategic Consulting 

Some key things to note about the effects of online retailing are the following: 

 The retail sectors expected to be mostly affected are those that present the largest 
discrepancies between online and in-store prices.  At present this includes things such as 
books, music, DVD’s, apparel and cosmetics. Low profit margin products such as 
groceries, fresh food and small electrical items are less exposed to the impact of online 
retailing. 

 Domestic retailers currently account for 81% (as at June 2016) of total online retail sales, 
despite perceptions that overseas retailers are capturing Australian consumer spend.  
This share has increased in recent years, coinciding with the depreciation of the Australian 
dollar. 

 In the 12 months to June 2016 just under 55% of online retail sales occurred in three 
categories, being; homewares and appliances (19.9%), groceries and liquor (17.9%), and, 
media (16.5%). Groceries and liquor accounted for a surprisingly high proportion of retail 
sales, which is typically ordered online and picked-up in store. 

 Smaller online retailers continue to grow exponentially with 22.2% growth in the 12 
months to June 2016, and now account for 37% of total online sales. 

 NSW represents approximately 35% of the share of spend in the 12 months to June 2016.  
NSW has a slightly higher online spend per capita than the Australian average, particularly 
in the metro Sydney market. 

 



 

Georges River Employment Lands Study: Stage 1: Background Report – Page 164 
March 2017 

Impact of International Retailers 

In recent years, Sydney, and Australia more broadly, has seen a significant trend in the entrance 
of international retailers into the market. Shopping centre landlords have used redevelopments 
and refurbishments as an opportunity to attract new international retailers. This has recently been 
best exhibited within the major redevelopment of the Macquarie Centre and within the CBD. 

In late 2014, AMP completed its significant expansion of Macquarie Centre which increased the 
centre by over 35,000 sqm of GLAR (Gross Lettable Area Retail) making the centre one of the 
largest suburban retail centres in Sydney. The significant redevelopment saw a number of 
international retailers establish a presence in the centre, including; H&M, Zara, Uniqlo and Forever 
21. 

The recently completed 5 Martin Place has seen the H&M affiliated brand, COS (Collection of 
Style), and the German luxury luggage retailer opening their first Sydney stores. While, the 
redevelopment of the Glasshouse on the corner of King and Pitt Street (Pitt Street Mall) saw H&M 
open a three-level, 5,000 square metre flagship store. The activity has been especially 
considerable in the Pitt Street Mall strip, where aside from H&M; Uniqlo (within Mid City Centre), 
Sephora and Forever 21 have opened stores, in addition to the Microsoft store, which is not only 
its first Australian store but its first stand-alone store opened outside of North America. 

The above described Sephora is one of the top performing beauty retailer chains globally, as well 
as one of the fastest growing brands in parent company, Moet Hennessy-Louis Vuitton’s (LVMH) 
portfolio. LVMH, along with other major retail groups, Richemont, Kering, Prada Group, Labelux, 
Fast Retailing, Inditex and Hennes & Mauritz, own or manage many retail brands that do not yet 
have a presence or a standalone store in Australia (some have a presence in department stores). 
Of the aforementioned retail groups, which own or manage a range of well-known luxury and fast 
fashion brands, only around 20% of their retail brands (fashion, leather goods, watches and 
jewellery categories) currently have standalone stores in Australia. 

With varying store sizes and expected number of stores within Australia, the total quantum of retail 
floor space these new entrants could potentially drive varies drastically. However, we are of the 
view that the recent trend which has existed will likely be continued over the next decade resulting 
in significant tenant demand, particularly in the more highly populated cities such as Sydney. 

The Role of the Department Store 

Continually over the past three decades, the department store has continued to play a less 
significant role in the context to total retail, with total department store sales previously accounting 
for: ~13% in the early 1980’s, to; ~10% by the mid 1990’s, and; currently accounting for 6.4% in 
2015. 

This diminishing role of department stores has continued to be a focal discussion point for retail 
experts and shopping centre landlords as it raises the question of the traditional regional shopping 
centre model of large department stores (previously +20,000 sqm) driving activity within the 
centre. In recent times, international retailers and mini major retailers are at times achieving similar 
sales out of a much smaller tenancy, and require much smaller development costs for landlords. 

While the discussion around the role of department stores has continued for many years now, 
department store operators have identified these trends and are constantly looking for ways to 
adjust the traditional format to serve current day consumers demands. This includes discontinuing 
and minimizing product offerings (i.e. large furniture) and creating more efficient spaces, with 
some stores as small as 6,000 sqm and the desired format at around 12,000 sqm, which is much 
smaller than older formats that use 20,000-30,000 sqm. 
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Figure 20: Australian Department Store Sales (total sales volumes and % of total retail sales) 

 
Source: ABS Retail Trade, Catalogue 8501, JLL Strategic Consulting 

7.3.2 Hurstville LGA and Surrounds 

In reviewing the current demand for retail space within the Hurstville LGA, JLL, as similarly with 
the supply review, have determined that it was most appropriate to utilise the results of the land 
use survey conducted. This enables the use of up-to-date data which specifically accounts for the 
employment lands that are the subject of this report. 

In Section 7.2, JLL were able to determine a component of retail space within B1 and B2 zones. 
As identified previously, and in the below tables, the component of retail space assessed was 
greater than the office component for both B1 and B2 precincts. The level of vacancy determined 
via the survey in B1 and B2 precincts can also be seen below. This vacancy rate is reflective of 
office, retail and other space which may not explicitly fall in either category. However, from our 
field observations we are of the view that a disproportionate amount of this vacancy is office 
accommodation. JLL is also of the view that the demand for retail which is able to service the local 
needs of residents is satisfactory and would in part explain the proportionally lower vacancy of 
retail.  

Table 30: Retail space within B1 Neighbourhood Centre precincts 

Retail Space (sqm) ALL B1 (sqm) % of Retail Uses B1 Vacancy 

11,005 38,496 28.6% 13.0% 
Source: JLL  

Table 31: Retail space within B2 Local Centre precincts 

Retail Space (sqm) ALL B2 (sqm) % of Retail Uses B2 Vacancy 

35,638 144,313 24.7% 9.8% 
Source: JLL 

7.4 Forecasting Retail Demand 

In consideration to our forecast of retail demand, we direct the reader to Section 1.5 of this report 
that identifies the key limitations of this report, which includes the point in time which this 
assessment occurred, being late 2014. The below has not been updated and as such is an 
assessment at that point in time.  

The potential future retail demand as discussed above is dictated by a number of factors. In the 
previous section of this report some of these were discussed and include; online retailing, impact 
of international retailers and the changing role of the department store. However, while these 
factors will play a role in the future demand for retail space, it will be primarily in the larger 
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established retail centres while JLL considers the key driver for additional retail floorspace within 
the Hurstville LGA will be the growth in the residential population of Hurstville LGA and environs.  

The population of the Hurstville LGA is forecast to grow at a moderate pace between 2011 and 
2031 (Table 32), averaging between 1.0% and 1.5% per annum. We note that this growth is unlikely 
to be uniform across Hurstville LGA, with recent trends showing the strongest growth has been in 
close proximity to the Hurstville CBD. 

Table 32: Hurstville Population Forecasts, 2011-2031 

  2011 2016 2021 2026 2031 

 Total Population  82,800 87,200 93,750 99,600 104,950 

 Population Change   2011-16 2016-21 2021-26 2026-31 

  - Total Population Change   4,400 6,550 5,850 5,400 

  - Average Annual Population Growth   1.0% 1.5% 1.2% 1.1% 

       

Source: ABS, NSW Government (Dept. Planning and Environment) 

7.4.1 Distribution of Retail Floorspace 

JLL has estimated the total retail floor space in Australia at approximately 2.2 square metres per 
capita. In the Sydney metropolitan area, this is distributed across a range of retail centres and 
precincts. Table 33 highlights the distribution of retail floor space across Greater Sydney 
Metropolitan Area. 

The B1 Neighbourhood Centre and B2 Local Centre zones comprise primarily of retail floor space 
defined in the table below as “Other”, and in particular the “informal” retail tenancies that typically 
locate on a traditional high street. Together these two categories account for around 36% of total 
retail floor space provision. It is noted that the only supermarket anchored centres in Hurstville 
LGA that are zoned B1 or B2 are Riverwood Plaza and the Pottery in Kingsgrove with other 
supermarkets being relatively small, stand-alone operations.  

Table 33: Greater Sydney Retail Distribution, 2014 

Category Floor Area (sqm) Population (2014) 
Provision 

(sqm per capita) 
Proportion of total 

Sydney CBD 650,000 n.a. 0.13 6.1% 

Regional Centres 1,966,557 n.a. 0.41 18.5% 

Sub-regional Centres 1,006,155 n.a. 0.21 9.5% 

Bulky Goods Retailing 3,189,780 n.a. 0.66 30.0% 

Other     

 - Supermarket anchored centres 1,014,947 n.a. 0.21 9.5% 

 - "Informal" retail tenancies 2,805,161 n.a. 0.58 26.4% 

Greater Sydney Total (est.) 10,632,600 4,833,000 2.2 100.0% 

          

Source: JLL Research, ABS 

7.4.2 Hurstville B1 Neighbourhood Centre and B2 Local Centre Zone Retail Forecasts 

This section provides an assessment of the potential future demand for retail floor space within 
Hurstville’s B1 and B2 zones. The approach is as follows: 

 Consider the current population and population growth across Hurstville LGA; 

 Consider the total amount of retail floor space demanded by the Hurstville population 
based on an average floor space of 2.2 square metres per capita; 

 Calculate the current provision rate for retail floor space across the B1 and B2 zones in 
Hurstville LGA; 

 Identify the expected additional floor space required under two scenarios – current 
provision rate being maintained and an alternative provision rate based on the retail role 
anticipated for B1 and B2 zones. 
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For B1 Neighbourhood Centre Zones, there is currently 11,005sqm of retail floor space, which is 
5.9% of the total retail floor space demanded by Hurstville residents. Given the relatively narrow 
role that neighbourhood centres play in providing primarily for daily needs / convenience retailing, 
this is considered a reasonably high level of retail floor area. The alternative scenario below 
suggests a 5% market share. 

The B2 Local Centre Zones currently comprise 35,638sqm of retail floor space, or 19.0% of the 
total retail floor space demanded by Hurstville residents. We note that some of these centres do 
not currently have a medium to large sized supermarket, which limits the potential for all of the 
local centres to meet the daily and weekly needs of its residential catchment. Furthermore, with 
the only higher order retail centre within Hurstville being the Hurstville CBD (anchored by Westfield 
Hurstville), a higher market share of total retail floor space should be achievable if sites were 
available for development. The alternative scenario below suggests a 25% market share.  

Table 34: Retail Forecasts, Hurstville B1 Neighbourhood and B2 Local Centre Zones, 2014-2031 

   2014 2016 2021 2026 2031 

Total Population  85,400 87,200 93,750 99,600 104,950 

 - Total Population Change   1,800 6,550 5,850 5,400 

    2014-16 2016-21 2021-26 2026-31 

 - Average Annual Population Growth   1.0% 1.5% 1.2% 1.1% 

        

Total Retail Floorspace Demanded       

 - Square metres per capita  2.2 2.2 2.2 2.2 2.2 

 - Total  187,880 191,840 206,250 219,120 230,890 

        

Total Retail by Zone       

B1 Neighbourhood Centres (sqm)  11,005     

 - Proportion of Total Hurstville Demand %  5.9%     
 - Forecast (% Market Share Assumption) utilising 
current proportion 5.9%  11,237 12,081 12,835 13,525 

 - Forecast (Additional floor area)   232 1,076 1,830 2,519 

 - Forecast (% Market Share Assumption) utilising 
alternative proportion 5.0%  9,592 10,313 10,956 11,545 

 - Forecast (Additional floor area)   -1,413 -693 -49 539 

        

B2 Local Centres (sqm)  35,638     

 - Proportion of Total Hurstville Demand %  19.0%     
 - Forecast (% Market Share Assumption) utilising 
current proportion 19.0%  36,389 39,123 41,564 43,796 

 - Forecast (Additional floor area)   751 3,485 5,926 8,158 

 - Forecast (% Market Share Assumption) utilising 
alternative proportion 25.0%  47,960 51,563 54,780 57,723 

 - Forecast (Additional floor area)   11,571 12,440 13,216 13,926 

              

Source: JLL, ABS, NSW Government (Dept. Planning and Environment) 

7.4.3 Conclusions 

B1 Neighbourhood centre zones 

 Relatively low demand considering the number of existing neighbourhood centre zones 

 Existing vacancy within the B1 zones could accommodate any additional demand 

 Current provision is considered quite high. This is reflected in the quality of existing retail, 
with some tenancies appearing to be quite marginal in terms of performance 
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 Expected to be strong competition moving forward from service stations operating 24 
hours a day, which provide for the daily top-up grocery needs. 

B2 Local centre zones 

 Potential demand for 8,158sqm of additional retail space based on current provision rate, 
rising to 13,926sqm assuming market share is increased to 25% of Hurstville resident 
demand 

 Demand from supermarkets for new stores to serve a growing residential population will 
be the key driver 

 Site requirements for supermarkets are not currently being met, leading to a gap in 
supermarket provision, particularly in the south-western corner of the Hurstville LGA 

 This has in part been met by the development of an “out-of-centre” Woolworths within the 
Peakhurst IN2 zone (Mortdale Plaza) 

 Lack of higher order centres in Hurstville apart from Westfield Hurstville (e.g. no sub-
regional centres anchored by a discount department store)  

 The Pottery development is a good example of future development options, if appropriate 
sites could be amalgamated. This development incorporates quality convenience 
shopping with a large supermarket as an anchor, on-site parking for customers and higher 
density residential living close to transit 

7.5 Hurstville Specific Observations 

Our broad observations of the retail opportunities within the zones are as follows:  

7.5.1 Opportunity for Retail Uses in B1 Neighbourhood Centres 

JLL’s broad observation is that adequate amounts of retail space exist within the B1 Zone.  Small 
amounts of retail based development may occur over time, however, our base case is to assume 
that this grows in line with the population growth.   

From an amenity perspective JLL considers opportunity exists for local supermarkets to service 
additional locations, however, in most cases the fragmented landholdings, value in the existing 
improvements and the lack of parking make the development unviable. As such, consideration of 
residential uses e.g. shop top housing within mixed use developments may make some of these 
developments viable and in doing so provide improved quality and quantum of retail.  

Additionally, the current structure of the B1 Neighbourhood zone prohibits “commercial premises” 
and therefore retail premises, including shops. Low scale retail uses limited to a maximum floor 
area of 100m2 in the area are permitted as “neighbourhood shops”. This restriction on floor area 
and use limits the uses for which premises in the B1 neighbourhood zone can be permitted. The 
inclusion of shops provides a greater scope of retail uses and scales. It is unlikely to facilitate a 
supermarket entering these centres due to the small land area covered by the majority of the B1 
zoned areas. The exception is Oatley West which due to previous planning controls already has 
a supermarket operating in that B1 zoned centre. 

7.5.2 Opportunity for Retail Uses in B2 Local Centres 

Our comments for B2 are similar to above comments for B1, that is, JLL’s broad observation is 
that adequate amounts of retail space exist within the B2 Zone with the exception of demand for 
local supermarket offerings in some of the centres.  Again to provide viability for this nature of 
development e.g. Coles express or IGA a significant incentive to provide residential uses will be 
required.     

7.5.3 Opportunity for Retail Uses in IN2  Light Industrial 

Within its analysis JLL has identified limited demand for additional retail uses within the IN2 areas 
of Hurstville. 

7.6 Requirements of Forecasted Demand 

In line with our office land use analysis JLL has provided an overview of the requirement for retail 
within the different zones.  Broadly JLL made the observation that the follow are the key drivers, 
or requirements of demand:  
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 Catchment – retail users rely on access to a catchment  

 Exposure – exposure is important as it ‘market’ the retail offering 

 Access is critical to ensure customers are able to enter the retail facility.  Access can be 
via public transport, vehicular or foot-traffic. 

 Compatible uses – generally other retail users provide the most compatible use with 
complementary provision of service e.g. café, newsagency and post office.   Examples of 
clustering also exist although little evidence was seen of this in the Hurstville LGA. 

 Floor space requirements – see discussion below.     

The provision of additional supermarkets to serve a growing population will be a key driver of retail 
growth. Full-line supermarkets are often 4,000sqm and above floor area and would be expected 
to require a site in well excess of 4,000sqm. For example, the Pottery development comprises a 
site of approximately 7,500sqm and incorporates a full-line Woolworths supermarket. Smaller 
supermarket developments such as an ALDI supermarket typically require 1,350-1,650sqm of 
GLA – with parking, the site area would most likely be at least 3,000sqm. 

We note that a supermarket is often the anchor tenant in a larger development. Consequently, 
sites that provide the opportunity to incorporate additional tenancies (for specialty retailers or other 
services) will be highly sought. Tenancies adjacent to a strong performing supermarket anchor 
command the highest rent and are therefore valuable to developers. Tenancy sizes vary but a 
large proportion of retail tenants require less than 100sqm. Few sites in Hurstville’s B2 Local 
Centre zones are sufficient to provide for a supermarket development. Large under-utilised sites 
in adjoining zones may provide an opportunity. Site amalgamation is possible but can be a slow 
process. 

Council owned car parking sites provide an opportunity, either for development in their own right 
or with adjoining sites to create a larger development site. The lost car parking may need to be 
provided for in any redevelopment as well as additional car parking to serve the new retail 
development. 

On-site car-parking is considered an essential requirement for major retail development anchored 
by a supermarket. We have analysed a range of supermarket based centres in Sydney’s inner 
and middle ring suburbs and the majority of the centres  have 3-7 car parks for every 100sqm of 
retail floor space with an average of 5 spaces per 100sqm (gross lettable area – excluding 
common malls etc.)  

Shopping centres with good public transport and a large proportion of its potential catchment 
within a short walking distance may be at the lower end of the range. However, customers will 
choose centres with convenient parking over centres with inadequate parking. 
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8 Industrial Market Assessment & Outlook 

8.1 Context into the Industrial Market 

This section provides a broad market overview of the Sydney industrial markets including key 
drivers and blockages. The objective of this section is to provide an insight into the metropolitan 
market in order to understand the market potential for industrial within the Georges River LGA. 

JLL Research monitors the metropolitan Sydney industrial market, including trends in supply, 
demand, rents, yields and investment sales. Six precincts are monitored across Sydney; South, 
North, Inner West, Outer Central West, Outer North West and Outer South West. Figure 23 below 
identifies each of the six precincts. Georges River LGA is part of the Southern industrial precinct. 

Figure 21: Sydney Industrial Precincts 

 
Source: JLL, MapInfo 

8.1.1 Industrial Zoned Land 

As at January 2015, there were 13,548 hectares of zoned employment lands in metropolitan 
Sydney, with 3,029 hectares being undeveloped zoned employment lands. Undeveloped 
employment lands have increased by 170 hectares over the 12 months to January 2015. 

There was also 6,972 hectares of proposed employment lands at January 2015. This land was 
identified for future employment lands (e.g. in planning strategies) but was yet to be rezoned. This 
reflects a significant increase of 4,537 hectares since January 2014, due primarily to the Western 
Sydney Employment Area extension. 

Table 35 shows the distribution of Sydney’s employment lands by subregion5 as shown in the NSW 
Government’s Employment Lands Development Program 2015 (ELDP 2015). The three Wn 
Western Sydney subregions (South West; West; and West Central) account for 79% of the total 
Sydney region’s employment lands. The westward shift of employment lands is a long term 
process, originally initiated by relative abundant, larger and cheaper industrial land in Sydney’s 
west, and more recently driven by development of the Sydney Orbital Network. 

 

                                                           
5 JLL note that the subregion classifications by the ELDP slightly differ from our own. 
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Table 35: Sydney’s Employment Lands, January 2015 

Subregion 
Total Stock 
(Hectares) 

% of Stock, 
Sydney Region 

Central 1,444.40 10.7% 

North 566.8 4.2% 

South 897.8 6.6% 

South West 3,396.60 25.1% 

West 1,786.70 13.2% 

West Central 5,455.90 40.3% 

Sydney Region 13,548.20 100.0% 

Central Coast 2,039.40 n.a. 

Sydney + Central 
Coast 

15,587.60   

      

Source: NSW Planning and Environment (Employment Lands Development Program Update Reports) 

8.1.2 Shift of Industrial from Urbanised Areas 

Industrial land in established areas remain under pressure to be rezoned for a range of alternative 
uses, including a broader mix of employment generating uses, mixed use development and 
residential uses.  Rezoning to business enterprise corridor zones or mixed use zones provides 
the opportunity to transition traditional lower value industries to higher value knowledge intensive 
industries. 

Traditional employment lands around the periphery of the Sydney CBD, including areas in South 
Sydney, Ultimo-Pyrmont and along the Parramatta River towards Parramatta, have been 
transformed with industry zones rezoned to allow medium to high density residential development 
or a mix of business and residential uses. This is a global phenomenon, with urban regeneration 
of former industrial precincts taken place in cities such as London, Hamburg, Berlin, Barcelona, 
Milan, New York, Montreal, Toronto, San Francisco, Vancouver, Tokyo, Shanghai, Seoul and 
Singapore. 

Furthermore, the new knowledge intensive industries have reinforced the importance of central 
city and near city locations. These industries seek locations where there is a high concentration 
of well educated, creative people, which is typically inner city area. Collaborations with universities 
and research institutions mean some businesses will seek to locate near major research hubs 
aligned to universities and teaching hospitals.  

Small start-up businesses in a range of emerging sectors have also taken advantage of relatively 
affordable industrial space, setting up in former factories and warehouses in older industrial areas. 
Examples include new production spaces for small knowledge based firms in multi-media, 
computer graphics, software design, fashion, advertising, furniture and design, film production and 
post-production and specialised foods and beverages such as organics and health products. 

The transition from lower value traditional industries to knowledge intensive industries has 
increased demand for a range of services and amenities close to businesses. New businesses 
and their workers seek high quality amenities including sport and recreational activities, cafes, 
childcare and accessibility to shopping opportunities. The increasing affluence of employees in 
knowledge based industries is also driving consumption for a range of consumer goods, including 
luxury car showrooms, electronic goods and other household goods. 

8.2 Industrial Market Supply 

8.2.1 Sydney Overview 

Supply of industrial space across the Sydney metropolitan region has picked up in recent quarters. 
In the 12 months to 3Q16, 503,800sqm of new supply was completed. This is below the recent 
peak of 2012 when almost 600,000sqm of new supply was completed, but well above the annual 
totals in the previous two years, which averaged 397,000sqm (see Figure 24). With 147,000sqm 
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of projects under construction as at 3Q16 and due to complete before the end of the year, there 
is expected to be 593,000sqm of industrial space completed in 2016. 

The relatively strong supply in 2016 and solid pipeline in 2017 is a reflection of the improved NSW 
economy together with major industrial occupiers being prepared to commit to new projects that 
offer locational advantages and purpose built, efficient solutions to their needs. 

Figure 22: Sydney Industrial Supply and Pipeline, 2010-2018 

 
Source: JLL Research 
Note: JLL monitors new supply of 5,000sqm and over 

8.2.2 Georges River LGA and South Sydney Subregion 

Major projects of 5,000sqm or more are rare in Georges River LGA and the South Sydney 
Subregion. There have been two large projects reach completion in South Sydney Subregion in 
2016 at the Port Botany Industrial Estate at McPherson Street, Banksmeadow. Combined these 
projects have added 33,000sqm to industrial stock. The new buildings were pre-leased to Toll 
Priority and Jewel of India. No major projects are currently proposed, approved or under 
construction in this subregion. 

Between 2010 and 2016, the South Sydney Subregion has accounted for just 4% of new industrial 
supply in major projects. No major projects completed during this period were in Georges River 
LGA. This reflects in part the limited major development opportunities in the LGA’s industry zones 
as well as tenant preferences for alternative locations. 

Figure 23: Annual Industrial Supply, South Sydney Precinct 

 
Source: JLL Research 
Note: JLL monitors new supply of 5,000sqm and over 
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To provide a better understanding of supply of industrial space within Georges River LGA we 
identified smaller projects that have been proposed or developed recently Table 36 summarises six 
such projects that provide at least 2,000sqm of additional floor space each. Three projects were 
completed in Peakhurst in 2016, one project is under construction in Mortdale and a further two 
projects are in the pipeline (one each in Beverley and Mortdale). 

Table 36: Supply pipeline of Industrial Space within Georges River LGA  

Project Address Suburb Estimated Value  Project Details 
Floor Area 
(sqm) 

Completion 
Date Status 

125 Boundary Road Peakhurst 1,174,000  New warehouse & office 

facility 

4,000 2016 Completed 

35-37 Norman Street Peakhurst 2,500,000  Two storey industrial premises 

with offices 

3,572 2016 Completed 

37 Stanley Street Peakhurst 1,813,000  Alterations & additions to the 

existing warehouse 

2,355  2016 Completed 

32-34 Barry Avenue Mortdale 2,700,000  Industrial building for the 

manufacture of roofing 

products 

Unknown  2017 Under 

Construction 

169B Penshurst Street Beverly Hills 2,800,000  14 strata industrial units & two 

storey mixed use building 

2,878  n.a. Development 

Approval 

20 Hearne Street Mortdale 2,712,000  Construction of a new shed - 

extension to existing resource 

recovery facility 

2,534  n.a. Development 

Application 

              

Source: JLL & Cordells 

We further note that some additional projects have been announced in recent years but have 
since been abandoned. While we have not assessed the reasons for projects to be abandoned, 
most projects had received development approval, which suggests the reasons were market 
factors rather than inability to gain appropriate approvals (e.g. lack of demand, not viable, project 
on-sold with DA in place etc.) 

8.3 Industrial Market Demand 

8.3.1 Sydney Overview 

Demand Drivers 

While economic growth is a natural driver of demand for industrial space, there are forces at play 
that favour one location over others and structural changes that have impacted on demand for 
industrial space.  

Key drivers of demand for industrial land and buildings are summarised below. 

Structural Change and Rise of the Logistics Sector – Also referred to as the changing 
needs of industrial space occupiers. This has in part been influenced by changes in 
technology.  Mobile communications as well as improved data and inventory management 
has led to changes in business processes, including outsourcing to specialist logistics 
companies, consolidation and centralisation of warehousing as well as the adoption of 
“just-in-time” inventory management.  This has transformed demand for industrial real 
estate away from smaller dispersed warehouse space to large distribution centres located 
on the major arterial road and rail networks. 
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From Manufacturing to Warehousing – There has been a noticeable decline in 
manufacturing across Australia, with manufacturing output declining from 14% to 7% of 
total output since 1980.6  Manufacturers have had to cope with increased competition 
from Asia and a strong Australian dollar for much of the past few years, with companies 
pushing production offshore.  This has resulted in a shift in some company’s property 
requirements from factory to warehouse space.  

Infrastructure – Infrastructure improvements are one “pull factor” that can increase the 
appeal of a particular region. Good quality infrastructure can entice companies to move 
to outer suburban areas or even regional locations that might have been overlooked in 
favour of a more central location. While proximity to infrastructure such as Port Botany 
and the M5 Motorway are considered two of the major “pull factors” of industrial land in 
Georges River, the same M5 Motorway is also providing a compelling case for major 
distribution centres to re-locate to more affordable outer metropolitan locations. 

Clustering – Clustering of like-minded businesses facilitates the creation of business 
networks and has the potential to generate new market opportunities through 
collaboration.  

Affordable land – A supply of affordable, well located land provides the impetus for 
companies to consider moving premises, particularly those companies with either poorly 
located properties, facilities that are out-dated, or undergoing expansion / contraction. 
The recent announcement of the Western Sydney Employment Area extension by over 
4,500 hectares will ensure a long-term supply of relatively affordable industrial land in 
Western Sydney and provide further impetus for companies to consider moving west.  

Competing uses in Inner / Middle Suburban Areas – This includes competition from 
higher order commercial and residential uses and demand from owner-occupiers for well-
located sites from which to run their business. There has also been a trend towards 
subdivision to smaller lots as larger parcels become available. This form of re-investment 
in industry zones provides new opportunities for small to medium business enterprises, 
while industries requiring larger premises have tended to look further afield for more 
affordable serviced land. 

On-line Retailing – The growth of this sector has seen increased demand for well-located 
warehouses, from both the online retailers and third party logistics providers who deliver 
their goods to customers. 

As mentioned above, the decline in local manufacturing and a move to centralised distribution 
networks has transformed demand for industrial real estate away from smaller dispersed space 
to large space on arterial road and rail networks. 

The key location criteria for warehouse and distribution centres include: 

 Access to motorways, main arterials, Port Botany and/or Sydney Airport, and in some 
instances rail network; 

 Centrally positioned as a transport hub within supply chains linking national and global 
suppliers with national and global customers; 

 Competitive industrial land prices and rents; 

 Appropriate buffer zones from residential areas; 

 Greenfield sites that allow development of high tech warehouses; and 

 Space to grow and accommodate large vehicles. 

Gross take-up, which includes leasing of both new and existing industrial premises, has decreased 
in the South Sydney subregion in recent years as a percentage of total take-up. JLL Research 
monitors take-up of 5,000sqm or more and in the period 2007-11, South Sydney subregion 
accounted for 8.4% of total metropolitan Sydney gross take-up. For the period 2012-16, this had 
declined to 6.1%  

Demand has been very much concentrated in the three outer western Sydney precincts with Outer 
Central West and Outer North West both increasing their market share of demand. This is where 

                                                           
6 Deloitte Access Economics Business Outlook, September 2016 
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the majority of opportunities are, and these regions benefit from affordable land and improving 
infrastructure. Figure 24 highlights a clear shift away from the more centralised markets of South 
Sydney and the Inner West in favour of the outer metropolitan subregions. 

Figure 24: Sydney Industrial Gross Take-up, 2000-2006 vs. 2007-2013 

 
Source: JLL Research  

8.3.2 Georges River LGA and South Sydney Subregion 

Demand 

Demand in South Sydney, including Georges River LGA, is primarily driven by occupiers serving 
the local southern Sydney market or occupiers that desire accommodation in close proximity to 
the Kingsford-Smith Airport and Port Botany. Most of the industry zoned land across South Sydney 
comprises older style space that may not meet the needs of large occupiers requiring efficient 
warehousing / distribution centres. This has seen larger tenants re-locate to new premises in the 
Outer Central West Precinct.  

The redevelopment of obsolete secondary industrial stock for high-density residential purposes 
continues in parts of South Sydney, although this is naturally limited by zoning. Some older stock 
between the CBD and Port Botany is zoned for mixed use and this has been a prime candidate 
for redevelopment, often with limited non-residential uses being developed. 

Some owners have recognised the opportunity to build smaller unit-estates to cater for local 
businesses rather than large industrial occupiers. A trigger for this activity has been when a larger 
occupier vacates premises. 

As the resident population in South Sydney increases and high-density residential development 
replaces ageing industrial warehouse stock, the need for social amenity and service provision has 
increased. This has also impacted on space availability within Southern Sydney’s industrial sector. 
Traditional industrial users are now competing against “new industrial” and other commercial 
users such as entertainment, hospitality, showroom and big box retailers for their space 
requirements. With such land uses garnering a higher average rental return for landlords, it is 
expected that this trend will increase in the future. This trend is most noticeable in suburbs closer 
to the Sydney CBD such as Alexandria, but we are aware of similar pressures occurring in 
Georges River LGA. 

Gross take-up for major lease deals of 5,000sqm and over has been relatively strong to date in 
2016, totalling 83,100sqm. However, this comprises just five deals, all in very close proximity to 
the Port of Botany in the suburbs of Banksmeadow and Botany. 
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Figure 25: Annual Industrial Gross Take-up, South Sydney Precinct 

 
Source: JLL Research 
Note: JLL monitors take-up of 5,000sqm and over; 2016 data as at 3Q2016 

Market Size and Investment 

Georges River LGA is a small industrial market. There is approximately 99 hectares of industry 
zoned land in the LGA (86.1 hectares in the former Hurstville LGA; 13.1 hectares in the former 
Kogarah LGA). The main two precincts are Peakhurst and Kingsgrove, which comprise 81.5 
hectares of the total industry zoned land. Carlton industry zoned precinct is the next largest with 
9.8 hectares. 

The NSW Government’s Employment Lands Development Program monitors industrial land 
stock, land consumption and activity across Greater Sydney. The industrial stock in Georges River 
LGA has remained relatively stable. Naturally, in a developed LGA such as Georges River, there 
are limited opportunities to rezone land for industrial purposes and grow the stock of industry 
zoned land. 

Over the last four years, there has been limited activity across the South Subregion and in 
particular in Georges River LGA. The 2015 ELDP did not identify any building approvals for 
industrial projects in calendar year 2014. Overall, the South Subregion had a $27.9 million in 
industrial building approvals in 2014. However, this represented just 3.5% of the Sydney 
metropolitan total of $795.2 million. 

Table 37: Value of Industrial Approvals, 2009-2013, Georges River LGA and South Subregion 

Value of Industrial Approvals ($) 2009-10 2010-11 2011-12 2012-13 2014 

Hurstville LGA ($) 150,000 4,580,000 1,200,000 110,000  

Kogarah LGA ($) 1,882,000 80,000 50,000 200,000  

Georges River LGA ($) 2,032,000 4,660,000 1,250,000 310,000  

South Subregion ($) 20,406,357 17,406,426 19,979,375 15,248,000 27,867,900 

 - Proportion of South Subregion 10.0% 26.8% 6.3% 2.0% 0% 

      

Source: NSW Planning and Environment (Employment Lands Development Program Update Reports) 

As identified earlier, the South Subregion is a relatively small portion of Sydney’s industrial market, 
accounting for only 6.6% of total stock (or 898 hectares out of a total stock of 13,548 hectares). It 
accounts for an even smaller proportion of overall investment in industrial construction, with only 
3.5% of the total value of building approvals in the Sydney Region in 2014 being in the South 
Subregion. 

Table 38: Market Size & Value of Industrial Approvals, South Subregion and Sydney Region, 2014 

Region 
Hectares 

as at Jan-15 
Value of Industrial 

Approvals ($million) 

South Subregion 897.8 27.9 
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Sydney Region 13,548.2 795.2 

 - Proportion of Sydney Region 6.6% 3.5% 

      

Source: NSW Planning and Environment (Employment Lands Development Program 2014 Update Report) 

Commercial Opportunities 

As highlighted earlier, increased residential development is driving demand for a range of 
population driven uses such as entertainment, hospitality, showroom and big box retailers. While 
these users do not typically fit into the list of preferred uses within industry zones, there is a need 
to accommodate such uses into commercial zones within Georges River. 

The Kingsgrove Industrial precinct (zoned IN2) has been identified as an opportunity for the 
development of a premium business park, which would likely incorporate a higher proportion of 
office accommodation than is typically provided in traditional industrial development. Suburban 
business parks have grown in popularity and would potentially create an opportunity to attract new 
businesses to Georges River LGA that is not currently provided for. 

Conclusions and Implications 

The above trends have seen quite dramatic changes in the industrial sector in recent years, 
including: 

 A continued shift to outer metropolitan areas, where large, low cost greenfield sites are 
available, there is space for companies to expand and estates are well planned with 
appropriate buffer zones from residential areas; 

 The reduction of industry zoned land in the inner suburban markets; and 

 A greater emphasis on efficiency in “the freight task”, with accessibility to quality 
infrastructure the key (road, rail, sea).  

Infrastructure improvements have been focussed on the outer metropolitan area of Sydney, 
particularly Western Sydney, and access to and from the Port of Botany and Sydney Airports. 
While Georges River benefits from a central location close to key infrastructure, major distribution 
centres have sought locations in outer metropolitan areas well served by new infrastructure, where 
vacant industrial land is plentiful and relatively cheap. 

Moving forward, JLL consider that the main function of the Georges River industrial markets will 
be to provide for local service industries that serve the southern Sydney market. The “pull factors” 
that have seen large industrial tenants move to the outer suburbs will continue to be evident. This 
may lead to some major tenants currently located in key precincts such as Kingsgrove South and 
Peakhurst relocating to new more efficient premises in outer western Sydney. Vacated sites may 
present redevelopment opportunities, and there has certainly been a trend towards strata unit 
development to meet the demand for small occupiers. However, recent investment in the Georges 
River industrial sector suggests that this form of development may not be viable, with owners 
considering opportunities for higher intensity development rather than traditional industrial land 
uses.  

These development pressures will need to be carefully managed. While it is critical that land 
remains available for essential local industrial uses to serve a growing residential population as 
well as local businesses, “new industrial” uses may provide an opportunity to build a larger 
employment base in the Georges River LGA. This change is likely to better reflect areas of 
employment growth, with knowledge and service based industries expected to experience growth 
while traditional manufacturing industries continuing to decline in employment. 

8.4 Forecasting Industrial Demand 

The NSW government’s Bureau of Transport Statistics (BTS) provides employment forecasts for 
travel zones across Greater Sydney. Below are their forecasts for the Kingsgrove and Peakhurst 
Industrial precincts. 

BTS forecast moderate growth in employment in both industrial precincts, although there is 
significant variation in terms of the key drivers of growth. Overall, the following trends are noted: 

 Manufacturing is expected to be flat; 

 Moderate growth expected in wholesale trade and warehousing; 
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 Relatively strong growth in construction employment; and 

 Employment growth in key industrial categories is weaker that growth in the non-industrial 
“other categories”. 

It is noted that the BTS forecasts were revised resulting in lower forecasts for the Lower Hunter, 
Illawarra and Central Coast and higher forecasts for Sydney Metropolitan Area, primarily reflecting 
the stronger targeted population growth within the existing Sydney metropolitan area which would 
drive job creation. 

However, the trends between 2006 and 2011 in Georges River’s main industrial precincts of 
Kingsgrove and Peakhurst highlight that the growth patterns now forecast by BTS are quite 
different than recent history. For example, between 2006 and 2011, employment in the Peakhurst 
Industry zone decreased from 4,060 to 3,657, a loss of 403 employees of 9.9%. Much of the loss 
was in the key industrial categories. Kingsgrove fared better, with employment growing from 2,110 
to 2,183, or by 3.5%.  

Table 39: Employment Forecasts in Peakhurst and Kingsgrove Industrial Zones, 2011-31 

ANZSIC  Kingsgrove Industrial Precinct  

Key Industrial Categories 2006 2011 
Change, 
2006-11 

2031 
(Forecast) 

Change, 
2011-31 

% Growth, 
2011-31 

 - Manufacturing 319 283 -36 288 5 1.9% 

 - Electricity, Gas, Water and Waste Services - 3 3 6 2 63.6% 

 - Construction 99 257 158 314 57 22.1% 

 - Wholesale Trade 949 833 -116 951 118 14.1% 

 - Transport, Postal and Warehousing 100 281 181 336 55 19.7% 

Total: Key Industrial Categories 1,466 1,658 192 1,895 238 14.3% 

Other Categories 644 525 -119 629 103 19.7% 

Total Employment 2,110 2,183 73 2,524 341 15.6% 

ANZSIC Peakhurst Industrial Precinct  

Key Industrial Categories 2006 2011 
Growth, 
2006-11 

2031 
Growth, 
2011-31 

% Growth, 
2011-31 

 - Manufacturing 1,399 1,269 -130 1,279 10 0.8% 

 - Electricity, Gas, Water and Waste Services 96 76 -20 93 17 22.4% 

 - Construction 541 551 10 693 142 25.7% 

 - Wholesale Trade 381 392 11 436 44 11.3% 

 - Transport, Postal and Warehousing 340 134 -206 159 25 18.6% 

Total: Key Industrial Categories 2,755 2,422 -333 2,660 238 9.8% 

Other Categories 1,305 1,235 -70 1,470 235 19.0% 

Total Employment 4,060 3,657 -403 4,130 473 12.9% 

              

Source: Bureau of Transport Statistics 

Clearly, residential population growth in Georges River LGA will mean a higher residential 
workforce, which should drive demand for local employment. However, much of this growth may 
be in areas outside of the main industry zones, including the Hurstville CBD. 

The key drivers of future demand for industrial land in the Georges River LGA are expected to be: 

 Its proximity to the Port of Botany and Kingsford Smith Airport, which may influence the 
location of regional warehousing and distribution facilities looking for a central location 
close to these sites; 

 Population growth in Georges River LGA and environs, which is expected to drive demand 
for a range of local services that require industrial zoned land (e.g. auto repairs; some 
small local manufacturers; local trades and business serving trades such as wholesalers); 
and, 
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 Non-industrial land uses that are not adequately catered for in other zones or provide 
ancillary services to local industrial businesses.  

This is expected to be offset by: 

 “Pull” factors that continues to see major industrial land uses move to outer suburban 
industrial markets, where land costs are lower, expansion opportunities are greater, and 
greenfield opportunities are available to build modern purpose built facilities; and, 

 Continued overall decline in the manufacturing sector as manufacturers move off-shore 
to locations providing a lower cost base compared to Australia. 

Georges River’s industrial occupiers comprise a wide mix of industrial and non-industrial 
businesses. Current demand for industrial land in Georges River is relatively weak, as evidenced 
by the low level of new industrial investment in the Georges River LGA and amount of vacant and 
under-utilised industrial premises within IN2 zones. This is also supported by discussions with 
industrial agents. 

JLL and HASSELL undertook a detailed survey of industrial businesses in 2009 as part of the 
study “Building Employment Opportunities in Sydney’s South. There were 191 responses received 
covering businesses in the industrial zoned areas of the former Hurstville LGA, Canterbury and 
Sutherland Councils. The survey highlighted that around 15.5% of businesses intended to re-
locate from their current premises. This is not a large percentage, but it does highlight that for a 
reasonable proportion of businesses, their current location does not meet their longer term needs. 
Key factors for considering moving included: 

 Purchase of building in different location; 

 Costs; 

 End of lease; 

 Limited opportunities for expansion; 

 Premises not meeting needs. 

With weak current demand for industrial tenancies, relatively high existing vacancies and a 
reasonable number of businesses seeking to relocate to alternative locations, we consider that 
the current supply of industry zoned land is sufficient to meet any population driven growth in 
industrial businesses. Furthermore, additional business opportunities may arise through the 
redevelopment of large sites for more intensive business uses. Ultimately, such a redevelopment 
may increase the local employment opportunities in Georges River. 

Should the employment growth forecast by BTS reflect the future demand for industrial space in 
Georges River’s major industrial zones, then there will need to be an increase in employment 
density per Hectare to accommodate this increase. Table 40 highlights the magnitude of the 
increase in the two main industrial precincts of Peakhurst and Kingsgrove.  

We do not anticipate a shortage in industrial zoned land. As illustrated below, the high vacancy 
rate in Peakhurst will largely accommodate additional demand while Kingsgrove would still have 
a relatively modest employment density of less than 100 employees per hectare.  

JLL’s view, however, is that the trends observed between 2006 and 2011, which resulted in a 
significant loss of employment in Peakhurst, may continue to occur, particularly with regard to 
manufacturing employment. This could in the longer term lead to redevelopment opportunities for 
a broad range of employment generating uses, particularly if the resulting under-utilised land 
parcels are large sites providing significant potential. 

Table 40: Employment Densities for Kingsgrove and Peakhurst, 2011-2031 

  Kingsgrove Peakhurst 

2011 Employment  2,183 3,657 

2031 Employment Forecast 2,524 4,130 

Employment Growth  15.6% 12.9% 

Site Area (Ha)  25.5 56.0 

2014 Vacancy (% of GFA vacant)  4.6% 9.5% 

2011 Density (Emp per Ha)  86 65 
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2031 Density (Emp per Ha)  99 74 

      

Source: BTS, JLL, Georges River City Council 

8.5 Hurstville LGA Specific Observations 

JLL considers that industrial uses are generally incompatible with the B1 and B2 zones, and would 
negatively impact on the primary envisaged uses within these zones.   

8.5.1 Opportunity for Industrial Uses in IN2 Light Industrial   

Within this report JLL has identified the requirement for additional analysis to be undertaken in 
stage two specifically relating to the following centres:   

 Beverly Hills, Penshurst Street IN2  

 Penshurst Industrial Penshurst Lane and Forest Road IN2  

 Peakhurst Industrial IN2  

 Kingsgrove IN2  

8.6 Requirements of Forecasted Demand 

Different types of industrial users have different requirements. Investment grade industrial user 
prioritise access and large landholdings as well as strategic locations e.g. near ports and airports 
or road infrastructure. Importantly the requirement for the office users in the B1, B2 and IN2 are 
different to those identified above.  These are discussed below: 

8.6.1 Requirements for Industrial Uses in B1 Neighbourhood Centre and B2 Local Centres 

Industrial uses are considered incompatible within the B1 and B2 zones.   

8.6.2 Requirements for Industrial Uses in IN2 

As identified above, there is significant variance between the requirements of different industrial 
users based on their specific business.  
 
Requirements for industrial users may vary among various users. However, we have summarised 
the typical requirements below: 

Clustering Industrial users prefer to cluster near other industrial users.  

Car parking Car parking has been identified as a key issue throughout this study.  Car 
parking is critical, both for customer and employees. Many industrial 
locations are not well serviced by public transport.  

Floor plates: JLL anticipates a mix of floor plate sizes will be required. However, future 
demand is expected to be dominated by local services with modest floor 
space requirements. 

Access Access for customers, suppliers and employees is important. Businesses 
attracting significant truck movements will place higher priority on ease 
of access to the arterial road network.  

Compatible Uses  Industrial occupiers consider other industrial occupiers the most 
compatible neighbours. There is also a need for ancillary uses that 
primarily serve industrial occupiers (e.g. food and beverage retailers). Co-
location with residential uses is considered incompatible. 
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9 Opportunities 

9.1 Summary Opportunities of Zones 

The table below provides a summary of JLL’s assessment of the “Demand for Current and 
Potential Land Uses” for each precinct.  

Table 41: Summary of Demand for Current and Potential Land Uses – B1 Neighbourhood Centres 

Precinct Office Retail  Industrial Residential 

Beverly Hills, Stoney Creek Road B1 Low Low-Medium Low  Medium 

Hurstville, Gloucester Road B1 Low Medium Low Medium- High 

Hurstville, Kimberley Road B1 Low Low Low Medium- High 

Lugarno, Chivers Hill B1 Low-Medium Medium  Low Medium 

Lugarno Lime Kiln Road B1 Low-medium Low-medium  Low Medium 

Oatley, Lansdowne Parade B1 Low Low Low Medium 

Oatley West, Mulga Road B1 Low-Medium Low-Medium  Low Medium 

Peakhurst, Baumans Road B1 Low-Medium Low-Medium  Low Low-Medium 

Peakhurst, Boundary Road B1 Low Low-Medium  Low Medium 

Peakhurst, Forest Road B1 Low Medium Medium Low-Medium 

Peakhurst, Isaac Road B1 Low Low-Medium  Low Low-Medium 

Peakhurst, Lorraine Street B1 Low Low-Medium  Low Low-Medium 

Peakhurst, Ogilvy Street B1 Low Medium  Low Medium- High 

Peakhurst, Park Street B1 Low-Medium  Medium  Low Medium- High 

Peakhurst Heights, Pindari Road B1 Low  Low Low Medium 

Riverwood, Broadarrow Road B1 Low  Low - medium  Low Medium 

 

Table 42: Summary of Demand for Current and Potential Land Uses – B2 Local Centres 

Precinct Office Retail  Industrial Residential 

Beverly Hills, King George Road B2 Low-Medium  Medium  Low High 

Beverly Hills (The Kingsway) B2 Low Low-Medium  Low Medium-High 

Hurstville, East Forest Road B2 Low-medium  Medium  Low Medium-High 

Kingsgrove, Kingsgrove Road B2 Low-Medium  Low-Medium  Low Medium-High 

Mortdale, Morts Road B2 Low-Medium  Medium  Low Medium-High 

Narwee, Broad Arrow Road B2 Low  Low-Medium  Low Medium-High 

Penshurst, Penshurst Street B2 Low-Medium  Medium  Low High 

Penshurst, Forest Road B2 Low  Low-Medium  Low Medium-High 

Riverwood, Belmore Road B2 Low-Medium  Medium  Low High 
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Table 43: Summary of Demand for Current and Potential Land Uses – IN2 Light Industrial 

Precinct Office Retail  Industrial Residential 

Beverly Hills, Penshurst Street IN2 Low  Low Low-Medium Medium-High 

Hurstville Industrial IN2 Low-Medium  Medium  Low-Medium Medium-High 

Kingsgrove Industrial IN2 Medium  Low-Medium  Medium Low 

Peakhurst Industrial IN2 Low-Medium  Low-Medium Medium-High Low 

Penshurst Industrial, Forest Road IN2 Low  Low Low-Medium Medium-High 

Penshurst Industrial Penshurst Lane IN2 Low  Low Low-Medium Medium-High 

Blakehurst Industrial IN2 Low Low-Medium Medium Low-Medium 

Carlton Industrial IN2 Low-Medium Low-Medium Medium Low 

South Hurstville Industrial IN2 Low Low Low-Medium Low 
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Appendix 
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Georges River & Willoughby LGA comparison 

Source: Cox Richardson Architecture 
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Regional Context 

Source: Cox Richardson Architecture 
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