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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). B4 and B3 zones were not included as part 
of this study. 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 
Kogarah Council on 22 April 2013. 

The Strategy is a detailed document which includes: 

 A demographic overview and economic profile of the former Kogarah LGA; 
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 Trends and drivers influencing industry and changing employment; 

 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 2 Scope 

The requirements of this Stage 2 report are summarised below. 

Industrial Lands Strategy 

 Provide advice to Council on the effectiveness of the existing planning controls relating to 
land zoned IN2 Light Industrial contained in the Hurstville LEP 2012, Hurstville DCP No. 1 – 
LGA Wide, Kogarah LEP 2012 and the Kogarah DCP 2013. Review the existing planning 
controls including but not limited to zoning, height, floor space ratio and permissible land 
uses within the zone. 

 Review the employment targets for the IN2 Light Industrial areas, and advise as to whether 
the targets are achievable under the existing planning controls. 
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 Undertake broad feasibility analysis and prepare scenarios for development in the industrial 
areas to identify whether the existing planning controls are capable of accommodating 
growth. 

 Provide advice on opportunities for regenerating underutilised industrial lands and 
approaches to regenerate employment lands that encourage new employment activities and 
realise potential impacts of such development (e.g. capacity to manage additional traffic to 
a locality). 

 Provide planning recommendations for industrial zoned land (including zoning and density). 

Commercial Lands Strategy – B1 Neighbourhood Centre and B2 Local Centre zoned land 
only 

 Provide advice to Council on the effectiveness of the existing planning controls contained in 
the Hurstville LEP 2012 and Hurstville DCP 1 – LGA Wide relating to commercial zoned land 
under the Hurstville LEP 2012. Review the existing planning controls including but not limited 
to, zoning, density and permissible land uses within the zone. 

 Review the employment and residential targets for the Commercial land areas (B1 
Neighbourhood Centre and B2 Local Centre zones) of the former Hurstville LGA, and advise 
whether the targets are achievable under the existing planning controls. 

 Undertake broad feasibility analysis and prepare scenarios for development in the 
Commercial lands to identify whether the existing planning controls are capable of 
accommodating growth, having regard to the growth projected outside the study area in the 
Hurstville City Centre. 

 Provide advice on opportunities for regenerating underutilised Commercial lands within the 
former Hurstville LGA and approaches to regenerate employment lands that encourage new 
employment activities and realise potential impacts of such development (e.g. capacity to 
manage additional traffic to a locality). 

 Provide planning recommendations for commercial zoned land (including zoning and 
density). 

1.5 Key Limitations 

As identified above and within the Stage 1 Report, the project team undertook an assessment of 
all employment lands (excluding Hurstville 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 Report Structure 

This Stage 2 Report has been broken down into four key parts. These parts include: 

Part A - Background and Analysis for All Employment Lands 

 This part of the report provides the background to this Stage 2 Report, with analysis relevant 
to both industrial and commercial employment lands.  

Part B – Industrial Land Strategy 
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 This part of the report provides the industrial employment lands specific analysis. This 
includes: assessment of the effectiveness of planning controls, feasibility analysis – these 
both ultimately inform the opportunities and planning recommendations. 

Part C – Commercial Land Strategy 

 This part of the report provides the commercial employment lands (B1 and B2 zoned land) 
specific analysis. This includes: assessment of the effectiveness of planning controls, 
feasibility analysis – these both ultimately inform the opportunities and planning 
recommendations. 

Part D – Conclusions and Next Steps 

 This part of the report speaks to some high level observations and next steps for the process. 

1.7 Key Findings 

The key findings and outcomes of this Stage 2 report are summarised below. 

PART A – BACKGROUND AND ANALYSIS FOR ALL EMPLOYMENT LANDS 

1.7.1 Introduction and Context 

Context and Opportunities Relating to Georges River’s Employment Lands 

Important considerations that influence the Georges River LGA employment land uses include: 

 Being bounded by two rail lines, being the Illawarra and East Hills Railway Lines, with eleven 
stations in the LGA.  

 The role of the Hurstville City Centre plays as a commercial and civic uses centre. 

 The relatively reasonable level of self-containment employment within the LGA.  

 The attractiveness of Georges River to live and work as Sydney’s centre of population shifts 
westwards. 

 The opportunity to raise the housing density within proximity to its eleven railway stations 
and attract young, knowledge based workforce, around the local centres. The additional 
attraction which Georges River LGA 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.  

 The potential for Georges River LGA to be included within the Global Economic Corridor. 

Review of Background Material 

The Stage 1 Background Report provides a review of previous studies and material on the 
employment lands.  Key findings from Stage 1 include:  

 Strengthen the link to the Sydney Kingsford Smith Airport. 

 Retention of Kingsgrove employment land and its promotion as a business park.  

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

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

 Closer cooperation with adjoining Councils regarding setting targets and preparing joint 
initiatives, now reinforced by inclusion within South District in the Draft South District Plan. 

Opportunities by Land Use 

Provided below are the high level observations relating to opportunities by land uses from the 
Stage 1 Background Report. 

 Office Uses: JLL’s broad observation is that; 

o Adequate amounts of office space exist within the B1 Neighbourhood and B2 Local 
Centre zone with growth consistent with future population growth 

o There may be some opportunity for more serviced based industrial uses in IN2 with 
a higher proportion of office. 
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 This has been explored in greater detail within this 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: JLL’s broad observation is that; 

o Adequate amounts of retail space exist within the B1 Neighbourhood Centre zone 
with growth consistent with future population growth 

o For the B2 Local centre, from an amenity perspective, we consider opportunity exists 
for local supermarkets to service additional locations, however, in most cases the 
fragmented landholdings inhibit this unless additional residential yield is allowed 

 Industrial Uses: JLL’s broad observation is that limited demand for traditional industrial exists 
however potential exists for product that includes a higher proportion of office product. 

1.7.2 Employment Targets 

As at the time of our analysis (early 2016) the former Hurstville employment targets had not yet 
been set and work was being undertaken on the subregional employment targets. As such, for 
the purpose of this report we have provided some highly indicative employment targets based on 
the Bureau of Transport Statistics (BTS) current employment (as at 2011), their projections to 
2041, as well as our employment lands survey (2014).  

Table 1: Employment Targets – Hurstville LGA 

      

Current Employment (Hurstville LGA)     

Hurstville City Centre  8,000 jobs (BTS 2011)   32% 

Employment Lands B1, B2, IN2   7,076 jobs (JLL Survey 2014)   28% 

Non Centre / Dispersed 9,924 jobs (BTS 2011)   40% 

Total LGA 25,000 jobs (BTS 2011) 100% 

Future Employment (2041) (Hurstville LGA)     

Hurstville City Centre 10,500 jobs (BTS)  33% 

Employment Lands B1, B2, IN2   8,949 jobs  30% 

Non Centre / Dispersed  12,551 jobs 37% 

Total LGA 32,000 jobs (BTS) 100% 

Source: JLL and BTS 

We consider it a likely outcome, that as a result of a heightened focus on employment targets at 
a state level, a number of LGA’s will be expected to produce significant employment growth, 
particularly where historic investment in the region i.e. through rail and road infrastructure, has 
occurred. Georges River, as a historic beneficiary of this infrastructure will be expected to produce, 
at least, what would be considered its “fair share” to employment targets. 

1.7.3 Tools that Support Employment Land Uses 

JLL has identified within the report a number of tools and mechanisms that can be utilised by 
Georges River Council in achieving their employment growth objectives. These include;  

 Land Use Planning Controls and Incentives;  

 Self-Promotion and Economic Development 

 Attract Government Employment to the Location  

 Influence Planning, Transport and Social Infrastructure  

 Financial Incentives  

 Place making, and  

 Clustering 
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1.7.4 Feasibility Methodology and Common Inputs 

This section has not be summarised as it is intended to be the evidence base used in later 
sections. 

PART B – INDUSTRIAL LANDS STRATEGY 

1.7.5 Effectiveness of Planning Controls  

The objective of this section is to define and measure the ‘effectiveness’ of the IN2 Light Industrial 
zoned areas. 

Current Controls 

Both the areas zoned IN2 - Light Industrial zone across the LGA have an FSR of 1:1 and a height 
limit of 10 metres.  

Occupier Feedback  

Feedback received from occupiers of properties within the IN2 zone included the lack of availability 
of larger tenancies for land uses that would be categorised as ‘high technology industry” which 
utilises larger floor areas and requires warehouse style loading facilities.  

Barriers to Redevelopment 

Barriers to redevelopment in the IN2 Light Industrial zones include:  

 The building height limit of 10m, being low by contemporary standards. 

 Highly fragmented land ownership.  

Defining Effectiveness of Industrial Areas 

To define effectiveness the project team has had reference to the objectives of the zone as well 
as a number of measurable metrics including employment number and density, vacancy, scale, 
ease of access and ability to redevelop for employment uses.  Measured outputs that informed 
this analysis are provided below.   

Table 2: Industrial Areas - Number of Employees 

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  

Source: JLL Land Use Survey (late 2014 former Hurstville LGA and Oct 2016 former Kogarah LGA) 

Table 3: GFA per Employee by Industrial Area 

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  



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 11 
March 2017 

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  

Parramatta Industrial Land Comparison   120.0 

Source: JLL Land Use Survey (late 2014 former Hurstville LGA and Oct 2016 former Kogarah LGA) 

Table 4: Vacancy by Industrial Area 

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% 

Source: JLL Land Use Survey (late 2014 former Hurstville LGA and Oct 2016 former Kogarah LGA) 

1.7.6 Feasibility Analysis  

Feasibility analysis was undertaken on the following two scenarios. 

Scenario 1 – Beverly Hills, Penshurst Street to R2 Low Density Residential. Our feasibility 
analysis indicates that a rezoning of the Beverly Hills, Penshurst Street area from IN2 Light 
Industrial to R2 Low Density Residential would be financially viable. As such, a rezoning of this 
industrial land to R2 Low Density Residential has no financial limitation. 

Scenario 2 – Kingsgrove IN2 to B7 Business Park. Our findings were that viability of the 
rezoning of Kingsgrove Industrial from IN2 Light Industrial to B7 Business Park were primarily 
impacted by the adoption of the ‘As Is’ value.  That is, where substantial value in the improvements 
exists it is not currently financially viable to redevelop.  Further, even when the ‘As Is’ value is low, 
we note a redevelopment is considered financially marginal.  However, the rezoning of Kingsgrove 
from an IN2 Light Industrial to B7 Business Park zone is, as discussed extensively in the Stage 1 
report and further explored in later in this report, a longer term opportunity which will take time to 
realise. It is noted that under the current HLEP the B7 Business Park zone is not currently utilised. 
An overview of the B7 Business Park Zone is provided at section 8.2. 

1.7.7 Opportunities  

Common Opportunities  

As identified above, two of the common barriers across industrial lands include; the current 
building height and the fragmentation. An opportunity to avoid further fragmentation of the land 
would be an increase to the minimum site area and site width for subdivision. The other opportunity 
relates to the maximum height of building. An increased height will assist in redeveloped sites 
achieving the permitted FSR of 1:1 on sites that otherwise would not achieve the full FSR potential. 

Kingsgrove Specific Opportunity 

Demand exists for ‘high technology industry”. These utilise larger floor areas and requires 
warehouse style loading facilities.  

Alternate Land Uses for ‘Ineffective Areas’ 

This report has identified a number of ‘ineffective’ industrial areas. These industrial precincts are 
not serving their intended purpose and for a variety of factors, changes to planning controls will 
not enable them to become effective industrial areas. As such, the opportunity that exists within 
each is to rezone from IN2 Light Industrial to an alternate zoning which provides an opportunity, 
whether it be for residential or an alternate employment generating opportunity. These areas, 
which also represent the lowest employment numbers for industrial areas, are: 
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 Hurstville Industrial IN2  

 Penshurst Industrial, Penshurst Lane IN2  

 Beverly Hills Industrial IN2 

1.7.8 Planning Recommendations for Industrial Lands 

The following recommendations are made for the Industrial lands. 

Table 5: Recommendations for IN2 Light Industrial 

Industrial Area Current Recommendations 

Beverly Hills, Penshurst Street 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: R2 Low Density  

Hurstville Industrial Zone: IN2 Light Industrial 

& R2 Low Density 

Residential 

FSR:  1:1 

Height: 10 m 

Zone: B4 Mixed Use 

Kingsgrove Industrial IN2 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: B7 Business Park 

Peakhurst Industrial IN2 Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  

*except the rezoning of part of 705 Forest Road to B1. 

Refer to Part C – Commercial Lands Strategy, Sections 

13.2 and 14.1. 

Penshurst Industrial, Forest Road Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  

 

Penshurst Industrial, Penshurst Lane Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: R3 Medium Density Residential 

Blakehurst Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  

 

Carlton Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  

 

South Hurstville Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  

 

PART C – COMMERCIAL LANDS STRATEGY 

1.7.9 Effectiveness of Planning Controls  

The objective of this section is to define and measure the ‘effectiveness’ of the B1 Neighbourhood 
and B2 Local Centres in the former Hurstville LGA. 

Current Controls 

The B1 Neighbourhood Centres have an FSR of 1.5:1 and a height limit of 9 metres. The B2 Local 
Centres have the following current controls.  

Table 6: B2 Local Centres – Current FSR and Height Controls 

B2 Local Centres FSR Height 

Beverly Hills, King Georges Road 1.5:1 to 2.0:1 9 to 15 m 

Beverly Hills, The Kingsway 1.5:1  9 m 

Hurstville, East Forest Road  1.5:1  9 m 

Kingsgrove, Kingsgrove Road 1.5:1*  Nil* 

Mortdale, Morts Road 1.5:1  Nil 
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Narwee, Broadarrow Road 1.5:1  Nil 

Penshurst, Penshurst Street 2.0:1 to 2.5:1 15-19 m 

Penshurst, Forest Road 1.5:1  9 m 

Riverwood, Belmore Road 2.0:1 to 3.0:1 18 to 28 m 

Source: Hurstville Local Environmental Plan 2012 
*Exception ‘the Pottery” with an FSR of 2.0:1 and height of 15 metres 

Requirements also exist for minimum non-residential floor space, active street frontage and car 
parking.  

Occupier Feedback  

Feedback received from occupiers and developers included:  

 Development feedback: restrictive car parking controls, a lack of consistency across LGA’s, 
challenges to viability with the 0.5:1 minimum for non-residential floor space. 

 Occupier feedback: lack of available parking  

Barriers to Redevelopment 

Barriers to redevelopment in the B1 Neighbourhood Centre areas were primarily the height limit 
of 9.0m that does not facilitate an appropriate shop top housing outcome that will also satisfy the 
requirements of SEPP 65 – Design Quality of Residential Development and the associated 
Apartment Design Guideline (ADG). 

Barriers to redevelopment in the B2 Neighbourhood Centre areas were the lack of an 
amalgamation incentive coupled with the highly fragmented land ownership pattern of most of the 
centres provides a significant obstacle to development.  

Many of the larger centres also suffer from a lack of a clear vision, stemming from divided 
administrative responsibility across LGA’s. This is particularly the case for the Narwee and 
Kingsgrove centres, which have lower underlying permitted development standards compared to 
development potential of the adjoining LGA’s (e.g. former Canterbury and Rockdale). Significant 
inconsistencies also exist on the car parking controls.  

Defining Effectiveness of Commercial Centres 

To define effectiveness the project team has had reference to the objectives of the zone as well 
as a number of measurable metrics including employment number and density, vacancy, scale, 
ease of access and ability to redevelop for employment uses.  Measured outputs that informed 
this analysis are provided below.   

Table 7: B1 Neighbourhood Centres - Number of Employees 
B1 Neighbourhood Centre Sum of Number of Employees 

Oatley, Mulga Rd B1 122.9 

Peakhurst, Forest Rd B1 94.5 

Lugarno, Chivers Hill B1 72.0 

Peakhurst, Ogilvy St B1 39.5 

Peakhurst, Park St B1 25.0 

Peakhurst Heights, Pindari Rd B1 18.2 

Hurstville, Gloucester Rd B1 17.0 

Lugarno, Lime Kiln Rd B1 17.0 

Peakhurst, Boundary Rd B1 15.0 

Beverly Hills, Stoney Creek Road B1 12.0 

Hurstville, Kimberley Rd B1 11.0 

Oatley, Landsdowne Pde B1 10.0 

Peakhurst, Lorraine St B1 6.0 

Peakhurst, Baumans Rd B1 5.7 

Riverwood, Broadarrow Rd B1 3.9 

Peakhurst, Isaac Rd B1 1.0 
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Grand Total 470.7 

Table 8 below identifies the number of employees by B2 Local centre where; Riverwood, Belmore 
Rd; Beverly Hills, King Georges Rd; and, Mortdale, Morts Rd support over 60% of the employment 
within the B2 Local Centre zoned land. 

Table 8 B2 Local Centres – Number of Employees 
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 271.0 

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  

Table 9 below identifies the employment density by B2 Neighbourhood centre where; Peakhurst, 
Isaac Rd; Hurstville, Kimberley Rd; Oatley, Mulga Rd; Peakhurst, Lorraine St; and, Oatley, 
Landsdowne Pde provide poor employment density. This observation is in consideration to what 
would be perceived as a reasonable employment density for this type of employment lands. 

Table 9: GFA per Employee by B1 Neighbourhood Centre Zoning 

B1 Neighbourhood Centre Sum of Number of Employees Sum of GFA 
Employment Density 
(GFA per employee) 

Peakhurst, Isaac Rd B1 1.0 233.0 233.0 

Hurstville, Kimberley Rd B1 11.0 1,981.0 180.1 

Peakhurst, Lorraine St B1 6.0 705.0 117.5 

Oatley, Landsdowne Pde B1 10.0 1,173.3 117.3 

Oatley, Mulga Rd B1 145.1 14,900.0 102.7 

Peakhurst, Baumans Rd B1 5.7 540.0 95.5 

Riverwood, Broadarrow Rd B1 3.9 344.0 88.2 

Peakhurst Heights, Pindari Rd B1 18.2 1,590.0 87.3 

Peakhurst, Forest Rd B1 94.5 6,611.8 70.0 

Peakhurst, Park St B1 25.0 1,698.0 67.9 

Lugarno, Lime Kiln Rd B1 17.0 1,088.0 64.0 

Hurstville, Gloucester Rd B1 17.0 1,000.7 58.9 

Peakhurst, Ogilvy St B1 39.5 2,104.0 53.3 

Lugarno, Chivers Hill B1 72.0 3,370.0 46.8 

Peakhurst, Boundary Rd B1 15.0 670.0 44.5 

Beverly Hills, Stoney Creek Road B1 12.0 487.0 40.6 

Grand Total                          492.9          38,495.7                            78.1  

Table 10 below identifies the employment density by B2 Local centre where Beverly Hills (The 
Kingsway) provides a poor employment density. This observation is in consideration to what would 
be perceived as a reasonable employment density for this type of employment lands, as well as 
comparing to the other centres. 

Table 10: GFA per Employee by B2 Local Centre Zoning 

B2 Local Centre Sum of Number of Employees Sum of GFA 
Employment Density 
(GFA per employee) 
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Beverly Hills (The Kingsway) B2 117.8 10,658.3 90.5 

Narwee, Broad Arrow Rd B2 50.5 3,431.0 67.9 

Kingsgrove, Kingsgrove Rd B2 276.5 18,470.1 66.8 

Penshurst, Penshurst St B2 238.2 15,295.0 64.2 

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

Penshurst, Forest Rd B2 61.5 3,485.0 56.6 

Hurstville, East Forest Rd B2 271.0 13,744.0 50.7 

Riverwood, Belmore Rd B2 636.3 30,676.0 48.2 

Mortdale, Morts Rd B2 424.7 19,325.0 45.5 

Grand Total 2,576.9 144,313.4 56.0 

Table 11 below identifies the vacancy by B1 Neighbourhood centre where; Peakhurst Heights, 
Pindari Rd; Hurstville, Kimberley Rd; Peakhurst, Lorraine St; and, Peakhurst, Boundary Rd have 
a high level of vacancy. 

Table 11: Vacancy B1 Neighbourhood Centre Zoning 

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, Landsdowne 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% 

Table 12 below identifies the vacancy by B2 Local centre where; Hurstville, East Forest Rd; 
Narwee, Broad Arrow Rd; and, Beverly Hills, King Georges Rd have a high level of vacancy.  

Table 12: Vacancy B2 Local Centre Zoning 

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% 
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1.7.10 Feasibility Analysis  

Feasibility analysis was undertaken on the following two scenarios. 

Scenario 1 – Narwee, Broadarrow Road 

Scenario 2 – Beverly Hills, King Georges Road 

For both these locations the following was tested. 

 A development with a 1,500 sqm supermarket and 300 sqm of support retail, with current 
car parking controls for all uses 

 A development with a 1,500 sqm supermarket and 300 sqm support retail, with lower car 
parking controls for the supermarket use 

 A development with ground floor retail at 0.3:1  

All scenarios tested identified a greater development yield was required to enable development, 
than is currently available, with the current car parking controls and requirement for supermarket 
requiring significant higher development yield.  

Narwee, Broadarrow Road Range in FSR  

Development with a 1,500 sqm supermarket and support retail, with 
current car parking controls for all uses 

4.0:1 to 4.2:1 

A development with a 1,500 sqm supermarket and support retail, with 
lower car parking controls for the supermarket use 

2.6:1 to 3.5:1 

A development with ground floor retail at 0.3:1 2.5:1 to 2.6:1 

Current FSR 1.5:1 

Beverly Hills, King Georges Road Range in FSR  

Development with a 1,500 sqm supermarket and support retail, with 
current car parking controls for all uses 

3.8.0:1 to 4.0:1 

A development with a 1,500 sqm supermarket and support retail, with 
lower car parking controls for the supermarket use 

2.4:1 to 3.3:1 

A development with ground floor retail at 0.3:1 2.2:1 to 2.6:1 

Current FSR 1.5:1 

1.7.11 Opportunities  

Common Opportunities  

As identified, the two common barriers across the commercial centres include; the restrictive car 
parking requirement and the minimum non-residential floor space allocation. As such, a potential 
opportunity arises by means of reducing these controls. If these controls are reduced, at least to 
comparative rates as the surrounding LGA’s, it will significantly increase the redevelopment 
potential of these centres. 

B1 Neighbourhood Centre Opportunities 

The general opportunity identified across all B1 Neighbourhood Centres is an increase of 
permitted maximum height of building but maintaining the current maximum FSR control of 1.5:1. 
Consideration should also be given to the inclusion of “shops” as a land use permitted with consent 
in the B1 Neighbourhood centre zone to broaden the range of retail land uses that can be 
accommodated in these small centres without having to be constrained by the “neighbourhood 
shop” restriction of 100sqm. Specific opportunities available for consideration in the B1 
Neighbourhood Centre zoned areas include: 

 Oatley West, Mulga Road; specific opportunity to consider rezoning this locality to a B2 Local 
Centre. The B2 local Centre zone recognises the areas proximity to heavy rail and its size 
compared to other B1 Neighbourhood Centre zones as well as consistency with the B2 Local 
centre zone on the former Kogarah LGA. 

 Peakhurst; specific opportunity to expand the B1 over a lot that currently is subject to a split 
zoning (B1 Neighbourhood Centre and IN2 Light Industrial). The opportunity is to remove 
the split zone application to the land. If a planning proposal is pursued to implement this 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 17 
March 2017 

change, consideration should be given to the potential need and ability to manage potential 
land use conflicts between uses permitted in the IN2 Light Industrial zone and the B1 
Neighbourhood Centre zone. 

B2 Local Centre Opportunities 

The general opportunity identified across all B2 Local Centres is an increase of permitted 
maximum height and FSR rates. As discussed previously in this report, while a number of these 
centres are effective in servicing the local area, their accessibility through, either or both, rail 
infrastructure and major road networks should be better leveraged. A number of centres have 
aging improvements and the current planning controls are providing an impediment to 
redevelopment. A more specific opportunity also exists for consideration of Hurstville East, Forest 
Road to be rezoned to a B4 Mixed Use Zoning.  

1.7.12 Planning Recommendations for Commercial Lands 

The following recommendations are made for the former Hurstville Commercial lands. As part of 
the planning proposal stage implementing the recommendations, it is considered necessary that 
urban design testing occurs to identify the potential for changes in height and floor space ratio 
controls. This would be in conjunction with other testing such as traffic and transport 
considerations on capacity to accommodate the development that could be anticipated by the 
revised controls. 

Table 13: Recommendations for B1 Neighbourhood Centres 

B1 Neighbourhood Centre Current Recommendations 

Beverly Hills, Stoney Creek Rd Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Hurstville, Gloucester Rd Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Hurstville, Kimberley Rd Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Lugarno, Chivers Hill Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Lugarno, Lime Kiln Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Oatley, Lansdowne Parade Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Oatley West, Mulga Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: B2 

Peakhurst, Baumans Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Boundary Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Forest Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Extending B1 to 705 Forest Road 

Peakhurst, Isaac Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Lorraine Street Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 
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Peakhurst, Ogilvy Street Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Park street Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst Heights, Pindari 

Road 

Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Riverwood, Broadarrow Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

 

Table 14: Recommendations for B2 Local Centres 

B2 Local Centres Current Recommendations 

Beverly Hills, King Georges 

Road 

 

Zone: B2 

FSR:  1.5:1 to 

2.0:1 

Height: 9 to 15 m 

Zone: Remain As Is 

Beverly Hills, The Kingsway Zone: B2 

FSR:  1.5:1  

Height: 9 m 

Zone: Remain As Is 

Hurstville, East Forest Road  

 

Zone: B2 

FSR:  1:5:1 

Height: 9 m 

Zone: B2 and B4  

Kingsgrove, Kingsgrove Road Zone: B2 

FSR:  1.5:1 

Height: Nil  

Zone: Remain As Is 

Mortdale, Morts Road Zone: B2 

FSR:  1.5:1 

Height: Nil 

Zone: Remain As Is 

Narwee, Broadarrow Road 

 

Zone: B2 

FSR:  1.5:1 

Height: Nil 

Zone: Remain As Is 

Penshurst, Penshurst Street Zone: B2 

FSR: 2.0:1 to 

2.5:1  

Height: 15-19 m 

Zone: Remain As Is 

Penshurst, Forest Road 

 

Zone: B2 

FSR:  1.5:1 

Height: 9 m 

Zone: Remain As Is 

Riverwood, Belmore Road Zone: B2 

FSR:  2.0:1 to 

3.0:1 

Height: 18 to 28m 

Zone: Remain As Is 

PART D – CONCLUSIONS AND NEXT STEPS  

1.7.13 Conclusions and Next Steps 

As discussed within Section 3, with a number of risks associated to the other employment 
contributors (Hurstville City Centre and Dispersed employment) the employment lands of Georges 
River LGA will have an increased level of importance. As identified, employment targets have 
become a heightened focus in recent years at a state level, which it can be assumed will flow into 
the targets set at a subregional level and ultimately at a local government level. This will have a 
particular focus on areas which have benefitted from new and historic infrastructure investment, 
such as Georges River LGA.  
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As such, we have had consideration to the analysis undertaken above and provided a number of 
recommendations for potential revisions or refinements to the planning controls related to B1 
Neighbourhood and B2 Local Centres, as well as IN2 Light Industrial areas which will help drive 
and accommodate this growth in employment. 

The recommendations and suggested revisions to the planning framework can be implemented 
as either stand-alone planning proposals initiated by land owners or through a planning process 
managed by Council. The implementation of any of the recommendations could be staged to for 
instance implement the recommendations relating to the light industrial lands, followed by staged 
implementation of the B1 and B2 centres revisions. Due to the need for additional supporting 
studies to be implemented, particularly in relation to the B2 Local Centres on urban design testing, 
it would be prudent to consider staging any work program to allow for meaningful community and 
stakeholder engagement. 

Further, consideration should be given to the opportunity to fund the necessarily required 
infrastructure of these changing centres through a ‘value capture’ mechanism. 

It is therefore anticipated that future planning proposals will be supported by traffic and urban 
design assessments, as well as, ‘value capture’ studies. The instances were industrial land is 
proposed to be rezoned to residential uses will also require appropriate assessment as required 
by SEPP 55 – Remediation of Land that the land is suitable or able to be made suitable for 
residential uses. 
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Part A - BACKGROUND AND ANALYSIS FOR ALL EMPLOYMENT LANDS 
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2 Introduction 

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

As outlined in the Stage 1 Background Report, 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. 

 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. 

 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.  

 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 as well as the proximity to Sydney’s Kingsford Smith 
Airport. 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 the LGA 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.  

 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. 

 The former Hurstville 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. 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. 

2.2 Review of Background Material 

The Stage 1 Background Report provides a review of previous studies and material on the 
employment lands.  Key findings from Stage 1 include:  

 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.  
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2.3 Opportunities by Land Use 

Provided below is the high level observations relating to opportunities by land uses from the Stage 
1 Background Report. In providing this, we note our definition of land use reflects the property 
markets definition of the uses and therefore there may be instances where this differs from the 
land use definitions within the Local Environmental Plan’s Standard Instrument. 

2.3.1 Office Uses 

Office uses broadly fits into three categories; (a) investment grade office assets, (b) office uses 
that support another primary land use and (c) support office uses1. 

JLL’s discussion of office uses in the B1 Neighbourhood and B2 Local Centre zones generally 
relates to the third category above and within IN2 Light Industrial our discussion relates primarily 
to the second category. JLL’s broad observation is that, 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 areas 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.  

Although within our analysis we identified limited demand for additional traditional industrial uses 
within the IN2 Light Industrial areas of Georges River, resulting from manufacturing declining and 
logistics relocating to north-western and south-western Sydney, there may be some opportunity 
for the development of more serviced based industrial uses with a higher proportion of office within 
the key employment centres of Peakhurst and Kingsgrove.  

This has been explored in greater detail within this 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. 

2.3.2 Retail Uses 

JLL considers the key driver for additional retail floor space within the former Hurstville LGA will 
be the growth in the residential population particularly within the Hurstville Centre. JLL’s broad 
observation is that adequate amounts of retail space exist within the B1 Neighbourhood Centre 
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. 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. 

Greater flexibility provided by including “shops” as a permitted land use will assist in ensuring the 
desirable ground floor activation in these small centres and assist in providing a broader range of 
business uses to service the communities these centres serve. 

The B2 Local centre zones are structured such that “commercial premises” are permitted and 
being a group term under the LEP definitions includes a permitted land use retail premises. 
Therefore a supermarket as a “shop” are already permitted in the B2 Local Centre zone and no 
land use amendments are required. 

From an amenity perspective, we consider 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. 

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 being able to meet the demand for new supermarkets 

                                                           
1 See Stage 1 Background report for definition of these categories. 
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due to fragmented ownership. 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. 

2.3.3 Industrial Uses 

While some potential for office uses within industrial is discussed above, in terms of the drivers 
for what could be considered traditional industrial, it seems limited. 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. 

Key requirements discussed in the report that impact the demand for additional industrial uses 
includes: clustering, car parking, floor plates, access and compatible uses. 

2.4 Map of the Study Area Employment Lands 

 

Figure 2 overleaf maps each of the individual employment lands that form part of this study.  Employment Precincts 
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Kingsway 

2. Hurstville, Gloucester 
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Kingsgrove Road 
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Figure 2: Employment Precincts 

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

The purpose of this section is to discuss the employment targets for the former Hurstville LGA 
employment lands and advise whether they are achievable under the existing planning controls. 
This section will also report the work done by the SGS study on the former Kogarah LGA 
employment targets. 

3.1 Former Hurstville LGA Employment Targets 

As at the point in time of our analysis (early 2016), the former Hurstville LGA employment targets 
had not yet been set and the work on the subregional employment targets was underway. As 
such, for the purpose of this report we have provided some highly indicative employment targets 
based on the Bureau of Transport Statistics (BTS) current employment (as at 2011), their 
projections to 2041, as well as our employment lands survey (2014). Table 15 below identifies the 
current employment within the LGA as well as the indicative future employment. 

Table 15: Employment Targets – Hurstville LGA 

      

Current Employment (Hurstville LGA)     

Hurstville City Centre  8,000 jobs (BTS 2011)   32% 

Employment Lands B1, B2, IN2   7,076 jobs (JLL Survey 2014)   28% 

Non Centre / Dispersed 9,924 jobs (BTS 2011)   40% 

Total LGA 25,000 jobs (BTS 2011) 100% 

Future Employment (2041) (Hurstville LGA)     

Hurstville City Centre 10,500 jobs (BTS)  33% 

Employment Lands B1, B2, IN2   8,949 jobs  30% 

Non Centre / Dispersed  12,551 jobs 37% 

Total LGA 32,000 jobs (BTS) 100% 

Source: JLL and BTS 

As seen above, the BTS, at 2011, estimates the Hurstville City Centre had approximately 8,000 
jobs, making up 32% of Hurstville LGA’s total jobs of 25,000. This meaning 68% of employment 
within the LGA was found within the other Employment Lands as well as, dispersed jobs2. Utilising 
the results of our Land Use Survey we assessed the proportion associated to the Employment 
Lands as 28%. 

The City Centre is projected by the BTS to reach a job level of 10,500 (i.e. a growth of 2,500) by 
2041 making up approximately 33% of the total projected jobs within the LGA, being 32,000. This 
will thus require a growth of 4,500 jobs within the combination of other Employment areas and 
dispersed jobs, to 21,500. Utilising the existing proportion of jobs within the Employment Lands 
and the dispersed category (being 42% and 58% respectively), we see that the required 
employment to be generated in the B1, B2 and IN2 zoned land is circa 1,900. 

However, we acknowledge that risks exist with this projected employment. As dispersed 
employment is a function of population numbers, the proportion in this category is likely to fall 
behind the job creation expected by employment areas, as the former Hurstville LGA’s anticipated 
population growth is expected to be moderate (growth of 1.2% per annum, compared to 1.6% 
across the Sydney Metropolitan area3).  

An additional risk, will be that the Hurstville City Centre will not reach its anticipated employment. 
The City Centre is identified as a District Centre in the latest Draft South District Plan, which 
suggests to a degree, growth to be focussed within the centre. However, it is the view of the project 
team that the greater growth in employment will not be distributed across all Strategic / District 
Centres and will instead primarily focus within the Centres already recognised as commercial 
employment hubs (e.g. Macquarie Park, Rhodes and Sydney Olympic Park). 

                                                           
2 Dispersed employment refers to occupations that aren’t necessarily required within employment land. Examples 
include; school teachers and tradespeople. 
3 NSW Department of Planning and Environment. 
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As a result, we are of the view that the employment target for the employment lands (B1, B2 and 
IN2 zoned land) should have a higher target in order to provide a buffer for risks identified and 
future proofs the local area. For these reasons we believe a target of around 12,000 jobs should 
be adopted by Council for the employment lands. This significant increase in employment can 
only be achieved through a number of adopted initiatives and planning changes. These have been 
originally expressed and described in our Stage 1 Report and have been further explored and 
tested within this report. 

A number of the points raised above are still to be finalised. We consider it a likely outcome, that 
as a result of a heightened focus on employment targets at a state level, a number of LGA’s will 
be expected to produce significant employment growth, particularly where historic investment in 
the region i.e. through rail and road infrastructure, has occurred. Hurstville, as a historic 
beneficiary of this infrastructure will be expected to produce, at least, what would be considered 
its “fair share” to employment targets. 

3.2 Former Kogarah LGA Employment Targets – SGS Study 

The SGS study provided the following finding within their report: 

Kogarah LGA is forecast to meet its Subregional employment capacity target 

According to the BTS Employment Forecasts, Kogarah LGA’s employment will increase by a total 
of 5,747 jobs from 2006 to 2031 and 5,588 jobs from 2011 to 2036. The projected employment 
level by 2031 is above the additional employment capacity target of 4,000 jobs to 2031 indicated 
for the LGA in the draft South Subregional Strategy. 
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4 Tools that Support Employment Land Uses 

4.1 Objective of Employment Land Uses 

The project team have had reference to the current objectives of the B1 Neighbourhood Centre, 
B2 Local Centre and IN2 Light Industrial areas as identified in the Hurstville LEP 2012, as well as 
the IN2 Light Industrial areas as identified in the Kogarah LEP 2012. These are: 

B1 Neighbourhood Centre – Hurstville LEP 2012 

 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. 

B2 Local Centre – Hurstville LEP 2012 

 To provide a range of retail, business, entertainment and community uses that serve the 
needs of people who live in, work in and visit the local area. 

 To encourage employment opportunities in accessible locations. 

 To maximise public transport patronage and encourage walking and cycling. 

 To maintain a commercial and retail focus for larger scale commercial centres. 

IN2 Light Industrial – Hurstville LEP 2012  

 To provide a wide range of light industrial, warehouse and related land uses. 

 To encourage employment opportunities and to support the viability of centres. 

 To minimise any adverse effect of industry on other land uses. 

 To enable other land uses that provide facilities or services to meet the day to day needs of 
workers in the area. 

 To support and protect industrial land for industrial uses. 

 To enable industrial development which does not pollute or adversely affect adjoining land, 
air or water. 

 To ensure industrial development creates areas that are pleasant to work in, safe and 
efficient in terms of transportation, land utilisation and service distribution. 

IN2 Light Industrial – Kogarah LEP 2012  

 To provide a wide range of light industrial, warehouse and related land uses. 

 To encourage employment opportunities and to support the viability of centres. 

 To minimise any adverse effect of industry on other land uses. 

 To enable other land uses that provide facilities or services to meet the day to day needs of 
workers in the area. 

 To support and protect industrial land for industrial uses. 

 To support and encourage a range of local services that provide for the needs of the local 
community. 

4.2 Tools and Mechanisms 

Upon review of the objectives as outlined above the intent is clearly to support and encourage 
employment uses. The project team has listed below a number of tools and mechanisms that can 
be utilised by local council’s in achieving their objectives. This list is not intended to be exhaustive, 
nor do we consider all of the items applicable or appropriate to Georges River Council: 

Land Use Planning Controls and Incentives 

 Variation of Floor Space Ratio (FSR). 

 Variation in height limits. 
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 Flexibility in the requirements for ground floor employment uses. 

 Provide amalgamation incentives. 

 Provision for greater residential yield which (a) increases the resident population and (b) can 
assist in making viable employment based land uses. 

 Provision of flexibility in planning controls to enable businesses the opportunity to be 
accommodated in the employment lands. 

 Implementation of alternate land use zones (i.e. B7 Business Park in appropriate instances) 

 Provision of flexibility in car parking controls. 

 Provision of additional complying development controls to fast track development 
applications. 

Self-Promotion and Economic Development 

 Economic development resources to promote the location. May include providing resources 
that can assist business with developing strategies as well as cross selling local services. 

 Self-promotion via various avenues such as advertising. 

 Working collaboratively with real estate agents to ensure potential occupiers are presented 
with all available local area options. 

 Collaborate with surrounding the local government areas to promote the broader area. 

 Provision of incubator spaces for companies to develop. 

Attract Government Employment to the Location  

 Promote re-location (maintain) of State or Federal Government employers. 

Provision of Parking  

 Consider the development of multi deck car parks that allow easier access to the centres of 
employment e.g. Parramatta City Centre, Cabramatta. Initially, undertake financial analysis 
on the costs and potential revenues. 

Influence Planning, Transport and Social Infrastructure  

 Influence NSW Planning and Environment to provide increased exposure for the location. 

 Promote and influence the development of: 

o Transport infrastructure (road, rail, light rail, rapid bus etc.) e.g. Parramatta Council role 
in influencing the Western Sydney Light Rail. 

o Social infrastructure such as schools / higher education / hospitals. 

Financial Incentives  

 Council rate abatement / rate holidays etc. 

 Financial contribution to incentivise relocation. 

 Provide Council owned land for free / discounted for users that provide greater economic 
benefits. 

 Provide incentives for incubator industries. 

Place making 

 Ensure the area has vibrancy and is a destination.  Ensure area is perceived as being safe 
and welcoming. Promote a ‘café culture’ that people want to live and work in. 

Clustering 

 Provide an understanding of the business community. Utilise the JLL land use survey, as 
well as other sources, to provide a better understanding of the business community. 

 Promote clustering of like businesses. 
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4.3 Recommended Approach 

While the focus of this study is to make recommendations on appropriate planning controls, 
consideration should be given to the full range of tools available to Council in achieving the 
objectives of its employment lands. 
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5 Feasibility Methodology & Common Inputs 

We have provided within the appendices our feasibility methodology and common inputs. The 
purpose of the section is to provide the reader an understanding of the process which has been 
undertaken in performing the feasibility analysis for the various scenarios. Additionally the section 
provides an explanation of the inputs required and the resulting outputs of the financial analysis. 
The outputs of these scenarios are then provided in Section 7 (Industrial) and Section 12 
(Commercial) of this report. This, ultimately, enabling the reader to have an understanding of the 
market feasibility of a range of scenarios – inclusive of scenarios with explicit changes to existing 
planning controls. 

We reiterate the key limitation of this study, as outlined in Section 1.5 relates to the timing of our 
analysis. Our feasibility analysis was undertaken in late 2014 / early 2015 and therefore we identify 
the potential for variance, particularly in the market evidence and construction input to our 
feasibility analysis. 
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Part B – INDUSTRIAL LANDS STRATEGY 
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6 Effectiveness of Planning Controls 

The objective of this section is to define and measure the ‘effectiveness’ of the IN2 Light Industrial 
zoned areas. 

6.1 Current Planning Standards 

The purpose of this section is to provide an understanding of the most pertinent planning controls 

and their impact on the employment lands; specifically land zoned IN2 Light Industrial. In terms of 

planning controls, these employment lands are subject to the Hurstville LEP 2012 (HLEP), the 

Hurstville DCP No. 1 – LGA Wide DCP, Kogarah LEP 2012 and the Kogarah DCP 2013. These 

planning instruments impose a number of controls and restrictions, with the most important 

summarised below, including; height limits, FSR controls, permissible uses, parking provision, as 

well as land zoning specific guidelines such as specific controls for the light industrial areas. 

6.1.1 Height and FSR Controls – HLEP 2012/KDCP 2013: Floor Space Ratio and Height of 

Building 

The IN2 Light Industrial zoned areas are made up of occupiers that primarily serve the local 

southern Sydney market, as well as those that desire accommodation in close proximity to the 

Kingsford-Smith Airport and/or Port Botany. These areas are predominantly well serviced by major 

arterial road networks. As seen below, these areas are subject to a maximum FSR of 1:1 and a 

maximum height of buildings control of 10m.  

Table 16: IN2 Light Industrial Areas – Current FSR and Height Controls 

IN2 Light Industrial Areas FSR Height 

Beverly Hills, Penshurst Street 1.0:1  10 m 

Hurstville Industrial 1.0:1  10 m 

Kingsgrove Industrial 1.0:1  10 m 

Peakhurst Industrial 1.0:1  10 m 

Penshurst, Forest Rd 1.0:1  10 m 

Penshurst, Penshurst Lane 1.0:1  10 m 

Blakehurst Industrial 1.0:1  10 m 

Carlton Industrial 1.0:1  10 m 

South Hurstville Industrial 1.0:1  10 m 

Source: Hurstville Local Environmental Plan 2012 and Kogarah Development Control Plan 2013 

6.1.2 Permissible Uses – HLEP/KLEP 2012: Land Use Table 

The tables below from the HLEP 2012 and KLEP 2012 identifies the uses which are currently 

permitted without or with consent, as well as the uses prohibited within the IN2 Light Industrial 

zoned areas. 

Table 17: IN2 Light Industrial Areas – Permissible Uses (Hurstville LEP 2012) 

Item 2 – Permitted 

without Consent 

Item 3 – Permitted with Consent Item 4 – Prohibited 

Home occupations Depots; Garden centres; Hardware 

and building supplies; Industrial 

training facilities; Kiosks; 

Landscaping material supplies; 

Light industries; Neighbourhood 

shops; Plant nurseries; Roads; 

Take away food and drink premises; 

Timber yards; Vehicle sales or hire 

premises; Warehouse or distribution 

centres; Water recycling facilities; 

Any other development not 

specified in item 2 or 4 

Agriculture; Air transport facilities; Airstrips; Amusement 

centres; Biosolids treatment facilities; Boat launching 

ramps; Boat sheds; Camping grounds; Caravan parks; 

Cemeteries; Charter and tourism boating facilities; Child 

care centres; Commercial premises; Community facilities; 

Correctional centres; Crematoria; Eco-tourist facilities; 

Educational establishments; Entertainment facilities; 

Environmental facilities; Exhibition homes; Exhibition 

villages; Extractive industries; Farm buildings; Forestry; 

Function centres; Health services facilities; Heavy industrial 

storage establishments; Helipads; Highway service centres; 

Home occupations (sex services); Information and 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 33 
March 2017 

education facilities; Industries; Jetties; Marinas; Mooring 

pens; Moorings; Mortuaries; Open cut mining; Passenger 

transport facilities; Public administration buildings; 

Recreation areas; Recreation facilities (major); Recreation 

facilities (outdoor); Registered clubs; Research stations; 

Residential accommodation; Respite day care centres; 

Rural industries; Sewage treatment plants; Tourist and 

visitor accommodation; Water recreation structures; Water 

supply systems; Wholesale supplies 

Source: Hurstville Local Environmental Plan 2012 

Table 18: IN2 Light Industrial Areas – Permissible Uses (Kogarah LEP 2012) 

Item 2 – Permitted 

without Consent 

Item 3 – Permitted with Consent Item 4 – Prohibited 

Nil Depots; Garden centres; Hardware 

and building supplies; Industrial 

training facilities; Light industries; 

Neighbourhood shops; Places of 

public worship; Roads; Warehouse 

or distribution centres; Any other 

development not specified in item 2 

or 4 

Amusement centres; Child care centres; Eco-tourist 

facilities; Educational establishments; Electricity generating 

works; Function centres; General industries; Heavy 

industrial storage establishments; Heavy industries; Home-

based child care; Home businesses; Home occupations; 

Home occupations (sex services); Hospitals; Kiosks; Pubs; 

Residential accommodation; Respite day care centres; 

Shops; Tourist and visitor accommodation 

Source: Kogarah Local Environmental Plan 2012 

6.1.3 Industrial Retail Outlets – HLEP / KLEP 2012: Clause 5.4(4) 

In regards to the former Hurstville LGA, the clause states:  

If development for the purposes of an industrial retail outlet is permitted under this Plan, the retail 

floor area must not exceed: 

a) 20% of the gross floor area of the industry or rural industry located on the same land 

as the retail outlet, or 

b) 400 square metres, 

whichever is the lesser. 

In regards to the former Kogarah LGA, the clause states:  

If development for the purposes of an industrial retail outlet is permitted under this Plan, the retail 

floor area must not exceed: 

(a)  10% of the gross floor area of the industry or rural industry located on the same land 

as the retail outlet, or 

(b)  100 square metres, 

whichever is the lesser. 

This is a compulsory standard LEP provision providing the opportunity for industrial land uses to 

directly sell their products subject to strict compliance with the floor space limitations. 

6.1.4 Car Parking – Hurstville DCP No. 1 – LGA Wide and Kogarah DCP 2013 

Under Section 3.1.4.1 of Hurstville DCP No. 1, the table provides a number of land uses and the 
parking spaces required for each for the former Hurstville LGA. For the purpose of this study the 
most common/relevant for the IN2 Light Industrial areas have been summarised in the table below. 

Table 19: Car Parking by Use – Former Hurstville LGA 

Development (use) Parking Spaces Required (on site) 

Automotive Uses/Panel beaters 6 spaces per work bay (stacked parking acceptable) 

Bulky Goods Retail Store 1 space per 50m2 GLFA 

Business Premises 1 space per 50m2 GLFA 

Car Tyre Retail Outlet Greater of 3 spaces per 100m2 GFA or 3 spaces per work 
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bay 

Light Industry (Office Area) 1 space per 40m2 GFA 

Light Industry (Manufacturing - factory) 1 space per 100m2 GFA 

Light Industry (Warehouse – storage) 1 space per 300m2 GFA 

Source: Hurstville DCP No. 1 – LGA Wide DCP 

Under Section B4 of Kogarah DCP, the table provides a number of land uses and the parking 
spaces required for each for the former Kogarah LGA. For the purpose of this study the most 
common/relevant for the IN2 Light Industrial areas have been summarised in the table below. 

Table 20: Car Parking by Use – Former Kogarah LGA 

Development (use) Parking Spaces Required (on site) 

Office/commercial (outside of the 

Centres) 

1 space per 40m2 GFA 

Vehicle body repair workshop 1 space per 25m2 GFA 

Vehicle sales or hire premises 1.5 spaces per 200m2 site area, plus  

5 spaces/service bay, plus  

1 space per 25m2 of floor area for the sale of accessories 

Warehouse or distribution 

centre 

1 space per 100m2 GFA 

Industry 1 space per 40m2 GFA for the office component, plus 

1 space per 70m2 GFA for the industrial/factory component 

Source: Kogarah Development Control Plan 2013 

6.1.5 Land Use Specific Control – Hurstville DCP No. 1: Section 5.3 

Section 5.3 of the DCP No. 1 contains some specific controls relating to land zoned IN2 Light 

Industrial for the former Hurstville LGA lands. Of most interest under this section is Section 5.3.2.3: 

Site Area/Subdivision which specifies the minimum site area, including access corridors, and 

minimum street frontage (width) for subdivision of light industrial land. These minimums can be 

seen in the table below. 

Table 21: Site Area/Subdivision Minimums 

Minimum Site Area (sqm) Minimum Frontage (m) 

650 15 

>6,000 25 

Source: Hurstville DCP No. 1 – LGA Wide DCP 

6.2 Occupier Feedback 

The project team undertook interviews of owners / occupiers ‘in the field’ when doing the land use 

survey but also contacted a selection of owners / developers and occupiers. Of relevance were 

observations regarding the availability of larger tenancies for land uses that would be categorised 

as ‘high technology industry” which utilises larger floor areas and requires warehouse style loading 

facilities. This form of employment space was identified as being particularly suited to the Georges 

River LGA due to the relative proximity of the area to the major road transport links proving access 

to the Sydney CBD, Sydney airport, Port Botany and south western Sydney. 

6.3 Barriers to Redevelopment – Concerns with Current Standard 

The purpose of this section is to review both the current standards and occupier feedback, 
provided above, and identify the potential barriers to redevelopment i.e. the concerns with the 
current standards.  

The number of obstacles for redevelopment which are related to planning controls is limited in the 
IN2 Light Industrial areas. One potential obstacle is the building height limit of 10m. In 
contemporary standards, this is low particularly in relation to high clearance warehouse space and 
providing maximum flexibility for redevelopment and the ability to achieve the permitted FSR of 
1:1 on sites that otherwise would not achieve the full FSR potential. 
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Another, broader, issue with the redevelopment of the light industrial areas is the highly 
fragmented land ownership. The former Hurstville LGA current minimum lot size for subdivision at 
600sqm only provides assistance to the furthering of the fragmentation of the industrial areas. 

The land use provisions of the zone permit a broad range of light industrial, warehouse and 
supporting related land uses which are considered to be appropriate and support the service 
employment role of the industrial lands. However, the observation from occupiers that a lack of 
higher technology industry tenancies exist potentially reveals a change of zoning of some 
industrial lands may be justified. 

6.4 Defining Effectiveness of Industrial Areas 

To define effectiveness the project team has had reference to the objectives of the zone and 
therefore the measure of effectiveness is the degree that the location meets these objectives. 

IN2 Light Industrial Zone Objectives – Hurstville LEP 2012  

 To provide a wide range of light industrial, warehouse and related land uses. 

 To encourage employment opportunities and to support the viability of centres. 

 To minimise any adverse effect of industry on other land uses. 

 To enable other land uses that provide facilities or services to meet the day to day needs of 
workers in the area. 

 To support and protect industrial land for industrial uses. 

 To enable industrial development which does not pollute or adversely affect adjoining land, 
air or water. 

 To ensure industrial development creates areas that are pleasant to work in, safe and 
efficient in terms of transportation, land utilisation and service distribution. 

IN2 Light Industrial Zone Objectives – Kogarah LEP 2012  

 To provide a wide range of light industrial, warehouse and related land uses. 

 To encourage employment opportunities and to support the viability of centres. 

 To minimise any adverse effect of industry on other land uses. 

 To enable other land uses that provide facilities or services to meet the day to day needs of 
workers in the area. 

 To support and protect industrial land for industrial uses. 

 To support and encourage a range of local services that provide for the needs of the local 
community. 

The project team considers valid measures of defining the effectiveness of industrial areas at any 
given location include: 

Employment number and density 

This refers to the number of employees and the density of employment within an industrial area. 
The success of this measure depends largely on the size of the area, where larger areas are 
expected to have a higher level of employment and smaller areas are expected to have 
proportionally less employees – reflected in most part by the employment density. 

Vacancy 

This refers to the vacancy rate of GFA within an industrial area. The success of this measure, also 
depends largely on the size of the area, where larger areas are expected to maintain some level 
of equilibrium vacancy, whereas smaller industrial areas should have little to no vacancy. 

Scale 

This measure relates to the ability of an industrial area to support clustering of similar uses and 
support services. This primarily relates to the size of the area. 
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Ease of access 

This measure relates to the accessibility of the area, however, more specifically for industrial uses 
i.e. if the area is accessible by major arterial roads with decent levels of parking it would be 
considered “good” or “fair” ease of access, but if the area itself is located within a predominantly 
residential and/or commercial precinct with narrow streets for access it would be considered 
“poor”.  

Ability to redevelop for employment uses 

This measure relates to the ability of the industrial area to be redeveloped or revitalised for 
employment uses. This can refer to either its current industrial use or a more employment 
intensive use. Areas may be considered; good (with potential), fair (with some challenges), limited 
(remain as is) and poor (currently struggling and unable to redevelopment for employment uses). 

6.5 Measuring Effectiveness  

The land use survey undertaken by JLL for the former Hurstville (in late 2014) and Kogarah 

(October 2016) provides the following employment levels for each of the individual IN2 Light 

Industrial areas. 

6.5.1 Industrial Area Wide Observations 

Table 22 below identifies the number of employees by industrial area where Peakhurst and 

Kingsgrove are critical areas supporting over 80% of the employment within IN2 Light Industrial 

lands in Georges River LGA. 

Table 22: Industrial Areas - Number of Employees 

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  

Table 23 below identifies the employment density by area where Hurstville Industrial; Penshurst 
Industrial, Penshurst Ln; and Kingsgrove Industrial provide poor employment density. For 
reference, we note that the average employment density for industrial zoned land within the 
Parramatta LGA is 120 sqm of GFA per employee. 

Table 23: GFA per Employee by Industrial Area 

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  
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Grand Total                        4,768.9          716,079.8                          150.2  

Parramatta Industrial Land Comparison   120.0 

Table 24 below identifies the vacancy by area where the Penshurst Industrial, Penshurst Ln location 

has a very high rate of vacancy, albeit off a small total GFA. 

Table 24: Vacancy by Industrial Area 

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% 

6.5.2 Specific Industrial Area Observations 

The project team, within our Stage 1 Report, have undertaken extensive analysis and have 

reviewed each of the industrial areas within the Georges River LGA. This review included; a 

description of the area, a summary of the planning controls, a snapshot of employment (compared 

to other industrial areas and all employment lands more broadly), identified a number of top 

employers in the area, as well as performed a SWOT and an assessment of demand for current 

and potential land uses. As such, for further context and justification of the comments below, this 

section should be read in conjunction with Section 5.3 & 5.7 of the Stage 1 Report. 

Based on the analysis undertaken in the Stage 1 report and the definition of effectiveness 

discussed above, the project team make the following observations regarding the individual 

industrial areas. The observations from this, in conjunction with the Stage 1 Report, have helped 

inform the feasibility testing we have undertaken (seen in Section 7). 

Beverly Hills, Penshurst Street 

Measure Observation 

Employment # and density 
Low employment number, employment density is artificially high due to low building 

efficiency (0.52:1) 

Vacancy Low, however, influenced by the low intensity of improvements on the site 

Scale No scale to support clustering 

Ease of access Poor 

Ability to redevelop for employment 

uses 
Poor 

General observation (effectiveness) 
As can be derived from above, the area is incompatible with current zoning and as 

such is not considered an effective industrial area. 

 

Hurstville Industrial 

Measure Observation 

Employment # and density Low employment number and low employment density 
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Vacancy High, considering its size 

Scale Large, supports clustering 

Ease of access Fair / Good 

Ability to redevelop for employment 

uses 
Good, large landholdings support redevelopment 

General observation (effectiveness) 

Site currently has poor employment with current uses including storage, as such, is 

not considered as an effective industrial location, however, potential exists for 

alternate employment uses.  

 

Kingsgrove Industrial 

Measure Observation 

Employment # and density High employment number however has relatively low employment density 

Vacancy Low, considering its size  

Scale Large, supports clustering 

Ease of access 
Relatively good, however, not for heavier industrial uses as B-doubles not permitted 

access into area.  

Ability to redevelop for employment 

uses 
Good, large landholdings support redevelopment 

General observation (effectiveness) 

Critically important industrial area due to its land size and employment number, 

however, should be provided with support for higher intensity uses such as office, 

which may accommodate higher technology uses.  Improved effectiveness may be 

achieved through pursuing higher levels of office to support the industrial uses. 

 

Peakhurst Industrial 

Measure Observation 

Employment # and density High employment with relatively high employment density 

Vacancy In line with expectations, considering its size 

Scale Large, supports clustering 

Ease of access Fair / good 

Ability to redevelop for employment 

uses 
Fair, topography and lot sizes provide challenges 

General observation (effectiveness) 
Critically important industrial area due to its land size and contribution to employment, 

some slight potential exists for redevelopment. 

 

Penshurst Industrial, Forest Rd 

Measure Observation 

Employment # and density Lower employment number, however, good employment density 

Vacancy No vacancy 

Scale Lacks scale, however given the local services it provides this may not be an issue 

Ease of access Fair / good 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 39 
March 2017 

Ability to redevelop for employment 

uses 
Limited, will likely continue to provide local services 

General observation (effectiveness) Well-functioning area, providing local services. 

 

Penshurst Industrial, Penshurst Lane 

Measure Observation 

Employment # and density Low employment number and employment density 

Vacancy High, considering its size 

Scale No scale to support clustering 

Ease of access Very poor 

Ability to redevelop for employment 

uses 
Poor 

General observation (effectiveness) 
Site incompatible with current zoning.  Is not considered to be an effective industrial 

location. 

 

Blakehurst Industrial 

Measure Observation 

Employment # and density Decent employment number with a very good employment density 

Vacancy No vacancy 

Scale Lacks scale  

Ease of access Fair 

Ability to redevelop for employment 

uses 
Fair 

General observation (effectiveness) 
Well-functioning area with current occupiers appearing relatively compatible with 

school and detached residential surrounding 

 

Carlton Industrial 

Measure Observation 

Employment # and density High employment number and good employment density 

Vacancy Low vacancy, considering its size  

Scale Large, supports clustering 

Ease of access Fair 

Ability to redevelop for employment 

uses 
Fair, with some topography challenges 

General observation (effectiveness) 
Very important industrial area due to its land size and contribution to employment, 

some slight potential exists for redevelopment. 
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South Hurstville Industrial 

Measure Observation 

Employment # and density Decent employment number with a very good employment density 

Vacancy No vacancy 

Scale Reasonable scale 

Ease of access Fair 

Ability to redevelop for employment 

uses 
Limited, majority has been relatively recently developed 

General observation (effectiveness) Well-functioning area, providing both local services and storage facilities 
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7 Feasibility Analysis 

The objective of this section is to undertake feasibility analysis that will help inform the 
opportunities and recommendations. While, the feasibility scenarios have been informed by the 
broader implications of the study, as described below, the feasibility analysis has focused entirely 
on financial feasibility and has had no consideration to non-financial factors. 

7.1 Methodology  

We have compared all alternative options using a Discounted Cashflow Model (DCF) which 
derives a Residual Land Value (RLV)4. In all cases we have assumed nil escalations and 100% 
debt financing of the development. We have also analysed the site using the ‘direct comparison’ 
method5. 

7.2 Scenarios 

In developing our scenarios, we have had reference to the extensive work undertaken in the Stage 
1 Report, in conjunction with the initial sections of this report, as well as through various 
consultations with Council staff as to what would be considered appropriate and testable from a 
feasibility analysis sense. The result is a focus on areas that we have initially identified as potential 
locations to rezone for another use. We have undertaken feasibilities on both an area to remain 
employment lands, as well as an area to potentially convert to another use. The scenarios are 
described below. 

 Beverly Hills, Penshurst Road being redeveloped as R2 low density residential 

 Kingsgrove industrial being developed with greater proportions of office space, in line with a 
B7 Business Park zoning 

7.3 Scenario 1 – Beverly Hills, Penshurst Street to R2 Low Density Residential 

7.3.1 Key Inputs  

We have utilised the following key inputs in our analysis.  Specifically we have focused our 
analysis on 169B Penshurst as it has low value in the existing improvements. 

 As is value – this site sold in September 2013 for $2.4m 

Feasibility Assumptions  

 Development timing – for the purpose of our assessment we have assumed that the 
development will have a 12 month planning and design stage with a 12 month development 
stage. 

 Gross realisations – adopted at between $800,000 to $1,000,000 inclusive of GST 

 Interest on development costs and holding charges has been assessed at a rate of 6.0% per 
annum inclusive of all costs. 

 Selling Expenses  - Selling expenses has been calculated to include agents commission & 
advertising/promotion and legal costs at 2.00% of gross realisation  

 Profit & Risk Allowance - We have defined ‘break even’ as a profit and risk at 20% 

 Rates and Taxes - We have assumed a total rate on an un-escalated basis over the life of 
the project. These charges are levied on a diminishing basis as strata units in the project are 
sold and settled. 

 Construction costs  - We have utilised construction costs estimates from the following 
sources being;  

o Reference to and adjustment of the construction costs provided by Rawlinsons 2015 

                                                           
4 The RLV method measures the price that a developer could afford to pay for the development site after making 
appropriate allowances for holding charges, development costs, transaction costs, etc. 
5 The Direct Comparison method compares the site to other development site sales. 
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o Reference to other quantity surveyor assessments for similar projects 

 Section 94 Contributions – in line with council requirements  

 Rates and Taxes - We have assumed costs inclusive of land tax, council rates and water 
rates will be payable over the life of the project. These charges are levied on a diminishing 
basis as the end product is sold and settled. 

7.3.2 Outcomes 

Our feasibility analysis indicates that a rezoning of the Beverly Hills, Penshurst Street area from 
IN2 Light Industrial to R2 Low Density Residential would be financially viable. As such, a rezoning 
of this industrial land to R2 Low Density Residential has no financial limitation. 

7.4 Scenario 2 – Kingsgrove to B7 Business Park 

7.4.1 Key Inputs  

We have utilised the following key inputs in our analysis.   

 As is value – a number of recent sales within Kingsgrove and beyond were analysed.  The 
values vary significantly based primarily on the value of the improvements 

Feasibility Assumptions  

 Development timing – for the purpose of our assessment we have assumed that the 
development will have a 12 month planning and design stage with a 12 month development 
stage. 

 Gross realisations – adopted at rates between $2,800 and $3,500 per GFA depending on 
the office and industrial component.  Our feasibility has assumed an average of $3,000/sqm 
GFA exclusive of GST 

 Interest on development costs and holding charges has been assessed at a rate of 6.0% per 
annum inclusive of all costs. 

 Selling Expenses  - Selling expenses has been calculated to include agents commission & 
advertising/promotion and legal costs at 2.00% of gross realisation  

 Profit & Risk Allowance - We have defined ‘break even’ as a profit and risk at 20% 

 Rates and Taxes - We have assumed a total rate on an un-escalated basis over the life of 
the project. These charges are levied on a diminishing basis as strata units in the project are 
sold and settled. 

 Construction costs  - We have utilised construction costs estimates from the following 
sources being;  

o Reference to and adjustment of the construction costs provided by Rawlinsons 2015 

o Reference to other quantity surveyor assessments for similar projects 

 Rates and Taxes - We have assumed costs inclusive of land tax, council rates and water 
rates will be payable over the life of the project. These charges are levied on a diminishing 
basis as the end product is sold and settled. 

7.4.2 Outcomes 

Our feasibility analysis, for rezoning Kingsgrove Industrial from IN2 Light Industrial to B7 Business 
Park, results are primarily impacted by the adoption of the ‘As Is’ value.  That is, where substantial 
value in the improvements exists it is not currently financially viable to redevelop.  Further, even 
when the ‘As Is’ value is low, we note a redevelopment is considered financially marginal.  
However, the rezoning of Kingsgrove from an IN2 Light Industrial to B7 Business Park zone is, as 
discussed extensively in the Stage 1 report and further explored in later in this report, a longer 
term opportunity which will take time to realise. Some evidence exists of successful recent 
developments of the type discussed, including; 

 105A Vanessa Street, Kingsgrove 

 13 and 15 Forrester Street, Kingsgrove 
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However, a rezoning would help support this type of development and yet remain flexible to enable 
new developments of either the current standard or the higher office component type. As such, 
rezoning of this industrial land to B7 Business Park has no financial limitation. 
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8 Opportunities 

As a means of deriving the potential opportunities for the IN2 Light Industrial areas we have had 

consideration to the findings of the Stage 1 Report, as well as, the barriers to redevelop and the 

feasibility analysis undertaken within this report. We have broken up the opportunities into three 

different categories; general opportunities, Kingsgrove specific opportunity, and, some alternate 

land uses for ineffective areas. 

8.1 General Opportunities 

As identified within the barriers to redevelop, two of the common barriers across industrial lands 

include; the current building height and the fragmentation. An opportunity to avoid further 

fragmentation of the land would be an increase to the minimum lot size for subdivision from 

650sqm to a minimum subdivision of 1,000sqm. This will help to ensure that land parcels of 

satisfactory size are retained and can be redeveloped for contemporary re-use and to continue to 

provide employment opportunities in these zones. The retention of the lot size controls as a DCP 

standard is considered to be appropriate to maintain flexibility where it is appropriate and avoid 

the need for clause 4.6 variations. 

The other opportunity relates to the maximum height of building, currently at 10.0m, which in 

contemporary standards is low particularly in relation to high clearance warehouse space and 

providing maximum flexibility for redevelopment and a wide variety of land use options. An 

amendment to this height to 13.0m will not on its own radically alter the interest in the 

redevelopment of the IN2 Light Industrial zoned lands. It will however assist in increasing the 

scope of potential land uses and alternate options for the development. The increased height will 

assist in redeveloped sites achieving the permitted FSR of 1:1 on sites that otherwise would not 

achieve the full FSR potential.  

The implementation of the increase in permitted building height from 10.0m to 13.0m should be 

undertaken in conjunction with a DCP provision that requires a setback and step down of light 

industrial buildings were they share a boundary with residential zoned land. Such a DCP provision 

will provide guidance to the implementation of appropriate interface management were industrial 

and residential lands share a boundary. 

8.2 Kingsgrove Specific Opportunity 

Through the occupier feedback, it was determined that demand existed within the area for larger 

tenancies and for land uses that would be categorised as ‘high technology industry”. These land 

use activities utilise larger floor areas and require warehouse style loading facilities. This form of 

employment space was identified as being particularly suited to the Georges River LGA due to 

the relative proximity of the area to the major road transport links proving access to the Sydney 

CBD, Sydney airport, Port Botany and south western Sydney. 

This identified demand can be appropriately accommodated for within the Kingsgrove opportunity. 

As extensively discussed within Stage 1 Background Report, the Kingsgrove Industrial IN2 area 

provides a potential opportunity to explore the implementation of an alternate zoning acting as a 

catalyst for medium to longer term change. The area is comprised of a number of larger land 

holdings that could be readily converted to and redeveloped as a business park location that can 

provide the scale and type of accommodation that supports the non-traditional light industrial uses 

and provides a transitional office and warehouse style of accommodation. The consideration of 

the land as a business park opportunity retains the employment contribution of the land. The 

Kingsgrove industrial land is well located and served to continue a significant employment 

contribution for the Hurstville and surrounding areas. 

In order for this rezoning to achieve the desired outcome described it must prohibit, residential 

and bulky goods premises. Residential land uses in a B7 Business Park zone would conflict with 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 45 
March 2017 

the desirable operational characteristics of a business park and would undermine the natural 

separation between the employment lands and residential currently afforded by the road and open 

space network. The desirable outcome is to retain this land as prime employment land to serve 

the needs of Georges River LGA and surrounds. 

The exclusion of bulky goods premises is proposed to increase the attractiveness of this location 

as a business park and to avoid the introduction of high traffic generating uses in the locality. The 

Business park use would facilitate a transition from the current light industrial land use into 

alternate employment generating land use in a location that is well served with road connections 

and passenger rail services. The retention of employment land capacity in this well served and 

positioned area is considered to be consistent with the desire to retain employment capacity for 

Hurstville as part of the areas contribution to a Plan for Growing Sydney and the desire to locate 

employment in accessible areas. 

The B7 Business Park zone 

The HLEP 2012 does not currently include a B7 Business Park zone. To implement the suggested 

recommendation of a B7 zone for Kingsgrove a planning proposal would be required to include 

the zone in the LEP. The B7 zone is considered to be the most appropriate alternate zone for the 

Kingsgrove area that would facilitate long term redevelopment for employment generating uses 

that could take advantage of the strategic location relative to major road connections, major 

centres such as Sydney Airport, Sydney CBD and Port Botany and rail transport services. 

The Standard Template LEP provides the following mandatory zone objectives and permitted land 

uses. These objectives can be added to if desired, in this instance the mandatory objectives reflect 

the approach to the suggested use of the B7 zone in Kingsgrove to maintain and encourage 

employment growth, preclude residential uses and limit retailing, particularly the exclusion of bulky 

goods premises. Permitted land uses could be tailored to retain permissibility of appropriate land 

uses currently permitted in the IN2 Light Industrial zone that currently applies to this area. 

8.3 Alternate Land Uses for ‘Ineffective Areas’  

As identified in Section 6.5 extensive analysis has been undertaken within our Stage 1 Report, 
this analysis in conjunction with the prior section of this report have identified a number of 
ineffective industrial areas. These industrial are not serving their intended purpose and for a 
variety of factors, changes to planning controls will not enable them to become effective industrial 
areas. As such, the opportunity that exists within each is to rezone from IN2 Light Industrial to an 
alternate zoning which provides an opportunity, whether it be for residential or an alternate 
employment generating opportunity. These areas, which also represent the lowest employment 
numbers for industrial areas, are: 

Table 25: Ineffective IN2 Light Industrial Areas 

Industrial Area Zoning 

Hurstville Industrial  IN2 Light Industrial 

Penshurst Industrial, Penshurst Lane IN2 Light Industrial 

Beverly Hills IN2 Light Industrial 

Hurstville Industrial while a less effective industrial site has excellent potential to be retained as 
employment generating land and to form an expansion of the B4 Mixed use zone that surrounds 
the Hurstville CBD. The application of a B4 Zone, in conjunction with a control requiring a minimum 
non-residential floor space component of any development would retain the contribution of this 
land to employment potential for the Georges River area. The Penshurst lane industrial and 
Beverly Hills industrial areas are small pockets of industrial land that have been suggested could 
be suitable for alternate residential zoning. While these two sites represent a loss of employment 
zoned land the council wide study has identified that the remaining business and industrial zoned 
land that would be retained provides sufficient capacity to meet the employment land needs for 
Georges River and the contribution to the broader Sydney metropolitan region employment needs. 
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Hurstville Industrial IN2  

The Hurstville IN2 Light Industrial area is located to the east of the Hurstville City Centre and is a 

location well served by public transport options. The extent of industrial land in this vicinity has 

been reduced through past applications for mixed use development. This area, along with part of 

the adjoining Hurstville East, Forest Road B2 Local Centre, should be reconsidered to a B4 Mixed 

use zoning, as well as a small portion of R2 on the northern end. This alternate zoning will assist 

in better leveraging off the railway infrastructure and proximity to the City Centre. This zoning 

should also be implemented with a minimum non-residential floor space requirement of 0.5:1, 

being the current requirement for B1 Neighbourhood Centre and B2 Local Centre zones, ensuring 

that non-residential uses are provided at the street levels to provide minimum street activation and 

a vibrant centre as well as continued employment potential in the centre. 

   

Penshurst Industrial, Penshurst Lane IN2 

The Penshurst IN2 Light Industrial area in Penshurst Lane abuts the neighbourhood centre with 

the rail line to the immediate south. Access to the site is highly constrained and the area has a 

very low employment population of approximately 9 persons.  

This site is highly constrained for redevelopment due to the access. Alternate land uses could be 

considered for this land via a Planning Proposal subject to the access arrangements being 

satisfactorily dealt with. The alternate zone to apply to the land could include R3 Medium Density 

Residential. This use will provide a developer with the best possible financial incentive to improve 

accessibility of the centre and properly leverage off the rail infrastructure, while other employment 

uses have been considered, these are believed to be unviable with the centre hidden away from 

the main retail and services provided by the B2 Local Centre. 
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Beverly Hills Industrial IN2 

The Beverly Hills, Penshurst Street IN2 area is a relatively small area of industrial land that is 

surrounded and divided by residential housing. The land has limited scope for intensive light 

industrial land uses due to potential amenity conflicts and relative isolation from similar land uses. 

This lack of demand is reflected in the large site of 169b Penshurst Street which is a vacant lot (of 

structures) and accounts for approx. 30% of the land area.  This pocket of land is an area where 

consideration of a rezoning via a planning proposal to an R2 Low Density Residential zone should 

be considered. 

   

 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 48 
March 2017 

9 Planning Recommendations for Industrial Lands 

As identified within Section 3, employment targets have become a heightened focus in recent 
years at a state level, which it can be assumed will flow into the targets set at a subregional level 
and ultimately at a local government level. The NSW Governments interest in infrastructure will 
also add a consideration to the target setting as it is expected that significant employment growth 
will be focussed in regions where new and historic investment in infrastructure i.e. road and rail 
has occurred. Georges River, as a historic beneficiary will be expected to produce a “fair share” 
of employment growth and for the reasons identified in the Stage 1 Report as well as the body of 
this report there are a number of barriers to this growth. As such, we have had consideration to 
the analysis undertaken above and provide in this section the recommendations for potential 
revisions or refinements to the planning controls related to IN2 Light Industrial zoned lands which 
will help accommodate this growth. The table below summarises these recommendations by 
industrial area. 

Table 26: Recommendations for IN2 Light Industrial Areas 

Industrial Area Current Recommendations 

Beverly Hills, Penshurst Street 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: R2 Low Density  

Hurstville Industrial Zone: IN2 Light Industrial 

& R2 Low Density 

Residential 

FSR:  1:1 

Height: 10 m 

Zone: B4 Mixed Use 

Kingsgrove Industrial IN2 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: B7 Business Park 

Peakhurst Industrial IN2 Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  

*except the rezoning of part of 705 Forest Road to B1. 

Refer to Part C – Commercial Lands Strategy, Sections 

13.2 and 14.1. 

Penshurst Industrial, Forest Road Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 

Penshurst Industrial, Penshurst Lane Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: R3 Medium Density Residential 

Blakehurst Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 

Carlton Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 

South Hurstville Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 

The recommendations in the majority of instances retain the application of the current IN2 Light 

Industrial zone. The less successful industrial zones at Beverly Hills and Penshurst Lane are 

recommended for consideration to be rezoned to R2 Low Density and R3 Medium Density 

Residential respectively. The Hurstville Industrial area is recommended for consideration of 

application of the B4 Mixed use zone.  

A new zone is recommended for consideration for the Kingsgrove industrial area. The 

recommendation is to apply a B7 Business Park zone. This zone is not currently used in the HELP. 

The mandated zone objectives and permitted land uses from the Standard LEP are provided 
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below. It is recommended that if a planning proposal is pursued to implement this zone that the 

use that are specifically prohibited in residential accommodation and retail premises. 

Zone B7 Business Park 

Permitted land uses could be tailored to retain permissibility of appropriate land uses 

currently permitted in the IN2 Light Industrial zone that currently applies to this area. 

1 Objectives of zone 

• To provide a range of office and light industrial uses. 

• To encourage employment opportunities. 

• To enable other land uses that provide facilities or services to meet the day to day needs 

of workers in the area. 

3 Permitted with consent 

Child care centres; Light industries; Neighbourhood shops; Office premises; Passenger 

transport facilities; Respite day care centres; Warehouse or distribution centres 

Provided overleaf are overviews of the recommendations for each employment precinct. 
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9.1 Beverly Hills, Penshurst Street 

The Beverly Hills Industrial area is a relatively small industrial area made up of lots fronting 
Penshurst Street to the North of Stoney Creek Road. The area is in close proximity to rail 
infrastructure (800 metres from Beverly Hills station). As described in Section 8.3, the area has 
limited scope for intensive light industrial land uses due to potential amenity conflicts and relative 
isolation from similar land uses. While we have considered the potential for the area to be 
repurposed for alternate employment opportunities, its various issues make it an unrealistic, 
unviable employment option. As such it is recommended that this Precinct be rezoned from IN2 
to R2 - Low Density Residential. 

  

Beverly Hills, Penshurst Street Current Recommendations 

Summary 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: R2 Low Density  

Zone 
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9.2 Hurstville Industrial 

The Hurstville industrial area is a small industrial area 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 area is well serviced by transport, walking distance 
from both Allawah and Hurstville railway stations (350 and 900 metres respectively). 

As discussed in Section 8.3, the area should be rezoned to a B4 Mixed use zoning. This rezoning 

will assist in better leveraging off the railway infrastructure and proximity to the City Centre. The 

use of the B4 Mixed use zone is considered appropriate as the area effectively acts as an 

extension of the Hurstville City Centre and if necessary the centre boundary could be redefined 

to include this portion of B4 Mixed Use zoned land. 

The rezoning should also be implemented with a minimum non-residential floor space requirement 

of 0.5:1, being the current requirement for B1 Neighbourhood Centre and B2 Local Centre zones, 

ensuring that non-residential uses are provided at the street levels to provide minimum street 

activation and a vibrant centre as well as continued employment potential in the centre. If a 

planning proposal is to be pursued to implement the B4 Mixed Use zone urban design testing 

should be a part of the detailed consideration.  

No alterations to permissible land uses are considered necessary, however to ensure that 

minimum employment uses are included a control should be implemented in the LEP requiring 

that a minimum FSR of 0.5:1 in any development comprise commercial premises, being the group 

term covering business, office and retail premises. This will ensure that the B4 zone contributes 

to employment land targets, maintains vibrancy and requires non-residential uses at ground floor 

level. The control could be augmented by a DCP provision addressing active street front 

requirements. The minimum FSR requirement in the LEP is preferred to an active street front 

provision as a minimum contribution to employment land targets can be more meaningfully be 

predicted and delivered. The active street frontage controls does not necessarily preclude a 

“veneer” of retail floor space being provided in a development. 

   

Hurstville Industrial Current Recommendations 

Summary 

 

Zone: IN2 Light Industrial & R2 Low 

Density Residential 

FSR:  1:1 

Height: 10 m 

Zone: B4 Mixed Use 
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Zone 
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9.3 Kingsgrove Industrial 

The Kingsgrove Industrial area is the second largest industrial precinct in the Georges River LGA, 
covering an area of approximately 25.5ha. 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. 

As discussed in Section 8.2, demand for more warehouse style loading facilities and larger office 
component industrial can be accommodated within the Kingsgrove industrial area. The catalyst 
for this change, which is expected to be a medium to longer term opportunity, is a change in 
planning controls of the area. We recommend a rezoning to B7 Business Park. As discussed at 
Section 8.2, the B7 Business Park is the preferred alternate zone, primarily to preclude and 
support the desirable prohibition on retail premises to minimise traffic generating activities such 
as bulky goods premises in this location. Due to the precinct’s size and employment drivers, 
including proximity to the airport and port, it is of significant importance to maintain the precinct 
for employment-based uses. 

The alternate B6 Enterprise Corridor zone in the mandated zone objectives specifically supports 
retail premises, which in the traffic management context is considered to be inappropriate for 
Kingsgrove. Additionally, we recommend increases to FSR and height controls to invigorate the 
area, and assist the feasibility of a redevelopment. 

In order for this rezoning to achieve the desired outcome as described in the Opportunities section, 

it must prohibit residential and bulky goods premises. 

  

Industrial Area Current Recommendations 

Kingsgrove Industrial IN2 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: B7 Business Park 

 

Zone 

Current 
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Recommendations 

 

  



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 55 
March 2017 

9.4 Peakhurst Industrial 

The Peakhurst industrial area is the largest, diverse industrial zoned area in the Hurstville LGA, 
comprising approximately 56 hectares. As the area is currently an adequately functioning 
industrial area, our planning recommendations for the Peakhurst Industrial area are related to the 
two common barriers across industrial land; the current building height and fragmentation. As such 
we recommend that this area increase the minimum lot size for subdivision to 1,000sqm. We 
additionally recommend increasing the height of building from 10.0m to 13.0m to help the area 
achieve the full FSR potential and provide greater scope for higher level clearance requirements 
for light industrial land uses. A DCP provision should address any residential zone interface 
requiring physical setbacks, landscaping and lower heights to mitigate potential adverse impacts 
of development that shares a boundary with residential land uses. 

  

Industrial Area Current Recommendations 

Peakhurst Industrial IN2 Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is  
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9.5 Penshurst Industrial, Forest Road 

The Penshurst Industrial, Forest Road area 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 area is a well-functioning industrial area which provides essential services to the 
community and currently is fully occupied. As such our planning recommendations are related to 
the two common barriers across industrial land; the current building height and fragmentation.  

As such we recommend that this area increase the minimum lot size for subdivision to 1,000sqm. 
We additionally recommend increasing the height of building from 10.0m to 13.0m and 15.0m (the 
lower end applies to where there is residential interface) to help the area achieve its full FSR 
potential. 

 
  

Industrial Area Current Recommendations 

Penshurst Industrial, Forest Road Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 
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9.6 Penshurst Industrial, Penshurst Lane 

Penshurst Lane Industrial Area is a very small industrial area of three lots totalling 4,223sqm, 
adjoining the Penshurst B2 Local Centre zone. Access to the site is highly constrained and the 
area has a very low employment population of approximately 9 persons.  

As discussed in Section 8.3, the area is highly constrained for redevelopment due to the access. 
We have considered other employment uses; however, these are believed to be unviable with the 
centre hidden away from the main retail and services provided by the B2 Local Centre. As such, 
we have recommended rezoning the land R3 Medium Density Residential which will provide the 
best possible financial incentive to improve accessibility of the centre and properly leverage off 
the rail infrastructure. The FSR and heights should be subject to urban design testing as part of 
any planning proposal.  

  

Penshurst Industrial, 

Penshurst Lane 

Current Recommendations 

Summary 

 

Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: R3 Medium Density Residential 

Zone 
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9.7 Blakehurst Industrial 

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. As such our planning recommendations 
are related to the two common barriers across industrial land; the current building height and 
fragmentation. 

As such we recommend that this area is retained as IN2 and imposes a minimum lot size for 
subdivision to 1,000sqm. We additionally recommend increasing the height of building from 10.0m 
to 13.0m and 15.0m (the lower end applies to where there is residential interface) to help the area 
achieve its full FSR potential. 

   

Industrial Area Current Recommendations 

Blakehurst Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 
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9.8 Carlton Industrial 

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. As such our planning recommendations are related to the two common barriers 
across industrial land; the current building height and fragmentation. 

As such we recommend that this area is retained as IN2 and imposes a minimum lot size for 
subdivision to 1,000sqm. We additionally recommend increasing the height of building from 10.0m 
to 13.0m and 15.0m (the lower end applies to where there is residential interface) to help the area 
achieve its full FSR potential. 

    

Industrial Area Current Recommendations 

Carlton Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 
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9.9 South Hurstville Industrial 

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. As such 
our planning recommendations are related to the two common barriers across industrial land; the 
current building height and fragmentation. 

As such we recommend that this area imposes a minimum lot size for subdivision to 1,000sqm. 
We additionally recommend increasing the height of building from 10.0m to 13.0m and 15.0m (the 
lower end applies to where there is residential interface) to help the area achieve its full FSR 
potential. 

     

Industrial Area Current Recommendations 

South Hurstville Industrial Zone: IN2 Light Industrial 

FSR:  1:1 

Height: 10 m 

Zone: Remain As Is 
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Part C – COMMERCIAL LANDS STRATEGY 

 

Part C – COMMERCIAL LANDS STRATEGY 
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10 Former Kogarah LGA Commercial Lands 

As identified, we have not been instructed to assess the commercial zoned employment lands 
within the former Kogarah LGA and have therefore not undertaken a land use survey or any 
analysis on these lands. Instead we have only benefitted 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. Georges River Council have provided a summary of the SGS study and 
the New City Plan below. 

Georges River Council to provide summary 
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11 Effectiveness of Planning Controls 

The objective of this section is to define and measure the ‘effectiveness’ of the B1 Neighbourhood 
and B2 Local Centres within the former Hurstville LGA. 

11.1 Current Standards 

The purpose of this section is to provide an understanding of the most pertinent planning controls 

and their impact on the employment lands, specifically land zoned B1 Neighbourhood Centre and 

B2 Local Centre. In terms of planning controls, these employment lands are subject to the 

Hurstville LEP 2012 (HLEP) and the Hurstville DCP No. 1 – LGA Wide DCP. These planning 

instruments impose a number of conventions, with some of the most important summarised below, 

including; height limits, FSR controls, permissible uses, minimum non-residential floor space, 

parking provision, active street frontage, as well as location specific guidelines. 

11.1.1 Height and FSR Controls – HLEP 2012: Floor Space Ration and Height of Building Maps 

B1 Neighbourhood Centres are generally the small centres servicing a small local catchment. 

These centres are predominantly not served by rail transport and provide local service capacity. 

As seen below, these centres are subject to a maximum FSR of 1.5:1 and a maximum height of 

buildings control of 9.0m. 

Table 27: B1 Neighbourhood Centres – Current FSR and Height Controls 

B1 Neighbourhood Centres FSR Height 

Beverly Hills, Stoney Creek Rd 1.5:1  9 m 

Hurstville, Gloucester Rd 1.5:1  9 m 

Hurstville, Kimberley Rd 1.5:1  9 m 

Lugarno, Chivers Hill 1.5:1  9 m 

Lugarno, Lime Kiln Road 1.5:1  9 m 

Oatley, Lansdowne Parade 1.5:1  9 m 

Oatley West, Mulga Road 1.5:1  9 m 

Peakhurst, Baumans Road 1.5:1  9 m 

Peakhurst, Boundary Road 1.5:1  9 m 

Peakhurst, Forest Road 1.5:1  9 m 

Peakhurst, Isaac Road 1.5:1  9 m 

Peakhurst, Lorraine Street 1.5:1  9 m 

Peakhurst, Ogilvy Street 1.5:1  9 m 

Peakhurst, Park street 1.5:1  9 m 

Peakhurst Heights, Pindari Road 1.5:1  9 m 

Riverwood, Broadarrow Road 1.5:1  9 m 

Source: Hurstville Local Environmental Plan 2012 

B2 Local Centres are generally the medium to large centres servicing a medium to large 

catchment. These centres are typically served by a rail transport service and/or major arterial 

roads. As seen below, these centres are subject to FSR’s ranging from 1.5:1 to 3.0:1 and heights 

ranging from 9.0m through to 28.0m and no height limit.  

Table 28: B2 Local Centres – Current FSR and Height Controls 

B2 Local Centres FSR Height 

Beverly Hills, King Georges Road 1.5:1 to 2.0:1 9 to 15 m 

Beverly Hills, The Kingsway 1.5:1  9 m 

Hurstville, East Forest Road  1.5:1  9 m 

Kingsgrove, Kingsgrove Road 1.5:1*  Nil* 

Mortdale, Morts Road 1.5:1  Nil 

Narwee, Broadarrow Road 1.5:1  Nil 

Penshurst, Penshurst Street 2.0:1 to 2.5:1 15-19 m 
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Penshurst, Forest Road 1.5:1  9 m 

Riverwood, Belmore Road 2.0:1 to 3.0:1 18 to 28 m 

Source: Hurstville Local Environmental Plan 2012 
*Exception ‘the Pottery” with an FSR of 2.0:1 and height of 15 metres 

11.1.2 Permissible Uses – HLEP 2012: Land Use Table 

The table below from the HLEP 2012 identifies the uses which are currently permitted without or 

with consent, as well as the uses prohibited with the B1 Neighbourhood Centres. 

Table 29: B1 Neighbourhood Centres – Permissible Uses 

Item 2 – Permitted 

without Consent 

Item 3 – Permitted with Consent Item 4 – Prohibited 

Home occupations Boarding houses; Business 

premises; Child care centres; 

Community facilities; Garden 

centres; Hardware and building 

supplies; Health consulting rooms; 

Home industries; Kiosks; Markets; 

Medical centres; Neighbourhood 

shops; Office premises; Respite 

day care centres; Restaurants or 

cafes; Roads; Shop top housing; 

Take away food and drink 

premises; Water recycling facilities; 

Any other development not 

specified in item 2 or 4 

Agriculture; Air transport facilities; Airstrips; Amusement 

centres; Animal boarding or training establishments; 

Biosolids treatment facilities; Boat launching ramps; Boat 

building and repair facilities; Boat sheds; Camping 

grounds; Caravan parks; Cemeteries; Charter and tourism 

boating facilities; Commercial premises; Correctional 

centres; Crematoria; Depots; Eco-tourist facilities; 

Electricity generating works; Entertainment facilities; 

Environmental facilities; Exhibition homes; Exhibition 

villages; Extractive industries; Farm buildings; Forestry; 

Freight transport facilities; Function centres; Heavy 

industrial storage establishments; Health services facilities; 

Helipads; Highway service centres; Home occupations 

(sex services); Industrial retail outlets; Industrial training 

facilities; Industries; Information and education facilities; 

Jetties; Marinas; Mooring pens; Moorings; Mortuaries; 

Open cut mining; Passenger transport facilities; Recreation 

facilities (indoor); Recreation facilities (major); Recreation 

facilities (outdoor); Registered clubs; Research stations; 

Residential accommodation; Resource recovery facilities; 

Restricted premises; Rural industries; Sewage treatment 

plants; Sex services premises; Storage premises; Tourist 

and visitor accommodation; Transport depots; Truck 

depots; Vehicle body repair workshops; Vehicle repair 

stations; Warehouse or distribution centres; Waste 

disposal facilities; Water recreation structures; Water 

supply systems; Wholesale supplies 

Source: Hurstville Local Environmental Plan 2012 

The table below from the HLEP 2012 identifies the uses which are currently permitted without or 

with consent, as well as the uses prohibited with the B2 Local Centres. 

Table 30: B2 Local Centres – Permissible Uses 

Item 2 – Permitted 

without Consent 

Item 3 – Permitted with Consent Item 4 – Prohibited 

Home occupations Boarding houses; Child care 

centres; Commercial premises; 

Community facilities; Educational 

establishments; Entertainment 

facilities; Function centres; Home 

industries; Information and 

education facilities; Medical centres; 

Passenger transport facilities; 

Recreation facilities (indoor); 

Registered clubs; Respite day care 

centres; Restricted premises; 

Roads; Service stations; Shop top 

housing; Signage; Tourist and 

visitor accommodation; Water 

Agriculture; Air transport facilities; Airstrips; Amusement 

centres; Animal boarding or training establishments; 

Biosolids treatment facilities; Boat launching ramps; Boat 

building and repair facilities; Boat sheds; Camping grounds; 

Caravan parks; Cemeteries; Charter and tourism boating 

facilities; Correctional centres; Crematoria; Depots; Eco-

tourist facilities; Electricity generating works; Environmental 

facilities; Exhibition homes; Exhibition villages; Extractive 

industries; Farm buildings; Forestry; Freight transport 

facilities; Heavy industrial storage establishments; Helipads; 

Highway service centres; Home occupations (sex services); 

Industrial retail outlets; Industrial training facilities; 

Industries; Jetties; Marinas; Mooring pens; Moorings; 

Mortuaries; Open cut mining; Recreation facilities (major); 
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recycling facilities; Any other 

development not specified in item 2 

or 4 

Recreation facilities (outdoor); Research stations; 

Residential accommodation; Resource recovery facilities; 

Rural industries; Sewage treatment plants; Sex services 

premises; Storage premises; Transport depots; Truck 

depots; Vehicle body repair workshops; Vehicle repair 

stations; Warehouse or distribution centres; Waste disposal 

facilities; Water recreation structures; Water supply 

systems; Wholesale supplies 

Source: Hurstville Local Environmental Plan 2012 

11.1.3 Minimum Non-residential Floor Space – HLEP 2012: Clause 4.4A 

According to Clause 4.4A of the HLEP 2012 “development consent must not be granted for 

development on land in Zone B1 Neighbourhood Centre or Zone B2 Local Centre unless the non-

residential floor space ratio is at least 0.5:1.” However, we are advised Council intends to amend 

this clause to a 0.3:1 requirement. 

11.1.4 Active Street Frontages – HLEP 2012: Clause 6.6 

Under Clause 6.6 of the HLEP 2012, developments which are designated on the Active Street 
Frontage Map are required to provide an active street frontage. In relevance to this study, this 
applies to all land zoned B2 Local Centre. 

11.1.5 Car Parking – DCP No. 1: Section 3.1 

Under Section 3.1.4.1 of DCP No. 1, the table provides a number of land uses and the parking 
spaces required for each. For the purpose of this study the most common/relevant for the B1 
Neighbourhood Centre and B2 Local Centre have been summarised in the table below. 

Table 31: Car Parking by Use 

Development (use) Parking Spaces Required (on site) 

Business Premises 1 space per 50m2 GLFA 

Office Premises 1 space per 40m2 GLFA 

Retail/Shop Spaces per 100m2 GLFA 

6 spaces per 100m2 where GLFA is 0 - 10, 000m2 

5 spaces per 100m2 where GLFA is 10,000 - 20,000m2 

4 spaces per 100m2 where GLFA is >20,000m2 

Source: Hurstville DCP No. 1 – LGA Wide DCP 

11.1.6 Location Specific Controls – DCP No. 1: Section 6.1, 6.2 and 6.6 

Sections 6.1, 6.2 and 6.5 apply to Beverly Hills, Riverwood and the Mashman Pottery site in 
Kingsgrove respectively. These controls provide site specific controls to support the LEP 
provisions that currently apply. If amendments are to be made to the planning framework as 
suggested for the current B2 zoned centres, consequential revision to these DCP provisions would 
be required. Any controls suggested could be informed and guided by the recommended urban 
design testing and analysis of the range of building height and FSR controls suggested for the 
centres other than Riverwood, for which no change is recommended. 

11.2 Occupier Feedback 

As discussed within Section 6.2 of the report, the project team undertook interviews of owners / 

occupiers ‘in the field’ when doing the land use survey, as well as a number of owners / developers 

and occupiers active in the Georges River LGA. The key points of feedback that were of a 

contentious nature have been broken up below by developers and occupiers.  

Developers: 

 Restrictive car parking controls 

 A lack of consistency in planning for centres across two LGA’s e.g. Kingsgrove Local 
Centre and Canterbury Local Centre 
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 The 0.5:1 minimum for non-residential floor space – proving difficult for viability, 
particularly when the whole FSR is relatively low e.g. 1.5:1 or less. 

In terms of occupier feedback, the primary issue raised related to an actual, or perceived, lack of 
parking. 

11.3 Barriers to Redevelopment – Concerns with Current Standard 

The purpose of this section is to review both the current standards and occupier feedback, 
provided above, and identify the potential barriers to redevelopment i.e. the concerns with the 
current standards. We have broken this down into B1 Neighbourhood Centre, B2 Local Centre, 
as well as those applying to both. 

11.3.1 B1 Neighbourhood Centre 

For areas zoned B1 Neighbourhood Centre the primary observation is that the height limit of 9.0m 

does not facilitate an appropriate shop top housing response and effectively limits development 

to two storeys once commercial floor to ceiling heights at ground level are accommodated. This 

limits the ability of the potential FSR of 1.5:1 to be realised. 

Applying a height limit of 12.0m will facilitate three storey development that complies with the ADG 

floor to ceiling heights of Part 4C. As a minimum the ground floor should have a floor to ceiling 

height of 3.3m and a floor to floor height of 3.7m. If restaurants and cafes are to be provided at 

ground level floor to floor heights of 4.0m is recommended. A ground level floor to floor height of 

3.7m plus two levels of 3.1m floor to floor heights results in a height of 9.9m. This leaves 2.1m 

within which to accommodate roofing, parapets, plant equipment and lift over runs. 

It is also suggested that the current permitted land uses be augmented to include as a use 

permissible with consent “shops”. While a supermarket could comply with the definition of a shop, 

the reality is that the majority of the B1 centres are not physically large enough to accommodate 

a supermarket use. The only centre zoned B1 large enough to accommodate a supermarket is 

Oatley West which already has a supermarket within the centre. 

It is recommended that clause 4.4A of the LEP be retained in an amended version to apply to the 

B1, B2 and B4 zones. As currently worded the clause requires a minimum quantum of non-

residential floor space. It is recommended that the minimum quantum of floor space be for 

commercial premises which is the group term covering business, office and retail premises and 

specifically targets that the requirement is for employment generating uses. A suggested alternate 

wording of the control is provided below. 

4.4A Exceptions to floor space ratios for buildings on land in certain zones 

(1) Despite clause 4.4, development consent must not be granted for development on 

land in Zone B1 Neighbourhood Centre or Zone B2 Local Centre unless commercial 

premises comprise at least a FSR of 0.3:1. 

(2) Despite clause 4.4, development consent must not be granted for development on 

land in Zone B4 Mixed Use unless commercial premises comprise at least an FSR of 

0.5:1. 

11.3.2 B2 Local Centre 

There are a number of obstacles to development within the B2 Local Centres. The lack of an 

amalgamation incentive coupled with the highly fragmented land ownership pattern of most of the 

centres provides a significant obstacle to development.  

Many of the larger centres also suffer from a lack of a clear vision, stemming from divided 

administrative responsibility across LGA’s. This is particularly the case for the Narwee and 

Kingsgrove centres, which have lower underlying permitted development standards compared to 

development potential of the adjoining former LGA’s (Canterbury and Rockdale). 

11.3.3 General Concerns 
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One of the major concerns in relation to the planning controls for both these employment zones 

is the restrictive car parking controls – most specifically the ones related to retail/shop 

development. The provision of car parking in a development is costly. The current rates identified 

in Table 31 for retail/shops are considerably high particularly as they do not adjust based on the 

location and amenity of the employment lands i.e. close proximity to a railway station.  

To provide context, we have reviewed the car parking controls in the three former LGA’s bordering 

Hurstville, Canterbury, Rockdale and Kogarah. We have provided in the below table the 

comparison between parking rates between each LGA related to an equivalent shop/retail 

category. In order for a simpler comparison we have converted the Hurstville car park rate to a 

rate per sqm (to the nearest whole number) 

Table 32: Comparative Car Parking Rates by LGA – Retail/Shops 

Former LGA Rate (sqm per 1 space) Additional Comments 

HURSTVILLE 17sqm (where GLFA is 0-10,000sqm) 

20sqm (where GLFA is 10,000-20,000sqm) 

25sqm (where GLFA is >20,000sqm) 

As described above. 

CANTERBURY B2 Zones – Large Centres 

66.7sqm (where GFA <120sqm) 

33sqm (where GFA 120-1,000sqm) 

27sqm (where GFA >1,000sqm) 

B2 Zones – Other Town Centres 

50sqm (where GFA <120sqm) 

40sqm (where GFA 120-1,000sqm) 

27sqm (where GFA >1,000sqm) 

Other locations 

40sqm (where GFA <120sqm) 

30sqm (where GFA 120-1,000sqm) 

22sqm (where GFA >1,000sqm) 

Relates to shops. 

ROCKDALE 40sqm of GFA Applies to a number of retail and commercial 

premises including; shops, retail premises, 

restaurants, office premises  

KOGARAH 25sqm of GLA (shops) 

20sqm of GLA (supermarket) 

Applied to shops and separates 

supermarkets. 

Source: Hurstville DCP No. 1 – LGA Wide DCP, Kogarah DCP 2013, Rockdale DCP 2011, Canterbury DCP 2012 

As can be seen above, the rates imposed by the Hurstville DCP are quite restrictive compared to 

its adjoining LGA’s. As a point of reference, we have compared the two B2 Local Centres of 

Kingsgrove and Narwee which directly border an adjacent LGA the results can be seen in the 

table below. This analysis revealed a significant discrepancy between the rates – assuming a 

development with 200sqm of GLFA (222sqm of GFA assuming 90% efficiency) a retail 

development in the Narwee centre would need to provide 3 more car spaces in the Hurstville side 

compared to the Canterbury side. While a development of the same size in Kingsgrove, would 

require 4 more car spaces if the development was undertaken on the Hurstville boundary. 

Table 33: Comparative Car Parking Rates for Retail/Shops – Narwee and Kingsgrove 

B2 Local Centre Narwee Kingsgrove 

HURSTVILLE  1 space per 17sqm of GLFA 1 space per 20sqm of GLFA (assuming Kingsgrove 

is between 10,000-20,000sqm of GLFA) 

ADJACENT LGA 1 space per 27sqm of GFA (Canterbury LGA) 1 space per 40sqm of GFA (Rockdale) 

Source: Hurstville DCP No. 1 – LGA Wide DCP, Rockdale DCP 2011, Canterbury DCP 2012 

An additional concern, as raised above, related to the clause calling for a minimum non-residential 

floor space 0.5:1. This inhibits redevelopment. While the project team recognise the need for a 

minimum non-residential floor space, the current rate is considered to be excessive. Council are 

currently considering removing the clause and replacing it with a broader active street frontage 

clause. 
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The current DCP No.1 – LGA Wide provisions raise some issues relating to mixed use 

development. The DCP provides limited guidance to mixed use development in the B1 

Neighbourhood Centres and the majority of the B2 Local Centre zones (aside from Beverly Hills, 

Riverwood and the former Mashman Pottery at Kingsgrove). However, the recent implementation 

of the amendments to State Environmental Planning Policy (SEPP) 65 Design Quality of 

Apartment Development imposes guidance that specifically relates to “shop top housing”. The 

associated Apartment Design Guidelines (ADG) provides consistent guidance to matters such as 

solar access, ceiling heights, private open space, acoustic privacy and apartment mix. It is 

considered appropriate that any new DCP not seek to replicate or override these guidelines as 

they may be revised and updated from time to time. Therefore any DCP provisions should relate 

to matters such as: 

 Street setbacks 

 Boundary treatments adjoin residential zones to manage the interface 

 Streetscape presentation and articulation 

11.4 Defining Effectiveness of Commercial Centres 

To define effectiveness the project team has had reference to the objectives of the zones and 
therefore the measure of effectiveness is the degree that the location meets these objectives. 

B1 Neighbourhood Centre 

 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. 

B2 Local Centre 

 To provide a range of retail, business, entertainment and community uses that serve the 
needs of people who live in, work in and visit the local area. 

 To encourage employment opportunities in accessible locations. 

 To maximise public transport patronage and encourage walking and cycling. 

 To maintain a commercial and retail focus for larger scale commercial precincts. 

The project team considers valid measures of defining the effectiveness of the commercial 

centres at any given location include: 

Employment number and density 

This refers to the number of employees and the density of employment within a commercial centre. 
The success of this measure depends largely on the size of the area, where larger areas are 
expected to have a higher level of employment and smaller areas are expected to have 
proportionally less employees – reflected in most part by the employment density. 

Vacancy 

This refers to the vacancy rate of GFA within a commercial centre. The success of this measure, 
also depends largely on the size of the area, where larger areas are expected to maintain some 
level of equilibrium vacancy, whereas smaller commercial centres should have little to no vacancy. 

Scale 

This measure relates to the ability of a commercial centre to support clustering of similar uses and 
support services. This primarily relates to the size of the centre. 

Ease of access 

This measure relates to the accessibility of the centre, however, more specifically for commercial 
uses i.e. if the area is accessible by rail infrastructure, other well serviced public transport and/or 
has reasonable availability of parking within the centre it would be considered “good” or “fair” ease 
of access. 
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Ability to redevelop for employment uses 

This measure relates to the ability of the commercial centre to be redeveloped or revitalised for 
employment uses. This can refer to either its current use or a more employment intensive use. 
Areas may be considered; good (with potential), fair (with some challenges), limited (remain as is) 
and poor (currently struggling and unable to redevelopment for employment uses). 

11.5 Measuring Effectiveness  

The land use survey undertaken by JLL provides the following employment levels for each of the 

individual B1 Neighbourhood Centre and B2 Local Centres. 

11.5.1 Commercial Centre Wide Observations 

Table 34 below identifies the number of employees by centre where; Oatley, Mulga Rd; Peakhurst, 

Forest Rd; and, Lugarno, Chivers Hill support over 60% of the employment within the B1 

Neighbourhood Centre zoned land. 

Table 34: B1 Neighbourhood Centres - Number of Employees 
B1 Neighbourhood Centre Sum of Number of Employees 

Oatley, Mulga Rd B1 122.9 

Peakhurst, Forest Rd B1 94.5 

Lugarno, Chivers Hill B1 72.0 

Peakhurst, Ogilvy St B1 39.5 

Peakhurst, Park St B1 25.0 

Peakhurst Heights, Pindari Rd B1 18.2 

Hurstville, Gloucester Rd B1 17.0 

Lugarno, Lime Kiln Rd B1 17.0 

Peakhurst, Boundary Rd B1 15.0 

Beverly Hills, Stoney Creek Road B1 12.0 

Hurstville, Kimberley Rd B1 11.0 

Oatley, Landsdowne Pde B1 10.0 

Peakhurst, Lorraine St B1 6.0 

Peakhurst, Baumans Rd B1 5.7 

Riverwood, Broadarrow Rd B1 3.9 

Peakhurst, Isaac Rd B1 1.0 

Grand Total 470.7 

Table 35 below identifies the number of employees by centre where; Riverwood, Belmore Rd; 
Beverly Hills, King Georges Rd; and, Mortdale, Morts Rd support over 60% of the employment 
within the B2 Local Centre zoned land. 

Table 35 B2 Local Centres – Number of Employees 
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 271.0 

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  
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Table 36 below identifies the employment density by centre where; Peakhurst, Isaac Rd; Hurstville, 
Kimberley Rd; Oatley, Mulga Rd; Peakhurst, Lorraine St; and, Oatley, Landsdowne Pde provide 
poor employment density. This observation is in consideration to what would be perceived as a 
reasonable employment density for this type of employment lands. 

Table 36: GFA per Employee by B1 Neighbourhood Centre Zoning 

B1 Neighbourhood Centre Sum of Number of Employees Sum of GFA 
Employment Density 
(GFA per employee) 

Peakhurst, Isaac Rd B1 1.0 233.0 233.0 

Hurstville, Kimberley Rd B1 11.0 1,981.0 180.1 

Peakhurst, Lorraine St B1 6.0 705.0 117.5 

Oatley, Landsdowne Pde B1 10.0 1,173.3 117.3 

Oatley, Mulga Rd B1 145.1 14,900.0 102.7 

Peakhurst, Baumans Rd B1 5.7 540.0 95.5 

Riverwood, Broadarrow Rd B1 3.9 344.0 88.2 

Peakhurst Heights, Pindari Rd B1 18.2 1,590.0 87.3 

Peakhurst, Forest Rd B1 94.5 6,611.8 70.0 

Peakhurst, Park St B1 25.0 1,698.0 67.9 

Lugarno, Lime Kiln Rd B1 17.0 1,088.0 64.0 

Hurstville, Gloucester Rd B1 17.0 1,000.7 58.9 

Peakhurst, Ogilvy St B1 39.5 2,104.0 53.3 

Lugarno, Chivers Hill B1 72.0 3,370.0 46.8 

Peakhurst, Boundary Rd B1 15.0 670.0 44.5 

Beverly Hills, Stoney Creek Road B1 12.0 487.0 40.6 

Grand Total                          492.9          38,495.7                            78.1  

Table 37 below identifies the employment density by centre where Beverly Hills (The Kingsway) 
provides a poor employment density. This observation is in consideration to what would be 
perceived as a reasonable employment density for this type of employment lands, as well as 
comparing to the other centres. 

Table 37: GFA per Employee by B2 Local Centre Zoning 

B2 Local Centre Sum of Number of Employees Sum of GFA 
Employment Density 
(GFA per employee) 

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

Narwee, Broad Arrow Rd B2 50.5 3,431.0 67.9 

Kingsgrove, Kingsgrove Rd B2 276.5 18,470.1 66.8 

Penshurst, Penshurst St B2 238.2 15,295.0 64.2 

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

Penshurst, Forest Rd B2 61.5 3,485.0 56.6 

Hurstville, East Forest Rd B2 271.0 13,744.0 50.7 

Riverwood, Belmore Rd B2 636.3 30,676.0 48.2 

Mortdale, Morts Rd B2 424.7 19,325.0 45.5 

Grand Total 2,576.9 144,313.4 56.0 

Table 38 below identifies the vacancy by centre where; Peakhurst Heights, Pindari Rd; Hurstville, 
Kimberley Rd; Peakhurst, Lorraine St; and, Peakhurst, Boundary Rd have a high level of vacancy. 

Table 38: Vacancy B1 Neighbourhood Centre Zoning 

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% 
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Peakhurst, Boundary Rd B1 160 670 23.9% 

Oatley, Landsdowne 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% 

Table 39 below identifies the vacancy by centre where; Hurstville, East Forest Rd; Narwee, Broad 
Arrow Rd; and, Beverly Hills, King Georges Rd have a high level of vacancy.  

Table 39: Vacancy B2 Local Centre Zoning 

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% 

11.5.2 Specific Commercial Centre Observations 

The project team, within our Stage 1 Report, have undertaken extensive analysis and have 

reviewed each of the commercial centres within the former Hurstville LGA. This review included; 

a description of the area, a summary of the planning controls, a snapshot of employment 

(compared to other commercial centres and all employment lands more broadly), identified a 

number of top employers in the area, as well as performed a SWOT and an assessment of 

demand for current and potential land uses. As such, for further context and justification of the 

comments below, this section should be read in conjunction with Sections 5.1 & 5.2 of the Stage 

1 Report. 

Based on the analysis undertaken in the Stage 1 report and the definition of effectiveness 

discussed above, the project team make the following observations regarding the individual 

commercial centres. The observations from this, in conjunction with the Stage 1 Report, have 

helped inform the feasibility testing we have undertaken (seen in Section 12). 

B1 Neighbourhood Centre 

Provided in the table below are our high level observations relating to the effectiveness of B1 

Neighbourhood Centres. 
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Table 40: Observations of Effectiveness of B1 Neighbourhood Centres 

B1 Neighbourhood Centre General Observation 

Beverly Hills, Stoney Creek Road 
Small sized centre with high employment intensity, no vacancy, good exposure and 
dated improvements. 

Hurstville, Gloucester Road 
Medium sized centre with high employment intensity, low vacancy, poor exposure 
and dated improvements. 

Hurstville, Kimberly Road 
Medium sized centre with low employment intensity, high vacancy, poor exposure 
and dated improvements. 

Lugarno, Chivers Hill 
Large sized centre with high employment intensity, no vacancy, reasonable exposure 
and dated improvements. 

Lugarno, Lime Kiln Road 
Medium sized centre with medium employment intensity, low vacancy, reasonable 
exposure and dated improvements. 

Oatley, Landsdowne Parade 
Medium sized centre with low employment intensity, medium vacancy, poor 
exposure and dated improvements. 

Oatley West, Mulga Road 
Large sized centre with low employment intensity, medium vacancy, good exposure 

and a mix of dated and newer improvements. 

Peakhurst, Baumans Road 
Small sized centre with medium employment intensity, medium vacancy, poor 

exposure and dated improvements. 

Peakhurst, Boundary Road 
Small sized centre with high employment intensity, high vacancy, reasonable 

exposure and predominantly dated improvements. 

Peakhurst, Forest Road 
Large sized centre with medium employment intensity, low vacancy, good exposure 

and a mix of dated and newer improvements. 

Peakhurst, Isaac Road 
Small sized centre with low employment intensity, no vacancy, poor exposure and 

dated improvements. 

Peakhurst, Lorraine Street 
Small sized centre with low employment intensity, high vacancy, poor exposure and 

dated improvements. 

Peakhurst, Ogilvy Street 
Large sized centre with high employment intensity, no vacancy, good exposure and 

dated improvements. 

Peakhurst, Park Street 
Medium sized centre with medium employment intensity, no vacancy, reasonable 

exposure and a mix of dated and newer improvements. 

Peakhurst Heights, Pindari Street 
Medium sized centre with medium employment intensity, high vacancy, poor to 

reasonable exposure and a mix of dated and newer improvements. 

Riverwood, Broadarrow Road 
Small sized centre with medium employment intensity, no vacancy, poor exposure 

and dated improvements. 

In addition to the observations above, we have specifically identified opportunity exists within the 

Oatley West, Mulga Road commercial centre. This will be discussed further in Section 13 of this 

report. 

B2 Local Centre 

Provided in the tables below are our high level observations relating to the effectiveness of B2 

Local Centres by individual centre. 

Beverly Hills, King Georges Road 

Measure Observation 

Employment # and density 
High employment number with employment density in-line with other B2 Local 

Centres 

Vacancy Medium level of vacancy 

Scale Large centre, supports clustering 

Ease of access Very good, main roads and railway access 

Ability to redevelop for employment 

uses  

Fair, with some large landholdings providing the opportunity for redevelopment, most 

are fragmented  

General observation (effectiveness) 
The centre provides a vital employment role; opportunity exists for further 

development. 
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Beverly Hills (The Kingsway)  

Measure Observation 

Employment # and density Low employment number and density when compared with other B2 Local Centres 

Vacancy Low level of vacancy 

Scale Medium size, can support clustering 

Ease of access Adequate, along Stoney Creek Road 

Ability to redevelop for employment 

uses  

Fair, with some large landholdings providing the opportunity for redevelopment, most 

are fragmented 

General observation (effectiveness) 
The centre provides an adequate employment role. The low employment number and 

density provides an opportunity for the redevelopment and revitalisation of the centre. 

 

Hurstville, East Forest Road 

Measure Observation 

Employment # and density 
Medium employment number with employment density in-line with other B2 Local 

Centre 

Vacancy High level of vacancy 

Scale Medium size, can support clustering 

Ease of access Very good, rail access via two stations nearby 

Ability to redevelop for employment 

uses  
Good, drivers mentioned above support redevelopment 

General observation (effectiveness) 
The centre provides a good to adequate employment role, however, could be further 

enhanced through better leveraging off its adjacency to the Hurstville City Centre. 

 

Kingsgrove, Kingsgrove Road 

Measure Observation 

Employment # and density 
Medium employment number with employment density in-line with other B2 Local 

Centres 

Vacancy Low level of vacancy 

Scale Medium size, can support clustering 

Ease of access Very good, main roads and railway access 

Ability to redevelop for employment 

uses  
Poor to fair, with mostly fragmented landholdings  

General observation (effectiveness) 
The centre provides a good to adequate employment role and can be considered 

relatively effective. Although some potential for further development may exist. 

 

Mortdale, Morts Road 

Measure Observation 

Employment # and density 
High employment number with employment density in-line with other B2 Local 

Centres 
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Vacancy Low level of vacancy 

Scale Medium size, can support clustering 

Ease of access Good, supported by rail 

Ability to redevelop for employment 

uses  

Fair, with some large landholdings providing the opportunity for redevelopment, most 

are fragmented 

General observation (effectiveness) 
The centre provides a vital employment role; however, opportunity exists for further 

development. 

 

Narwee, Broad Arrow Road 

Measure Observation 

Employment # and density Low employment number with employment density in-line with other B2 Local Centre 

Vacancy High level of vacancy 

Scale Small size, may make clustering difficult 

Ease of access Good, supported by rail 

Ability to redevelop for employment 

uses  
Poor, with mostly fragmented landholdings 

General observation (effectiveness) 

The centre is currently a poorly functioning B2 Local Centre, with low employment 

and high vacancy. Opportunity exists for the redevelopment and revitalisation of the 

centre, which should be supported by the rail amenity.  

 

Penshurst, Penshurst Street 

Measure Observation 

Employment # and density 
Medium employment number with employment density in-line with other B2 Local 

Centres 

Vacancy Medium level of vacancy 

Scale Medium size, can support clustering 

Ease of access Good, supported by rail 

Ability to redevelop for employment 

uses  

Fair, with some large landholdings providing the opportunity for redevelopment, most 

are fragmented 

General observation (effectiveness) 
The centre provides a good to adequate employment role and can be considered 

relatively effective. Although some potential for further development may exist. 

 

Penshurst, Forest Road 

Measure Observation 

Employment # and density Low employment number with employment density in-line with other B2 Local Centres 

Vacancy No vacancy 

Scale Small size, may make clustering difficult 

Ease of access Adequate, along Forest Road 

Ability to redevelop for employment Limited, due to pure residential product throughout (34.7% of the land) 
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uses  

General observation (effectiveness) 

The centre is currently a poorly functioning B2 Local Centre, with low employment. 

The centre has limited opportunity to redevelop and be revitalised, and no specific 

driver exists for revitalisation to occur.  

 

Riverwood, Belmore Road 

Measure Observation 

Employment # and density High employment number with employment density in-line with other B2 Local Centre 

Vacancy Low level of vacancy 

Scale Large centre, supports clustering 

Ease of access Very good, rail access via two stations nearby 

Ability to redevelop for employment 

uses  

Fair, with some large landholdings providing the opportunity for redevelopment, most 

are fragmented 

General observation (effectiveness) 
The centre provides a vital employment role; some opportunity exists for further 

development. 
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12 Feasibility Analysis 

The objective of this section is to undertake feasibility analysis that will help inform the 
opportunities and recommendations. While, the feasibility scenarios have been informed by the 
broader implications of the study, as described below, the feasibility analysis has focused entirely 
on financial feasibility and has had no consideration to non-financial factors. 

12.1 Methodology  

We have compared all alternative options using a Discounted Cashflow Model (DCF) which 
derives a Residual Land Value (RLV)6. In all cases we have assumed nil escalations and 100% 
debt financing of the development. We have also analysed the site using the ‘direct comparison’ 
method7. 

12.2 Scenarios 

In developing our scenarios, we have had reference to the extensive work undertaken in the Stage 
1 Report, in conjunction with the initial sections of this report, as well as through various 
consultations with Council staff as to what would be considered appropriate and testable from a 
feasibility analysis sense.  

The result is a focus on the implications of redevelopment with various car parking controls as 
well as changes in retail floor space. We have determined to focus this analysis on two B2 Local 
centres being: 

 Narwee, Broadarrow Road and 

 Beverly Hills, King Georges Road 

For both these locations we have undertaken the three scenarios described below. This enables 
us to test the quantum of residential that is required to have the following uses and controls made 
viable: 

 A development with a 1,500 sqm supermarket and 300 sqm of support retail, with current 
car parking controls for all uses 

 A development with a 1,500 sqm supermarket and 300 sqm support retail, with lower car 
parking controls for the supermarket use 

 A development with ground floor retail at 0.3:1  

12.3 Key Financial Inputs 

Within this section we have provided a summary of key assumptions used within our financial 
model. 

12.3.1 Common 

Timing 

For the purpose of our assessment we have assumed that the development will have a 12 month 
planning and design stage with a 12 month development stage. 

We have made varying assumptions about the presales / pre-commitment requirements of the 
project. 

As Is Value 

Various assumptions have been made on the calculation of the ‘as is’ value, with primary 
reference to sales in the location, with a premium added for the cost of amalgamating lots. 

                                                           
6 The RLV method measures the price that a developer could afford to pay for the development site after making 
appropriate allowances for holding charges, development costs, transaction costs, etc. 
7 The Direct Comparison method compares the site to other development site sales. 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 77 
March 2017 

Interest 

Interest on development costs and holding charges has been assessed at a rate of 6.0% per 
annum inclusive of all costs. 

Selling Expenses 

Selling expenses has been calculated to include agents commission & advertising/promotion and 
legal costs at 2.00% of gross realisation  

Profit & Risk Allowance  

We have defined ‘break even’ as a profit and risk at 20% 

Rates and Taxes 

We have assumed a total rate on an un-escalated basis over the life of the project. These charges 
are levied on a diminishing basis as strata units in the project are sold and settled. 

Construction costs 

We have utilised construction costs estimates from the following sources being;  

 Reference to and adjustment of the construction costs provided by Rawlinsons 2015 

 Reference to other quantity surveyor assessments for similar projects 

Developer Contributions 

We have assumed Section 94 developer contributions will be payable on the residential elements 
of the development. 

Rates and Taxes 

We have assumed costs inclusive of land tax, council rates and water rates will be payable over 
the life of the project. These charges are levied on a diminishing basis as the end product is sold 
and settled. 

12.3.2 Residential Gross Realisations 

 Average unit size (net saleable area)  80 sqm  

 Average realisation per unit  Varying between $8,000 to $10,000 sqm NSA 
including GST 

 Cars per residential unit   per DCP 

12.3.3 Non-Residential Gross Realisations 

 Varies by location 

12.4 Outcomes 

The varying nature of the landholdings and development opportunities provides a wide range in 
outcomes. We have provided below our observations about the viability of different scenarios by 
identifying the required FSR to make each of the developments viable, with residential yield being 
the variable component. The analysis revealed that the current car parking controls are resulting 
in unviable development. A reduction in car parking would help support redevelopment of 
commercial centres. 

Narwee, Broadarrow Road 

 Range in FSR  

Development with a 1,500 sqm supermarket and support retail, with 
current car parking controls for all uses 

4.0:1 to 4.2:1 

A development with a 1,500 sqm supermarket and support retail, with 
lower car parking controls for the supermarket use 

2.6:1 to 3.5:1 

A development with ground floor retail at 0.3:1 2.5:1 to 2.6:1 

Current FSR 1.5:1 
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Beverly Hills, King Georges Road 

 Range in FSR  

Development with a 1,500 sqm supermarket and support retail, with 
current car parking controls for all uses 

3.8.0:1 to 4.0:1 

A development with a 1,500 sqm supermarket and support retail, with 
lower car parking controls for the supermarket use 

2.4:1 to 3.3:1 

A development with ground floor retail at 0.3:1 2.2:1 to 2.6:1 

Current FSR 1.5:1 

12.5 Sensitivities and Limitation  

As identified above the varying nature of the landholdings and development opportunities provides 
a wide range in outcomes.    While we have tried to test scenarios that are indicative of realistic 
market conditions we note that key areas of variance come from:  

 Determining the ‘As Is’ value 

 Car parking requirements  
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13 Opportunities 

As a means of deriving the potential opportunities for the B1 Neighbourhood and B2 Local Centres 

we have had consideration to the findings of the Stage 1 Report, as well as, the barriers to 

redevelop and the feasibility analysis undertaken within this report. We have broken up the 

opportunities into three different categories; general opportunities, B1 Neighbourhood Centre 

opportunities and B2 Local Centre opportunities. 

13.1 General Opportunities 

As identified within the barriers to redevelop, the two common barriers across the commercial 

centres include; the restrictive car parking requirement and the minimum non-residential floor 

space allocation. 

The current car parking controls, specifically that associated to retail/shops, are considerably high. 

Section 11.3 compared these to surrounding LGA’s and determined that  those found in Hurstville 

were typically higher, especially when comparing commercial centres which adjoin an LGA (i.e. 

Kingsgrove B2 and Narwee B2). Car parking is significantly costly in a development and as such, 

having higher parking controls to your adjoining LGA’s reduces the development competitiveness 

of the commercial centres. As such, a potential opportunity arises by means of reducing these 

controls. If these controls are reduced, at least to comparative rates as the surrounding LGA’s, it 

will significantly increase the redevelopment potential of these centres. 

Another general opportunity arises by means of a reduction in the minimum non-residential floor 

space. Council are currently considering amending the minimum non-residential floor space 

clause from 0.5:1 to 0.3:1. It is the view of the project team that the current standard at 0.5:1 is 

seen as excessive and inhibits redevelopment, a reduced rate could help the feasibility of 

redevelopment as well as ensure the commercial centres provide a good employment outcome. 

13.2 B1 Neighbourhood Centre Opportunities 

13.2.1 General Opportunities in B1 Neighbourhood Centres 

The general opportunity identified across all B1 Neighbourhood Centres is an increase of 

permitted maximum height of building. As discussed in Section 11.3, the current height limits the 

potential for the permitted FSR of 1.5:1 to be realised. The increase in height to 12.0m should be 

considered in conjunction with also permitting shops in the B1 zone. 

13.2.2 Oatley West, Mulga Road Specific Opportunity 

The Oatley West, Mulga Road centre provides an opportunity to explore the implementation of an 

alternate zoning. The centre is the largest B1 Neighbourhood Centre by employment size and is 

the only neighbourhood centre to directly benefit from rail infrastructure. It is viewed that the centre 

should be considered for rezoning to a B2 Local Centre. As well as providing a slight degree of 

improved develop-ability, we are of the view that the rezoning will enable the centre to be 

recognised for this greater role in servicing in the local area. 

13.2.3 Peakhurst, Industrial Specific Opportunity 

The application of a single zone across the existing land holding and land use is considered to be 

appropriate in the circumstances to simplify the administration and redevelopment of the site. The 

assessment of the zone interface is a direct matter for consideration under the provisions of 

Section 79C. The consideration of the interface between zones is a matter that has been 

addressed in the proposed DCP provisions. 
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13.3 B2 Local Centre Opportunities 

13.3.1 General Opportunities in B2 Local Centres 

The general opportunity identified across all B2 Local Centres is an increase of permitted 

maximum height and FSR rates. As discussed previously in this report, while a number of these 

centres are effective in servicing the local area, their accessibility through, either or both, rail 

infrastructure and major road networks should be better leveraged. A number of centres have 

aging improvements and the current planning controls are providing an impediment to 

redevelopment. 

13.3.2 Hurstville East, Forest Road Specific Opportunity 

The Hurstville East, Forest Road centre is located to the east of the Hurstville City Centre and is 

a location well served by public transport options. As described in Section 8.3, part of this centre, 

along with the Hurstville Industrial Area should be reconsidered for a B4 mixed use zoning. The 

rezoning should be undertaken to better leverage off the railway infrastructure and proximity to 

the Hurstville City Centre. This centre adjoins the portion of the City Centre proposed to be zoned 

B4 Mixed Use. This zoning should also be implemented with a minimum non-residential floor 

space requirement of 0.5:1, being the current requirement for B1 Neighbourhood Centre and B2 

Local Centre zones, ensuring that non-residential uses are provided at the street levels to provide 

minimum street activation and a vibrant centre as well as continued employment potential in the 

centre. 

 

 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 81 
March 2017 

14 Planning Recommendations for Commercial Lands 

As identified within Section 3, employment targets have become a heightened focus in recent 
years at a State level, which it can be assumed will flow into the targets set at a subregional level 
and ultimately at a local government level. The NSW Governments interest in infrastructure will 
also add a consideration to the target setting as it is expected that significant employment growth 
will be focussed in regions where new and historic investment in infrastructure i.e. road and rail 
has occurred. Georges River, as a historic beneficiary will be expected to produce a “fair share” 
of employment growth and for the reasons identified in the Stage 1 Report as well as the body of 
this report there are a number of barriers to this growth. As such, we have had consideration to 
the analysis undertaken above and provide in this section the recommendations for potential 
revisions or refinements to the planning controls related to B1 Neighbourhood and B2 Local 
Centres which will help accommodate this growth.  

14.1 Planning Recommendations for B1 Neighbourhood Centres 

The table below summarises our recommendations for the B1 Neighbourhood Centres by 
commercial centre. 

Table 41: Recommendations for B1 Neighbourhood Centres 

B1 Neighbourhood Centre Current Recommendations 

Beverly Hills, Stoney Creek Rd Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Hurstville, Gloucester Rd Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Hurstville, Kimberley Rd Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Lugarno, Chivers Hill Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Lugarno, Lime Kiln Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Oatley, Lansdowne Parade Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Oatley West, Mulga Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: B2 

Peakhurst, Baumans Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Boundary Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Forest Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Extending B1 to 705 Forest Road 

Peakhurst, Isaac Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Lorraine Street Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 
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Peakhurst, Ogilvy Street Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst, Park street Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Peakhurst Heights, Pindari 

Road 

Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

Riverwood, Broadarrow Road Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Remain As Is 

14.1.1 Oatley West, Mulga Road 

This neighbourhood centre occupies three blocks of the southern side of Mulga Road in Oatley 
West. The neighbourhood centre is anchored by a Coles supermarket. Recent investment 
includes two and three storey mixed use developments. The centre benefits from a relatively 
affluent residential catchment. As it is the largest neighbourhood centre, in terms of employment, 
and the only neighbourhood centre to directly benefit from rail infrastructure. Consideration could 
be given to rezoning this centre to zone B2 Local Centre. As well as providing a slight degree of 
improved develop-ability, we are of the view that the rezoning will enable the centre to be 
recognised for this greater role in servicing in the local area. 

If a B2 zone were to be considered, we would recommend an increase in height and FSR subject 
to urban design testing as urban design analysis would be required to investigate the 
appropriateness of the built form outcomes and to prepare appropriate controls to manage 
interface issues with any residential zoned land. 

  

Oatley West, Mulga Road Current Recommendations 

Summary 

 

Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: B2 

Zone 
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14.1.2 Peakhurst, Forest Road 

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. As 
discussed in Section 13.2, we recommend the extension of the B1 Neighbourhood Centre zone 
across 705 Forest Road as the application of a single zone across the existing land holding and 
land use is considered to be appropriate in the circumstances to simplify the administration and 
redevelopment of the site. 

  

Peakhurst, Forest Road Current Recommendations 

Summary 

 

Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: Extending B1 to 705 Forest Road 

Zone 

 
 

14.1.3 All Other B1 Neighbourhood Centres 

As discussed within Section 13.2, the opportunity across all B1 Neighbourhood Centres is an 
increase of permitted maximum height of building for the following centres 

 Beverly Hills, Stoney Creek Rd 

 Hurstville, Gloucester Rd 

 Hurstville, Kimberley Rd 

 Lugarno, Chivers Hill 

 Lugarno, Lime Kiln Road 

 Oatley, Lansdowne Parade 

 Peakhurst, Baumans Road 

 Peakhurst, Boundary Road 

 Peakhurst, Isaac Road 

 Peakhurst, Lorraine Street 

 Peakhurst, Ogilvy Street 

 Peakhurst, Park street 

 Peakhurst Heights, Pindari Road 

 Riverwood, Broadarrow Road 
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B1 Neighbourhood Centre Current Recommendations 

All Other B1 Neighbourhood 

Centres 

Zone: B1 

FSR: 1.5:1  

Height: 9 m 

Zone: As Is 

 

14.2 Planning Recommendations for B2 Local Centres 

The table below summarises our recommendations for the B2 Local Centres by commercial 
centre. 

Table 42: Recommendations for B2 Local Centres 

B2 Local Centres Current Recommendations 

Beverly Hills, King Georges 

Road 

 

Zone: B2 

FSR:  1.5:1 to 

2.0:1 

Height: 9 to 15 m 

Zone: Remain As Is 

Beverly Hills, The Kingsway Zone: B2 

FSR:  1.5:1  

Height: 9 m 

Zone: Remain As Is 

Hurstville, East Forest Road  

 

Zone: B2 

FSR:  1:5:1 

Height: 9 m 

Zone: B2 and B4  

B2 zoned land applies to land north of the current IN2 land.  

Kingsgrove, Kingsgrove Road Zone: B2 

FSR:  1.5:1 

Height: Nil  

Zone: Remain As Is 

Mortdale, Morts Road Zone: B2 

FSR:  1.5:1 

Height: Nil 

Zone: Remain As Is 

Narwee, Broadarrow Road 

 

Zone: B2 

FSR:  1.5:1 

Height: Nil 

Zone: Remain As Is 

Penshurst, Penshurst Street Zone: B2 Zone: Remain As Is 
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FSR: 2.0:1 to 

2.5:1  

Height: 15-19 m 

FSR: 2.5:1 to 3.0:1 

Penshurst, Forest Road 

 

Zone: B2 

FSR:  1.5:1 

Height: 9 m 

Remain as is. 

Riverwood, Belmore Road Zone: B2 

FSR:  2.0:1 to 

3.0:1 

Height: 18 to 28m 

Remain as is. 

14.2.1 Beverly Hills, King Georges Road 

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 a cinema and restaurants. As discussed within Section 13.3, B2 Local 
Centres should have increased FSR’s and height limits by means of better leveraging their 
accessibility and to catalyse redevelopment in aging commercial centres. 

An increase in height or FSR should as part of any planning proposal be subjected to urban design 
testing to ensure the outcomes are appropriate and to guide any development controls to be 
included in a DCP. The greater height and FSR controls should be on those areas that are 
separated from residential zones by a street or lane. Where the zones share a common boundary 
a lower height and FSR standard should occur. In addition to urban design testing traffic 
management would also need consideration to identify any necessary upgrades or improvements 
to the traffic circulation capacity of the centre. 

  

Beverly Hills, 

King Georges 

Road 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  1.5:1 to 2.0:1 

Height: 9 to 15 m 

Zone: Remain As Is 

 

 

14.2.2 Beverly Hills, The Kingsway 

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 centre provides a moderate level of residential, this is mostly attributable to shop top housing. 

As discussed within Section 13.3, B2 Local Centres should have increased FSR’s and height 

limits by means of better leveraging their accessibility and to catalyse redevelopment in aging 

commercial centres. Given the centre is separated from residential zones by roads, interface 

issues could be readily managed to avoid amenity impacts to residential development. 
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Beverly Hills, 

The Kingsway 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  1.5:1  

Height: 9 m 

Zone: Remain As Is 

14.2.3 Hurstville, East Forest Road 

Hurstville, East Forest Road commercial centre runs along Forest Road to the North East of land 

within Hurstville City Centre. The centre is well serviced by transport, walking distance to Hurstville 

(750 to 1,220 metres) and Allawah station (850 metres to 1.1km). As discussed in Section 13.3, 

the centre should be partially be rezoned to a B4 Mixed use zoning. This rezoning will assist in 

better leveraging off the railway infrastructure and proximity to the City Centre.  

The use of the B4 Mixed use zone is considered appropriate as the area effectively acts as an 

extension of the Hurstville town Centre and if necessary the town centre boundary could be 

redefined to include this portion of B4 Mixed Use zoned land. The balance of the area to be 

retained as B2 Local Centre acts as a transition from the primary CBD. 

The rezoning should also be implemented with a minimum non-residential floor space requirement 

of 0.5:1, being the current requirement for B1 Neighbourhood Centre and B2 Local Centre zones, 

ensuring that non-residential uses are provided at the street levels to provide minimum street 

activation and a vibrant centre as well as continued employment potential in the centre.  

An increase in height or FSR should as part of any planning proposal be subjected to urban design 

testing to ensure the outcomes are appropriate and to guide any development controls to be 

included in a DCP. The lower heights should occur where there will be interface issues to manage 

with land zoned R2 Low Density Residential. In addition to urban design testing traffic 

management would also need consideration to identify any necessary upgrades or improvements 

to the traffic circulation capacity of the centre. 
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Hurstville, East 

Forest Road 

Current Recommendations 

Summary 

 

Zone: B2 Zone: B2 and B4  

B2 zoned land applies to land north of the current 

IN2 land.  

Zone 

 
 

14.2.4 Kingsgrove, Kingsgrove Road 

Kingsgrove, 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. There is significant residential within the centre, mostly attributable to the Pottery 
development. As discussed within Section 13.3, B2 Local Centres should have increased FSR’s 
and height limits by means of better leveraging their accessibility and to catalyse redevelopment 
in aging commercial centres.  

An increase in height or FSR should as part of any planning proposal be subjected to urban design 

testing to ensure the outcomes are appropriate and to guide any development controls to be 

included in a DCP. In addition to urban design testing traffic management would also need 

consideration to identify any necessary upgrades or improvements to the traffic circulation 

capacity of the centre. 
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Kingsgrove, 

Kingsgrove 

Road 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  1.5:1 

Height: Nil  

Zone: Remain As Is 

14.2.5 Mortdale, Morts Road 

Mortdale, Morts Road 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 significantly 
quieter business strip. Considering its size the centre provides a moderate level of residential, this 
is mostly attributable to a mixed use development and additionally some shop top housing. As 
discussed within Section 13.3, B2 Local Centres should have increased FSR’s and height limits 
by means of better leveraging their accessibility and to catalyse redevelopment in aging 
commercial centres.  

An increase in height or FSR should as part of any planning proposal be subjected to urban design 

testing to ensure the outcomes are appropriate and to guide any development controls to be 

included in a DCP. Lower heights and FSR ranges should occur in locations were the 

management of the interface with residential zones are likely to be required. In addition to urban 

design testing traffic management would also need consideration to identify any necessary 

upgrades or improvements to the traffic circulation capacity of the centre. 
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Mortdale, Morts 

Road 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  1.5:1 

Height: Nil 

Zone: Remain As Is 

14.2.6 Narwee, Broadarrow Road 

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 centre provides a moderate level of residential, this is mostly 
attributable to a mixed use development and additionally some shop top housing. As discussed 
within Section 13.3, B2 Local Centres should have increased FSR’s and height limits by means 
of better leveraging their accessibility and to catalyse redevelopment in aging commercial centres. 

Having consideration to the height and FSR of the commercial centre adjoining the LGA. Narwee 

centre within the Canterbury Council LGA is not subject to an FSR limit but is subject to a 

maximum permitted height of buildings control of 27.0m.  

An increase in height or FSR should as part of any planning proposal be subjected to urban design 

testing to ensure the outcomes are appropriate and to guide any development controls to be 

included in a DCP. In addition to urban design testing traffic management would also need 

consideration to identify any necessary upgrades or improvements to the traffic circulation 

capacity of the centre. 

  

Narwee, 

Broadarrow 

Road 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  1.5:1 

Height: Nil 

Zone: Remain As Is 

14.2.7 Penshurst, Penshurst Street 

Penshurst, Penshurst Street 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 centre provides a moderate level 
of residential attributable to mixed use developments and some shop top housing. As discussed 
within Section 13.3, B2 Local Centres should have increased FSR’s and height limits by means 
of better leveraging their accessibility and to catalyse redevelopment in aging commercial centres.  

An increase in height or FSR should as part of any planning proposal be subjected to urban design 

testing to ensure the outcomes are appropriate and to guide any development controls to be 

included in a DCP. In addition to urban design testing traffic management would also need 
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consideration to identify any necessary upgrades or improvements to the traffic circulation 

capacity of the centre. 

   

Penshurst, 

Penshurst 

Street 

Current Recommendations 

Summary 

 

Zone: B2 

FSR: 2.0:1 to 2.5:1  

Height: 15-19 m 

Zone: Remain As Is 

14.2.8 Penshurst, Forest Road 

The Penshurst, Forest Road 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. There is significant residential within the centre, attributable to stand-alone 
dwellings, mixed use and pure residential developments. As discussed within Section 13.3, B2 
Local Centres should have increased FSR’s and height limits by means of better leveraging their 
accessibility and to catalyse redevelopment in aging commercial centres. 

An increase in height or FSR should as part of any planning proposal be subjected to urban design 

testing to ensure the outcomes are appropriate and to guide any development controls to be 

included in a DCP. In addition to urban design testing traffic management would also need 

consideration to identify any necessary upgrades or improvements to the traffic circulation 

capacity of the centre. 

   

Penshurst, 

Forest Road 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  1.5:1 

Zone: Remain As Is 
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Height: 9 m 

 

14.2.9 Riverwood, Belmore Road 

Riverwood, Belmore Road is considered the strongest commercial 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 centre provides the greatest 

employment provision of any of the B2 Local Centres. Considering its size the centre provides a 

moderate level of residential attributable to mixed use developments and some shop top housing. 

Unlike other commercial centres the centre benefits from significantly higher planning controls in 

recognition of the centres role and accessibility, as such, we have recommended no changes. 

    

Riverwood, 

Belmore Road 

Current Recommendations 

Summary 

 

Zone: B2 

FSR:  2.0:1 to 3.0:1 

Height: 18 to 28 m 

Zone: Remain as is. 

14.3 Other Planning Recommendations 

14.3.1 Shops Uses 

Currently retail uses in the B1 zones are limited to neighbourhood shops with an area no greater 

than 100sqm. 

The definition of a neighbourhood shop is: 

neighbourhood shop means premises used for the purposes of selling general 

merchandise such as foodstuffs, personal care products, newspapers and the like to 

provide for the day-to-day needs of people who live or work in the local area, and may 

include ancillary services such as a post office, bank or dry cleaning, but does not include 

restricted premises. 

There are vagaries of the definition which could preclude appropriate uses. It is suggested that 

the permitted land uses be expanded to include “shops” which are defined as: 

shop means premises that sell merchandise such as groceries, personal care products, 

clothing, music, homewares, stationery, electrical goods or the like or that hire any such 

merchandise, and includes a neighbourhood shop, but does not include food and drink 

premises or restricted premises. 

Adding the use of a shop will broaden the range and scope of potential land uses in the B1 zone. 

While a shop includes a supermarket, in the B1 zones this is unlikely to be an issue due to the 

small land areas to which the B1 zone currently applies. 
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14.3.2 Clauses 4.4a and 6.6 of HLEP 2012 

In addition to the planning recommendations provided above, the project team have considered 
other changes to the planning framework that could prove beneficial for the employment lands.  

We have had consideration to the minimum requirement of non-residential floor space in the B1 
Neighbourhood and B2 Local Centre zones, currently at 0.5 FSR (although Council are 
considering amending this to 0.3:1). We are of the view this clause is beneficial to the employment 
lands to ensure a successful employment outcome and agree the current rate applied is too 
difficult to achieve and can prove to be an issue in the feasibility of projects. It is recommended 
that Council progress with the amendment of Clause 4.4a to require a minimum provision of 0.3:1 
of non-residential floor space in any development. Consideration was given to the inclusion of an 
active street front provision. This has not been pursued as the structure of Clause 4.4A provides 
a much greater level of certainty over the minimum delivery of employment floor space. The 
implementation of an active street frontage control in addition would simply add to the complexity 
and diminish the level of flexibility available to designers in preparing design proposals. 

14.3.3 Car Parking 

We are also of the view that the current requirement of car parking provisions for commercial 
development within the above employment lands is too great. Having performed feasibility 
analysis on a number of scenarios we have formed the view that the current car parking provisions 
significantly reduces the chances of projects within the LGA becoming viable. As such, 
recommend a car parking study be performed for the commercial employment lands. 

14.3.4 Other Recommendations 

Section 11.3 identified some other concerns with current planning in relation to the DCP No.1, 
particularly related to mixed use development and its limited guidance across the B1 
Neighbourhood and the majority of B2 Local Centre zones (aside from Beverly Hills, Riverwood 
and the former Mashman Pottery at Kingsgrove). The generic DCP provided for commercial lands 
will provide a better level of guidance, as well as have reference to state standards i.e. SEPP 65 
Design Quality of Apartment Development and the associated Apartment Design Guidelines 
(ADG) to ensure consistency. It is considered appropriate that a new DCP not seek to replicate or 
override these guidelines as they may be revised and updated from time to time. The DCP has 
also had consideration to: 

 Street setbacks 

 Boundary treatments adjoin residential zones to manage the interface 

 Streetscape presentation and articulation 
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Part D – CONCLUSIONS AND NEXT STEPS 

 

Part D – CONCLUSIONS AND NEXT STEPS 
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15 Conclusions and Next Steps 

As discussed within Section 3, with a number of risks associated to the other employment 
contributors (Hurstville City Centre and Dispersed employment) the employment lands of Georges 
River LGA will have an increased level of importance. As identified, employment targets have 
become a heightened focus in recent years at a State level, which it can be assumed will flow into 
the targets set at a subregional level and ultimately at a local government level. This will have a 
particular focus on areas which have benefitted from new and historic infrastructure investment, 
such as Georges River LGA.  

As such, we have had consideration to the analysis undertaken above and provided a number of 
recommendations for potential revisions or refinements to the planning controls related to B1 
Neighbourhood and B2 Local Centres within the former Hurstville LGA, as well as IN2 Light 
Industrial areas across the Georges River LGA which will help drive and accommodate this growth 
in employment.  

The assessment has identified that appropriate employment land is available in the Georges River 
area. Two small industrial areas have been identified as being suitable for consideration of 
alternate residential uses. The loss of these two areas would not undermine the ability of the 
remainder of the employment lands to accommodate the required employment contribution 
required by a Plan for Growing Sydney. 

To ensure the B1, B2 and B4 zones can meaningfully contribute to the available employment floor 
space it is recommended that clause 4.4A of the HLEP be retained but amended to specifically 
require the provision of a minimum quantum of commercial premises floor space rather than the 
more arbitrary “non-residential” floor space currently required. 

The recommendations and suggested revisions to the planning framework can be implemented 
as either stand-alone planning proposals initiated by land owners or through a planning process 
managed by Council. The implementation of any of the recommendations could be staged to for 
instance implement the recommendations relating to the light industrial lands, followed by staged 
implementation of the B1 and B2 centres revisions. Due to the need for additional supporting 
studies to be implemented, particularly in relation to the B2 Local Centres on urban design testing, 
it would be prudent to consider staging any work program to allow for meaningful community and 
stakeholder engagement. 

Further, consideration should be given to the opportunity to fund the necessarily required 
infrastructure of these changing centre through a ‘value capture’ mechanism. 

It is therefore anticipated that future planning proposals will be supported by traffic and urban 
design assessments, as well as, ‘value capture’ studies. The instances were industrial land is 
proposed to be rezoned to residential uses will also require appropriate assessment as required 
by SEPP 55 – Remediation of Land that the land is suitable or able to be made suitable for 
residential uses. 
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Appendices 
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Feasibility Methodology & Common Inputs 

The purpose of this section is to provide the reader an understanding of the process which has 
been undertaken in performing the feasibility analysis for the various scenarios. Additionally this 
section is to provide an explanation of the inputs required and the resulting outputs of the financial 
analysis. The outputs of these scenarios are then provided in Section 7 (Industrial) and Section 
12 (Commercial) of this report. This, ultimately, enabling the reader to have an understanding of 
the market feasibility of a range of scenarios – inclusive of scenarios with explicit changes to 
existing planning controls. 

We reiterate the key limitation of this study, as outlined in Section 1.5 relates to the timing of our 
analysis. Our feasibility analysis was undertaken in late 2014 / early 2015 and therefore we identify 
the potential for variance, particularly in the market evidence and construction input to our 
feasibility analysis. 

15.1 Definitions 

The project team have provided below the key definitions relating to the feasibility analysis. 

15.1.1 ‘In Use’ Value 

In order to determine a range of values for each site we have estimated the ‘In Use’ value based 
on the current use of each site “As Is”. The In Use value does not have regard to the highest and 
best use or any potential development and assumes that the properties current use will continue. 
The In Use value makes an assumption about the premium that a developer may have to pay to 
amalgamate a site from its current owners. 

15.1.2 Market Value 

‘Market’ value is the estimated amount for which an asset or liability should exchange on the 
valuation date between a willing buyer and a willing seller in an arm’s length transaction after 
proper marketing and where the parties had acted knowledgeably, prudently and without 
compulsion. 

15.1.3 Development Value 

The ‘Development’ value of the landholdings has been undertaken using both the Residual Land 
Value and the Direct Comparison method. 

1. Residual Land Value (RLV) 

This method measures the price that a developer could afford to pay for the development 
site after making appropriate allowances for holding charges, development costs, 
transaction costs, etc. and a reasonable profit on the venture after taking into account the 
risks involved. This analysis assumes 100% debt financing. 

2. Direct Comparison 

Direct comparison, analyses recent sales and compares these to the subject. Adjustments 
are made for differences such as development certainty, topography, location, size and 
area to determine the value of the subject. In all cases we have assumed the landholdings 
do not have development approval. 

15.1.4 Viability Assessment 

We have assessed the viability of each site by comparing the Development Value (from both the 
Residual Land Value (RLV) and the Direct Comparison Approach) to the site value ‘In Use’. To 
be viable the RLV must be greater than the In Use value by an amount that compensates the land 
owner for the risk associated with development. We have allowed for a premium over and above 
the In Use Value to compensate the seller, this is a common occurrence in site amalgamation. 

Our feasibility scale is as follows: 
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Table 43: Feasibility Scale 
 Not Viable Marginal Viable 

Measurement 
In Use value exceeds the 
Development value. 

Development value and In Use 
value are similar. 

Development value exceeds the 
In Use value. 

Description 

If the development was to be 
undertaken it would result in a 
financial loss assuming the 
landholding could be purchased 
at the In Use value. 

If the development was to be 
undertaken it shows marginal 
viability assuming the 
landholding could be purchased 
at the In Use value. 

If the development was to be 
undertaken it would result in a 
risk adjusted profit assuming the 
landholding could be purchased 
at the In Use value. This is, 
however, still risk that the 
project could make a loss if 
certain assumptions were to 
vary. 

15.1.5 Extent of Inspections 

The properties have not been inspected internally or measured in detail. Therefore we are unable 
to conclusively determine the impact that the current improvements have on value. 

Many of the properties are potentially income producing assets, however, our assumptions are 
based on a direct comparison of estimated gross floor area (GFA) only. 

To assist us in assessing each property as accurately as possible, we have relied on external 
inspections, photographs and descriptions of property contained within CoreLogic and any field 
notes ascertained from our Land Use Survey. We have also relied on measurements taken from 
aerial photographs and we cannot guarantee the accuracy of these measurements. 

15.2 Methodology 

The project team have provided below the high level methodology of the feasibility analysis as 
well as some assumptions related to the key inputs. 

15.2.1 Residual Land Value (Development Feasibility) 

The project team has specifically assumed 100% debt financing and with no price or revenue 

escalations. 

Our assessments of value have been undertaken through a Discounted Cashflow method, utilising 

Estate Master Software. 

Gross Realisation – ‘As If Complete’ 

There are a large number of key variables involved in achieving sale prices into the future. In 

particular the marketing of the project is vital to its overall success and in this regard issues such 

as promotion budgets, target markets and timing of the project may prove significant. 

Whilst the marketing variable can to some degree be formulated and assessed, external factors 

such as economic conditions and real estate markets are more difficult to quantify. 

In determining our gross realisations we have had particular regard to the type of product to be 

developed including quality of finish, surrounding competition, as well as market forces which will 

affect both our potential sale prices and take-up rates. 

We have assessed the gross realisations of the ‘As If Complete’ scenarios based on a number of 

assumptions (these are specified within each respective scenario description under Sections 7 

and 12). The assessment of these scenarios is obviously difficult given that we are working on 

hypothetical scenarios; however, we have had regard to significant amounts of recent evidence 

(as provided in Section 15.3) and we advise that our gross realisation assessments herein are 

GST inclusive for residential and GST exclusive for other property types. 

Feasibility Model Inputs 
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In determining our gross realisation we have used a series of modelling inputs that have been 
adjusted for each site to allow for individual characteristics (such as location and topography) and 
include considerations relating to: 

 Sale Rate; 

 Timing; 

 Construction Costs; 

 Interest Costs; and 

 Selling Costs. 

In addition we have allowed for a development profit and financial return that is appropriate for 
each type. 

Profit & Risk Allowance 

In determining a profit margin a developer would expect for the development, we have taken into 
account the size, nature and status of construction of the development, time frame of construction, 
and gross realisation calculation. 

The determination of the profit margin is a difficult process, especially in the course of providing 
an objective evaluation of a proposed development. Influences on such rates of return are many 
and varied, with the pertinent factors summarised as follows: 

 The nature of the proposed development including, amongst others, the specific market 
segment the end-product is targeting, demand and supply trends in that market and the size 
and scale of the development; 

 Degree of confidence in the end-user market which encompasses the pricing of the end-
product to meet the market, the timing of the sales on completion and the costs associated 
with the project; 

 The likelihood of potential problems during construction with issues including and not limited 
to industrial disputation, adverse weather conditions and unforeseen cost blowouts; 

 Rates of return currently available on less risky, alternative investments; 

 The timing of the development, particularly in relation to development margins, which are not 
annual returns but represent overall returns over the whole period; 

 Level of pre-sales negotiated and remaining proportion of units available for sale; 

 The inclusion of adequate contingencies in the development costs which form part of the 
evaluation; 

 The reasonableness of input assumptions made in relation to issues such as construction 
costs, cost of funds and timing of costs and revenues; and 

 The specific financial position and return criteria of the developer. Depending on factors such 
as the cost structure of the developer, its taxation position, its capacity to negotiate building 
contracts effectively and its on-site management style which should ensure an efficient 
development process, the requisite rates of return can vary accordingly. 

Our primary method of analysis when determining the residual value has been to benchmark it 
against a nominated profit and risk. 

The following bands provide a guide for different scenarios when determining a hurdle rate for the 
profit and risk: 

 15% - 17.5%: Usually short-term development considered to be relatively risk free, DA in 
place, construction costs fixed, presales reasonably certain, construction may be in progress; 

 17.5% - 20%: Generally medium term development with some associated risks such as 
prolonged development periods, possible lower level of presales; and 

 20% - 25%: Longer-term larger development with more risk be it requirement of approvals, 
critical milestones to be met, no pre-sales in place and the like. 

We have allowed a differing profit and risk dependent on the characteristics of each scenario. 
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15.2.2 Direct Comparison 

The direct comparison approach has been used to determine the In Use values and as an 

additional method for assessing development feasibility. 

The direct comparison method analyses recent sales and compares these to the subject. 

Adjustments are made for differences such as development certainty, topography, location, size 

and area to determine the value of the subject. In all cases we have assumed the landholdings 

do not have development approval. 

15.3 Evidence 

Provided below, split by use, is the evidence we have had reference to in undertaking our 

feasibility analysis. 

15.3.1 Residential 

Gross Realisations 

In undertaking our financial analysis for a number of scenarios we have assessed the individual 

end revenues to be achieved. These sales have specifically had consideration to the Hurstville 

LGA and surrounds. 

The below table has had specific reference to the medium density market. 

Table 44: Residential Gross Realisations for Medium Density – Hurstville LGA 

Property Type 
Apartment Areas m2 

(internal) 
Sales Achieved / Asking 

Prices 
$ Rate/m2 

“Jade” – Stage 3, 95 
Forest Road, Hurstville 

1 Bed 59m² $435,000 - $530,000 $7,375 - $8,980 

2 Bed 71m² $560,000 - $720,000 $7,887 - $10,141 

3 Bed 95m² - 120m² $680,000 - $900,000 $7,158 - $7,500 

“The Eastern Apartments” 
1 – 9 Dora Street, 
Hurstville 

1 Bed 50 - 60 $475,000 – $525,000 $8,750 - $9,500 

2 Bed 80m² $620,000 - $660,000 $7,750 - $8,250 

3 Bed 100m² $700,000 - $750,000 $7,000 - $7,500 

321 Forest Road, 
Hurstville 

1 Bed 50m² – 58m² $445,000 – $485,000 $8,350 - $8,900  

2 Bed 75m² - 80m² $575,000 - $645,000 $7,700 - $7,850 

“East Quarter” – Stage 2, 
95 Forest Road, Hurstville 

1 Bed 48m² - 70m² $360,000 - $500,000 $7,143 - $7,500 

2 Bed 75m² - 105m² $520,000 - $690,000 $6,900 - $7,200 

3 Bed 95m² - 105m² $680,000 - $850,000 $7,160 - $8,095 

37 Forest Road, Hurstville 

2 Bed 85m² - 100m² $580,000 - $625,000 $6,800 - $7,600 

3 Bed 110m² – 122m² $710,000 - $725,000 $6,300 - $6,600 

Development Site Sales 

The market for medium to large residential and mixed use redevelopment sites throughout the 
metropolitan area is active at present; however there have been fewer transactions within the 
immediate vicinity. 

The following redevelopment sites have been considered in arriving at our comparison approach 
to the feasibilities. 

The below table has had specific reference to the medium density market. 

Table 45: Residential Development Site Sales for Medium Density – Hurstville LGA 
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Address 

Development 

Status at Sale 

Time 

Sale Date Sale Price 
Development 

Details 

Rate $/ 

unit 

Rate 

$/sqm 

GFA 

21 - 31 Treacy Street, 

Hurstville 

Concept Plan 

Approval 
June 2014 $43,000,000 

237 Equivalent Unit 

Yield 
$181,435 $2,341 

75, 75A & 77 Pitt St, 

Mortdale 
DA Approved October 2014 $4,190,000 

15 Equivalent Unit 

Yield 
$279,333 $3,074 

9-11 Peake Pde, 

Peakhurst 
Raw – No DA Sep/Oct 2013 $1,900,000 

13 Equivalent Unit 

Yield 
$146,154 $1,928 

5-7 Peake Pde, 

Peakhurst 
Raw – No DA September 2013 $1,750,000 

13 Equivalent Unit 

Yield 
$134,615 $1,776 

99-103 Mercury St, 

Narwee 
Raw – No DA April 2014 $2,300,000 

18 Equivalent Unit 

Yield 
$127,778 $1,556 

13-17 Peake Pd, 

Peakhurst 
Raw – No DA 

Sep 13, Oct 13 

and Feb 14 
$2,930,000 

23 Equivalent Unit 

Yield 
$127,391 $1,601 

22-24 Gover St, 

Peakhurst 
Raw – No DA November 2013 $1,900,000 

14 Equivalent Unit 

Yield 
$135,714 $1,590 

8A Melvin St, Beverly 

Hills 
Raw – No DA December 2013 $1,100,000 

6 Equivalent Unit 

Yield 
$183,333 $1,513 

The below table has had specific reference to the townhouse/terrace market. 

Table 46: Residential Development Site Sales for Townhouse/Terrace – Hurstville LGA 

Address 

Development 

Status at Sale 

Time 

Sale Date Sale Price GFA sqm 
Rate $/ 

unit 

Rate 

$/sqm 

GFA 

21 Inverness Avenue, 

Penshurst 
Raw site 21/06/2014 $1,320,000 636 $440,000 $2,075 

The site comprises a regular shaped internal allotment, which is near level and positioned with frontage to Inverness Avenue, a 

local residential road. Surrounding development comprises of residential housing of varying age and character. We note 

subsequent to the sale of the property there was a development application submitted, and approved, for the demolition of the 

existing structures and dwelling currently occupying the site, with proposed plans for the construction of two (2) attached and one 

(1) detached, 4 bedroom, two storey townhouses with garages. The site is zoned R2 Low Density Residential with a maximum 

building height of 9 metres and an FSR of 0.6:1. 

4 Clarendon Road, 

Peakhurst 
Raw site 12/04/2014 $1,390,000 1,133 $347,500 $1,227 

The site comprises a regular shaped internal allotment, which is near level (with a slight fall to the rear) and positioned with a 

single road frontage to Clarendon Avenue, a local residential road. Surrounding development comprises of residential housing 

of varying age and character. We note that following the sale there was a development application submitted, and refused, for 

the demolition of the existing structures and dwelling currently occupying the site, with proposed plans for the construction of four 

(4) three bedroom, two storey townhouses. The site is zoned R2 Low Density Residential with a maximum building height of 9 

metres and an FSR of 0.6:1. 

48 Johnstone Street, 

Peakhurst 
DA Submitted 30/11/2014 $1,480,000 1,226 $296,000 $1,207 

The site comprises a regular shaped internal allotment, which is near level and positioned with a single road frontage to Johnstone 

Street, a local residential road. Surrounding development comprises of residential housing of varying age and character. We note 

subsequent to the sale of the property there was a development application submitted, and approved, for the demolition of the 

existing structures and dwelling currently occupying the site, with proposed plans for the construction of two (2) three bedroom, 

two storey townhouses and three (3) two bedroom single storey villas. The site is zoned R2 Low Density Residential with a 

maximum building height of 9 metres and an FSR of 0.6:1. 

10 Nicholson Street, 

Penshurst 
Raw Site 13/07/2013 $1,000,000 1,012 $250,000 $988 
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Address 

Development 

Status at Sale 

Time 

Sale Date Sale Price GFA sqm 
Rate $/ 

unit 

Rate 

$/sqm 

GFA 

The site comprises a slightly irregular shaped internal allotment, which is gently sloping to the rear and positioned with a single 

road frontage to Nicholson Street, a local residential road situated off Penshurst Street. Surrounding development comprises of 

residential housing of varying age and character. We note subsequent to the sale of the property there was a development 

application submitted, and refused, for the demolition of the existing structures and dwelling currently occupying the site, with 

proposed plans for the construction of two (2) two bedroom, two storey townhouses and one (1) attached three bedroom single 

storey dwelling. Following refusal a subsequent application of smaller density was submitted in April 2015 which as of September 

2015 is pending determination. The site is zoned R2 Low Density Residential with a maximum building height of 9 metres and 

an FSR of 0.6:1. 

167+167A Belmore 

Road, Peakhurst 
Raw Site 2012 and 2014 $1,180,000 1,163 $295,000 $1,007 

The site comprises two allotments with 167 being regular in shape and 167A being an adjoining battle-axe shaped allotment. 

The two lots form to make a regular shape parcel with a fall to the rear. The property is situated along a collector road with 

surrounding development comprising of residential housing of varying age and character. We note subsequent to the sale of the 

property there was a development application submitted, and refused, for the demolition of the existing structures and dwelling 

currently occupying the site, with proposed plans for the construction of two (2) four bedroom, two storey townhouses and two 

(2) three bedroom villas. The site is zoned R2 Low Density Residential with a maximum building height of 9 metres and an FSR 

of 0.6:1.In addition to the above, we note that the same purchaser has also acquired 4 Clarendon Road, Peakhurst which adjoins 

167A Belmore Road and have, as of 10/09/2015, submitted a development application to demolish the existing improvements 

and construct seven (7) townhouses.  

15.3.2 Retail – Specialty 

Gross Realisations 

In undertaking our financial analysis for a number of scenarios we have assessed the individual 

end revenues to be achieved. These sales have specifically had consideration to the Hurstville 

LGA and surrounds. 

Table 47: Specialty Retail Gross Realisations – Hurstville LGA 

Property Sales Price/ Sale Date 
Initial 
Yield 

Strata Area/ 
Rate per sqm 

Comments 

266-268 Forest 
Road, Hurstville 

$6,650,000 / April 2014 

**The current gross 
income is an agreed 
arrangement between 
landlord and tenant and 
not reflective of the lease 
between the parties. 
Based on comparable 
leasing evidence, this rent 
would be deemed well 
below market rate for the 
strip. 

2.61% 
(gross) 

$19,219 Let to Hungry Jacks until 31 March 2016 and a 
rent of $174,000 gross (p.a. + GST) with annual 
rental increases to CPI. Estimated net income 
$103,168 p.a.  Large 2 level building complete 
with ground level retail and lower level staff 
amenities and storage. Also features access for 
rear loading and parking from Humphreys lane. 
Located beside the main entrance to Westfield 
Shopping Centre and 100m from Hurstville 
Station. Land area 346sqm. Building area 
400sqm over two levels. 

Site has development potential. 

3/145-149 
Forest Road, 
Hurstville 

$1,255,000 / September 
2013 

5.18% $6,034 Strata Titled shop with frontage onto Forest 
Road.  Leased to a DVD store for a term of 4 
years plus 3 years. Passing rent $65,000 p.a. net 
+ GST. 

153sqm internally - 208sqm in total on strata plan. 
4 allocated car spaces (2 secure underground 
spaces + 2 street levels). Common male and 
female bathrooms + shower. 

Unit 4,  313 
Forest Road, 

Hurstville 

$380,000 / September 
2013 

6.32% $4,419 Strata Titled shop located on the corner of Forest 
Road and Bridge Street with good exposure to 
passing traffic.  Sold with a lease in place to Lucky 
7 Convenience Store under a lease term which 
started in July 2011 under a 5 + 5 year terms. 
Includes a single car space. 

431 Forest Rd, 
Bexley 

$612,000 / January 2013 7.09% $4,601 Shop and residence. 
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Property Sales Price/ Sale Date 
Initial 
Yield 

Strata Area/ 
Rate per sqm 

Comments 

Ground floor has been occupied by well-
established doctors surgery for over 20 years and 
is 1 year into a 5x5 year lease. 

1st floor is a 2 bedroom unit currently rented at 
$320pw (market rent $380pw - $420pw). 

Figures: 

Ground floor $26,780pa + GST 

1st Floor $16,640pa 

133 sqm. 1 car parking space. 

45 Forest Road    This provides a 2012 completed mixed use 
project containing ground floor retail below 2 
levels of residential. 

The project is situated at the corner of Forest 
Road and Lily Street. 

The suites are all serviced by common bathroom 
facilities. All suites provided with 2 car spaces 
with a selection being tandem configured. 

Suite 1 $310,000 / August, 2012 VP8 64m2 / 
$4,844 

Suite 2 $310,000 / August, 2012 VP 64m2 / 
$4,844 

Suite 3 $305,000 / August, 2012 VP 64m2 / 
$4,766 

Suite 4 

 

$305,000 / September, 
2012 

VP 64m2 / 
$4,766 

Suite 5 $440,000 / September, 
2012 

VP 71m2 / 
$6,197 

 

Suite 6 

 

$500,000 / January 2014 VP 110m2 / 
$4,558 

 

Suite 8 

 

$470,250 / December 
2011 

VP 95m2 / 
$4,950 

 

Suite 9 $430,000 / November 
2012 

VP 92m2 / 
$4,674 

“Vantage”  
Suite 2 / 95 
Jack Brabham 
Drive, Hurstville 

 

$395,000 / September 
2012 

 

VP 

 

157m2 / 
$2,516 

This provides a ground floor retail suite within a 
large scale mixed use project “East Quarter”. The 
suite was strata titled with a kitchen, bathroom 
and air-conditioned. The suite provides 2 car 
spaces. 

This suite was on the market for an extensive 
period of over 2 years, its lack of exposure being 
its downfall. 

Suite 8, 24 The 
Avenue, 
Hurstville 

 

$506,000 / May 2011 

 

VP 

 

76m2 / 
$6,658 

This is a ground floor retail suite within a 4 storey 
mixed use project containing 7 residential units 
above a level of basement parking. 

Suite 8 included internal bathroom and kitchen 
facilities. 

The suite has 2 basement parking spaces. 

15.3.3 Retail – Supermarket 

Gross Realisations 

In undertaking our financial analysis for a number of scenarios we have assessed the individual 

end revenues to be achieved. These types of sales are limited and traded infrequently; as such 

we have had reference to sales further afield. 

  

                                                           
8 Vacant Possession 
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Peninsula Village, Matraville NSW 

Sale Date: January 2015 

 

Sale Price: $21,900,000 

Property Type: Neighbourhood Shopping Centre 

Vendor: Arkadia Retail Property Pty Limited 

Purchaser: Wingdom Pty Ltd 

Site Area: N/A (Stratum) 

Lettable Area: 3,804m² 

Car Parking: 121 

Parking Ratio: 1:31 

Initial Yield: 6.94%¹ 

Equivalent Yield: 6.76%¹ 

Analysed IRR: 7.50% 

Rate $/sqm GLA: $5,757/m² 

The property, known as Peninsula Village Shopping Centre, comprises a stratum titled neighbourhood shopping centre which is 
anchored by a Woolworths Supermarket together with 6 specialty tenancies (including 2 vacancies) and a vacant ATM. The centre 
provides a total GLA of approximately 3,805.30m² (3,804.30m² including the ATM) as well as basement car parking for 
approximately 121 vehicles.  
 
The centre was constructed circa early 2014 and with the retail improvements positioned on a single stratum allotment positioned 
below a part 3 and part 7 level residential apartment complex.  Peninsula Village Shopping Centre is located in the suburb of 
Matraville, within the Randwick Local Government Area, approximately 12 kilometres south east of the Sydney CBD. 
 
The transaction includes 12 month rental guarantees over the vacant tenancies (2 shops and an ATM). 
¹ Includes 12 month rental guarantees 

 

Clemton Park Shopping Centre, NSW 

Sale Date: December 2014 

 

Sale Price: $48,000,000 

Property Type: Neighbourhood Shopping Centre 

Vendor: 
LaSalle Investment Management & 
Australand 

Purchaser: SCA Property Group 

Site Area: 14,020m² 

Lettable Area: 6,757m² 

Car Parking: 277 

Parking Ratio: 1:24 

Initial Yield: 7.39%* 

Equivalent Yield: 7.39%* 

Analysed IRR: - 

Rate $/sqm GLA: $7,104/m² 

Clemton Park Shopping Centre is currently under construction with completion scheduled for the second half of 2016. On 
completion the centre is to provide a stratum neighbourhood shopping centre within a residential development which will comprises 
743 new apartments across four stages, of which approximately 154 are already complete. 
 
The centre is to be anchored by a Coles supermarket together with 1 large format tenancy, 16 specialty tenancies, 3 ATMs and 4 
kiosks. As at the date of sale only Coles supermarket had exercised a Heads of Agreement. 
 
Clemton Park is located approximately 13 kilometres south west of the Sydney CBD. 
* As reported 
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Windsor Marketplace, NSW 

Sale Date: December 2014 

 

Sale Price: $19,600,000 

Property Type: Neighbourhood Shopping Centre 

Vendor: Charter Hall 

Purchaser: 360 Capital Retail Fund No. 1 

Site Area: 8,498m² 

Lettable Area: 5,347m² 

Car Parking: 162 

Parking Ratio: 1:33 

Initial Yield: 7.52% 

Equivalent 
Yield: 

7.52% 

Analysed IRR: 8.07% 

Rate $/sqm 
GLA: 

$3,666/m² 

The property, known as Windsor Marketplace, comprises a single level, predominately enclosed Neighbourhood Shopping Centre, 
which is anchored by Woolworths supermarket together with 10 specialty tenancies, 2 ATMs, a detached curves tenancy, a 
detached residential cottage and a detached medical centre. The shopping centre, Curves tenancy and cottage are located on one 
title while the medical centre is contained within 12 separate strata titles. The centre was fully let at the date of inspection. 
 
The centre was completely refurbished circa 2009 and provides a total GLA of approximately 5,246.80m² (5,348.80m² including 
the ATMs and cottage) as well as undercroft and at-grade car parking for approximately 162 vehicles. 
 
The subject centre is located in the historical township of Windsor on the boundary of the Sydney metropolitan area, approximately 
55 kilometres north west of the Sydney CBD and approximately 22 kilometres north of the Penrith CBD.  

 

Dee Why Grand, NSW 

Sale Date: December 2014 

 

Sale Price: $60,500,000 

Property Type: Neighbourhood Shopping Centre 

Vendor: Private Investor 

Purchaser: 
ISPT Retail Australia Property 
Trust (IRAPT) 

Site Area: - 

Lettable Area: 10,264m² 

Car Parking: 315 

Parking Ratio: 1:33 

Initial Yield: Confidential 

Equivalent 
Yield: 

7.00%* 

Analysed IRR: 8.75%* 

Rate $/sqm 
GLA: 

$5,894/m² 

The property, known as Dee Why Grand, comprises a substantial, fully enclosed, neighbourhood shopping centre contained within 
two stratum allotments and forming part of a mixed use development. The centre is anchored by Coles, Aldi and Harris Farm 
supermarkets together with 37 specialty tenancies (including 9 vacancies and 10 kiosks) as well as 3 ATMs (including 1 vacancy). 
Not all vacancies are considered lettable in the centre's current configuration. 
 
The centre was constructed circa 2010 and provides a total GLA (including tenancies considered unlettable) of approximately 
10,264.30m² (10,267.30m² including ATMs) as well as basement car parking for approximately 415 vehicles. 
 
The subject centre is located in the northern beaches suburb of Dee Why, approximately 18 kilometres north of the Sydney CBD 
and approximately 6 kilometres north of the suburb of Manly.  
* Approximately 
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Windsor Riverview Shopping Centre – Windsor, NSW 

Sale Date: July 2014 

 

Sale Price: $50,000,000* 

Property Type: Neighbourhood Shopping Centre 

Vendor: Private Investor 

Purchaser: Australian Property Opportunities Fund 

Site Area: 12,590m² 

Lettable Area: 7,923.90m² 

Car Parking: 325 

Parking Ratio: 1:24 

Initial Yield: 6.37% 

Equivalent Yield: 6.88% 

Analysed IRR: 8.48% 

Rate $/sqm GLA: $5,995/m² 

The property, known as Windsor Riverview Shopping Centre, comprises a neighbourhood shopping centre anchored by a Coles 
supermarket together with a large format tenancy (The Reject Shop), 29 specialty tenancies (including 3 vacancies), 5 kiosks 
(including 2 vacancies) and 3 ATMs (including 2 vacancies). The centre provides a total GLA of approximately 7,923.90m² 
(7,926.90m² including ATMs) as well as basement car parking for approximately 325 vehicles.  
 
The property transacted for a consideration of $50,000,000 including adjoining surplus land of 2,787m², located across four 
separate titles. A value of $2,500,000 has been apportioned to the adjoining land with this analysis reflecting the apportioned value 
to the shopping centre only, at $47,500,000. 
 
Windsor Riverview Shopping Centre is located in the Hawkesbury Valley approximately 55 kilometres to the north west of the 
Sydney CBD and approximately 20 kilometres north of the Penrith CBD.  
* Including surplus land 

Jordan Springs Shopping Centre NSW 

Sale Date: February 2014 

 

Sale Price: Confidential 

Property Type: Neighbourhood Shopping Centre 

Vendor: Fabcot Pty Ltd  

Purchaser: Rockworth Capital 

Site Area: 17,700m² 

Lettable Area: 6,245.90 

Car Parking: 295 

Parking Ratio: 1:21 

Initial Yield: - 

Equivalent Yield: 7.50*% 

Analysed IRR: 8.00%* 

Rate $/sqm GLA: - 

The property, known as Jordan Springs Shopping Centre, comprises a neighbourhood shopping centre anchored by a Woolworths 
supermarket together with 18 specialty tenancies, a gymnasium leased to Anytime Fitness and two ATMs. The centre provides a 
total GLA of approximately 6,247.90m² (6,245.90m² excluding ATMs) as well as at-grade car parking for approximately 295 
vehicles. The newly constructed property was granted an occupation certificate in December 2013. 
Jordan Springs is a developing suburb located approximately 60 kilometres west of the Sydney CBD and approximately 6 
kilometres north east of the Penrith CBD. 
The centre sold in February 2014 in an off-market, portfolio transaction, which also included 5 other neighbourhood shopping 
centres in New South Wales, Victoria and Queensland as well as surplus land, for a total consideration of $152,750,000 exclusive 
of GST. Whilst exact sale details are not available the property is reported to have transacted at an equivalent yield of approximately 
7.50%. The acquisition of the property included rental guarantees over the existing vacancies for  two years. 
*Approximately 

Ropes Central Village NSW 
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Sale Date: November 2013 

 

Sale Price: $11,500,000 

Property Type: Neighbourhood Shopping Centre 

Vendor: Coles Property Development Pty Ltd  

Purchaser: Private Investor 

Site Area: 12,340m² 

Lettable Area: 3,361m²  

Car Parking: 184 

Parking Ratio: 1:18 

Initial Yield: 7.82% 

Equivalent Yield: 7.62% 

Analysed IRR: - 

Rate $/sqm GLA: $3,422 

Ropes Central Village comprises a small, modern neighbourhood shopping centre anchored by Coles supermarket, together with 
approximately 8 specialty tenancies and 1 ATM. The centre provides to total gross lettable area of approximately 3,361m² 
(excluding the ATM) as well as approximately 184 at-grade car parking spaces. 
 
Ropes Central Village was constructed circa 2007 and provides small, single level, unenclosed shopping centre within a new 
residential estate. Ropes Crossing Estate is being developed by Lend Lease and upon completion will provide approximately 2,200 
homes as well as various community facilities. Ropes Crossing is located approximately 12 kilometres east of the Penrith CBD and 
approximately 50 kilometres west of the Sydney CBD. 

Development Site Sales 

The market for development site sales is limited for supermarket based developments. As such 
we have had reference to sales further afield. 

The following redevelopment sites have been considered in arriving at our comparison approach 
to the feasibilities. 

Table 48: Supermarket Development Site Sales 

Property Sale Date Sale Price Area (m²) $/m² Comments 

2, 2a & Part 2b 
Hector Court, 
Kellyville, NSW 

May-14 $12,500,000 15,987m² $781.89m² 

A large triangular shaped lot in a highly 
accessible location in close proximity to 
Memorial Avenue. The site is relatively 
level with limited vegetation and an 
existing residential dwelling. The zoning 
(B2 Local Centre) permits a mixture of 
retail and shop top housing with a 
permitted FSR of 1:1. The site is located 
in close proximity to the proposed Bella 
Vista Railway Station. The site was 
acquired by Fabcot Pty Ltd 
(Woolworths) unconditionally via an 
EOI campaign.  

The Ponds 
Shopping 
Centre, NSW 

Nov-13 $7,000,000 13,500m² $518.52/m² 

The sale of the Ponds Shopping Centre 
on a fund through basis. The total 
transaction reflected a value of 
$39,700,000 with a value of $7,000,000 
apportioned to the land. The property is 
zoned 3(a) General Business and was 
approved for a neighbourhood 
shopping centre anchored by a 
Woolworths Supermarket, providing a 
total GLA of approximately 7,091m². 

607-611 Hume 
Highway, 
Casula, NSW 

Oct-13 $8,450,000 10,908m² $774.66m² 

Three adjoining allotments fronting the 
Hume Highway, a major arterial 
roadway in western Sydney. The 
allotments are zoned B2 Local Centre 
under the Liverpool LEP 2008 and were 
purchased by Fabcot for the 
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Property Sale Date Sale Price Area (m²) $/m² Comments 

construction of a 4,300m² supermarket 
with at-grade car parking.  

1975-1985 
Camden Valley 
Way, Prestons, 
NSW 

Feb-13 $7,000,000 15,801m² $443.01m² 

Two adjoining allotments fronting 
Camden Valley Way, a major arterial 
roadway in western Sydney. The 
allotments are zoned B6 Enterprise 
Corridor under the Liverpool LEP 2008 
and were purchased by Fabcot for the 
construction of a neighbourhood 
shopping centre including a 4,094m² 
supermarket, 175m² BWS and 914m² of 
specialty tenancies together with 253 
parking spaces. The site sold without 
Development Consent.  

Lot 1120 Water 
Gum Drive, 
Jordan Springs 
NSW 

Nov-12 $5,400,000 17,700m² $305.08m² 

A vacant business zoned allotment, 
situated within a new residential estate 
known as Jordan Springs within the 
Penrith LGA, some 4 kilometres north 
east of the Penrith City Centre. The site 
was marketed with development 
potential for a supermarket and 
speciality stores to be erected. The site 
was benched and ready to be 
constructed on at the time of sale. The 
selling agent has advised that 
Woolworths Limited purchased the site 
and constructed a purpose built 
supermarket with adjoining specialty 
store, which has since materialised. 

15.3.4 Industrial 

Gross Realisations 

In undertaking our financial analysis for a number of scenarios we have assessed the individual 

end revenues to be achieved. These sales have specifically had consideration to the Hurstville 

LGA and surrounds.  

Table 49: Industrial Gross Realisations – Hurstville LGA and surrounds 

Property 
Exchange 

Date 
Sale Price 

Initial Yield 
(Net Passing) 

Equiv. 
Yield 

IRR 
Rate 

($/sqm) 
WALE 

(Income) 

46 Meta Street, Caringbah August 
2014 

$960,000 VP 8.88% 10.15% $1,275 0.00 years 

244-246 Taren Point 
Road, Caringbah 

April 2014 $2,150,000 VP 6.38% 7.86% $1,653 0.00 years 

27E 1-3 Endeavour Road, 
Caringbah 

August 
2014 

$435,000 VP 6.32% 7.80% $1,891 0.00 years 

104 Vanessa Street, 
Kingsgrove 

June 2014 $12,625,000 9.06% 8.35% 9.01% $1,773 2.67 years 

118-124 Bourke Road, 
Alexandria 

February 
2014 

$19,000,000 VP 6.51% 8.51% $1,869 0.00 years 

30-34 Ricketty Street, 
Mascot 

December 
2013 

$5,100,000 VP 6.50% 8.28% $2,121 0.00 years 

73-79 Beauchamp Road, 
Banksmeadow NSW 

December 
2013 

$11,800,000 8.08% 8.02% 9.49% $1,778 2.49 years 

146 O’Riordan Street, 
Mascot 

August 
2013 

$7,700,000 VP 6.20% 8.57% $2,445 0.00 years 

126-136 Bourke Road & 38-
44 Doody Street, Alexandria 

July 2013 $21,196,000 6.79% 7.38% 9.28% $2,409 6.02 years 



 

Georges River Employment Lands Study: Stage 2: Industrial and Commercial Lands Strategy – Page 108 
March 2017 

410-412 Botany Road, 
Alexandria 

May 2013 $3,250,000 0.27% 8.01% 9.76% $2,036 0.59 years 

263-273 King Street, 
Mascot 

March 2013 $8,550,000 VP 7.87% 9.17% $1,295 0.00 years 

21-23 O’Riordan Street, 
Alexandria 

September 
2012 

$14,250,000 0.00% 7.82% 9.97% $1,896 0.75 years 

The below table has had primary reference to strata office market. 

Table 50: Industrial Office Gross Realisations – Hurstville LGA and surrounds 

Property Sale Date Sale Price Area (m²) $/m² of GFA Comments 

13 Forrester 
Street, 
Kingsgrove 

    
A modern industrial property. The site 
maintains a high degree of office 
component across all its industrial 
units. 
 
The site is located within the suburb of 
Kingsgrove in what is known as the 
Palm Grove Business Park. The 
property benefits from close proximity 
to the M5, railway station and shopping 
amenity. 

Unit 50 Dec-14 $434,500 134 m² $3,243 m² 

Unit 31 Apr-13 $565,000 143 m² $3,951 m² 

Unit 52 Dec-14 $425,000 146 m² $2,911 m² 

Unit 21 Aug-13 $400,000 135 m² $2,963 m² 

Unit 33 Sep-13 $450,000 165 m² $2,727 m² 

Unit 22 Oct-13 $ 387,000 138 m² $2,804 m² 

Unit 23 Dec-14 $365,000 128 m² $2,852 m² 

Unit 35 Jun-14 $360,000 119 m² $3,025 m² 

Unit 6 Jan-14 $521,000 225 m² $2,316 m² 

Unit 48 Mar-14 $440,000 156 m² $2,821 m² 

Unit 56 Feb-14 $420,000 172 m² $2,442 m² 

Unit 16 Dec-14 $536,800 202 m² $2,657 m² 

Unit 29 Apr-13 $385,000 125 m² $3,080 m² 
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