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EXECUTIVE SUMMARY
The need for a centres strategy for the Georges River LGA 
arises from Council’s requirement to prepare a harmonised 
strategic vision and planning framework. The Commercial 
Centres Strategy (“the Strategy”) is part of a series of 
studies and strategies to inform the future land use planning 
of the Georges River LGA.

The Strategy is being prepared in two parts (Part 1 and 
Part 2) to support the staged approach to preparing the 
new Georges River Local Environmental Plan (“LEP”).

This document is Part 1 Centres Analysis (“Part 1”). This 
Part conducts a stocktake of all 48 commercial centres in 
the Georges River LGA and develops an existing centres 
hierarchy through a holistic approach informed by an 
evidence base consisting of independent expert advice, 
community input and an in-depth review of all centres. 
This has been completed with the aim of preparing a 
harmonised planning framework that effectively governs 
the future development of these centres to support their 
ongoing viability and the growth of local businesses 
and jobs in line with Council’s Local Strategic Planning 
Statement 2040 (“LSPS 2040”) future vision.

The primary purpose of Part 1 is to inform the preparation 
of LEP 2020 and its accompanying development control 
plan. This Part addresses the immediate issue concerning 
the loss of employment floor space through redevelopment 
by reviewing the existing minimum non-residential floor 
space requirements, identify the inconsistencies between 
the existing LEPs and enable the permissibility of a greater 
variety of land uses in the Georges River LGA’s business 
zones. A set of rezoning criteria guideline is also developed 
in this Part to manage proponent-led proposals that seek to 
expand existing centres.

Part 2 of the Strategy is currently being prepared to inform 
amendments to the LEP in 2022 and beyond. Through a 
place-based planning approach, this Part will consider the 
roles and functions of all 48 centres and provide centre-
specific objectives, built form guidelines and investigate the 
potential expansion of appropriate centres.
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1 INTRODUCTION
Georges River Council (“Council”) is taking a staged 
approach in implementing the future land use vision for 
the Georges River LGA established by the Local Strategic 
Planning Statement 2040 (“LSPS 2040”). This incremental 
approach will ensure land use planning is informed by 
a sound evidence base and is continually responsive to 
emerging trends, projections, constraints, threats and 
community values. A new land use planning framework is 
being prepared through a harmonised Georges River LEP 
and developed as follows in accordance with the actions 
nominated by the LSPS 2040:

• LEP 2020 (Harmonisation and Housing) will be 
based on the current and emerging evidence base and 
community engagement outcomes. The focus of this LEP 
will be on delivery of housing targets, housing choice and 
harmonising the existing planning instruments.

• LEP 2022 (Jobs and Activation) will require further 
detailed studies and investigations to focus on the ongoing 
viability, competitiveness and activation of centres. 

• LEP 2025 and beyond will be informed by the above 
LEPs and future strategic planning work to respond to 
longer-term housing and jobs forecasts and community 
values. 

Understanding and strengthening the LGA’s commercial 
centres is a critical component of future planning. Council is 
preparing the Commercial Centres Strategy (“the Strategy”) 
as part of a series of studies and strategies to inform the 
new Georges River LEP.

The Strategy is informed by the Economic Study (“the 
Study”) prepared by consultants with expertise in economic 
analysis to project the long-term economic and employment 
activities of all 48 centres in the LGA. The Study is provided 
in Appendix 1 and must be read in conjunction with the 
Strategy.
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1.1 Purpose
The Strategy is being prepared in two parts – Part 1 and 
Part 2 – to support the staged approach of the new LEP.

The primary purpose of this document, Part 1 Centres 
Analysis (“Part 1”), is to inform the preparation of LEP 2020 
and the accompanying development control plan (“DCP”). 
This Part conducts a stocktake of all 48 centres in the LGA 
through a holistic approach with the intention of harmonising 
the existing planning frameworks that govern the future 
development of these centres, as well as identifying any 
impediments to the provision of employment floor space to 
support the growth of local jobs and businesses.

The primary purpose of Part 2 of the Strategy is to inform 
the preparation of LEP 2022 and the accompanying DCP 
amendment. Through a place-based planning approach, this 
Part will address the inconsistencies of development standards 
and provide centre-specific objectives, built form controls 
and guidelines, and investigate the potential expansion of 
appropriate centres.

The aims of Part 1 are to:

• Conduct a stocktake of all business zoned land in the 
Georges River LGA, including a land use and floor space 
audit

• Consider and integrate the evidence base findings of the 
Economic Study

• Develop an existing centres hierarchy with a clear vision, role 
and function for each centre to better manage future growth

• Determine the appropriate mix of employment and 
residential floor space in mixed use zones to ensure that 
the provision of additional housing does not affect the 
viability of centres and jobs growth

• Prepare recommendations that will inform future planning 
controls and policies in response to the need for centres to 
adapt over time by providing for a broader range of land uses

• Harmonise existing land uses and consider additional 
land uses to promote employment growth in response to 
emerging demographic and economic trends

• Develop a set of criteria to ensure rezoning requests 
to expand existing centres are supported by evidence-
based investigations and demonstrate strategic merit

• Support the preparation of the:
 − Local Strategic Planning Statement 2040
 − Local Housing Strategy

• Inform the preparation of the:
 − Georges River Local Environmental Plan 2020
 − Georges River Development Control Plan 2020

• Provide the evidence base for Part 2 of the Strategy.

The Local Housing Strategy complements the Commercial 
Centres Strategy by focusing new growth within the walking 
catchment of our local centres. These two Strategies are 
ideally read in conjunction with each other.

1.2 Strategy Area
The Strategy focuses on all business-zoned land under the 
Hurstville Local Environmental Plan 1994 (“HLEP 1994”), 
Hurstville Local Environmental Plan 2012 (“HLEP 2012”) 
and the Kogarah Local Environmental Plan 2012 (“KLEP 
2012”), including the following:

• B1 Neighbourhood Centre (under HLEP 2012 and KLEP 
2012)

• B2 Local Centre (under HLEP 2012 and KLEP 2012)

• B3 Commercial Core (under HLEP 2012)

• B4 Mixed Use (under HLEP 2012 and KLEP 2012)

• B6 Enterprise Corridor (under KLEP 2012)

• Deferred Matter (under HLEP 1994)

• Schedule 1 Additional permitted uses items that nominate 
the service station land use in B1 Neighbourhood 
Centres (under HLEP 2012)

• Schedule 1 Additional permitted uses items that nominate 
limited commercial uses in residential zones (under KLEP 
2012).

A centre-by-centre review is provided in Appendix 2.



www.georgesriver.nsw.gov.au 7

Figure 1 Georges River Commercial Centres GEORGES RIVER LOCAL GOVERNMENT AREA BOUNDARY
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1. Hurstville City Centre (B3 and B4 zone)
2. Kogarah Town Centre* (B4 zone)
3. B4/B1 – Kogarah (Princes Highway)*
4. B6 – Carlton (Princes Highway)
5. B2 – Allawah (Railway Parade)
6. B2 – Beverly Hills (King Georges Road)**
7. B2 – Blakehurst (Princes Highway)
8. B2 – Carlton / Kogarah Bay (Princes Highway)
9. B2 – Carlton (Railway Parade)
10. B2 – Hurstville East (Forest Road)
11. B2 – Kingsgrove (Kingsgrove Road)
12. B2 – Kingsgrove (The Kingsway)
13. B2 – Kogarah (Regent / Stanley Street)
14. B2 – Mortdale (Morts Road)
15. B2 – Narwee (Broad Arrow Road)
16. B2 – Oatley (Oatley Avenue / Frederick Street)
17. B2 – Penshurst (Forest Road)
18. B2 – Penshurst (Penshurst Street)
19. B2 – Ramsgate (Rocky Point Road)
20. B2 – Riverwood (Belmore Road)
21. B2 – South Hurstville (King Georges Road)
22. B1 – Beverly Hills (Stoney Creek Road)
23. B1 – Carlton (Andover Street)
24. B1 – Carlton (Jubilee Avenue)
25. B1 – Carss Park (Carwar Avenue)
26. B1 – Hurstville (Gloucester Road)
27. B1 – Hurstville (Kimberley Road)
28. B1 – Hurstville Grove (Hillcrest Avenue)
29. B1 – Hurstville Grove (Seymour Street)
30. B1 – Kogarah (Rocky Point Road)

31. B1 – Kyle Bay (Kyle Parade)
32. B1 – Lugarno (Forest Road)
33. B1 – Lugarno (Lime Kiln Road)
34. B1 – Oatley (Hurstville Road)
35. B1 – Oatley (Lansdowne Parade)
36. B1 – Oatley (Mulga Road)
37. B1 – Peakhurst (Baumans Road)
38. B1 – Peakhurst (Belmore Road)
39. B1 – Peakhurst (Boundary Road)
40. B1 – Peakhurst (Forest Road)
41. B1 – Peakhurst (Henry Lawson Drive)
42. B1 – Peakhurst (Lorraine Street)
43. B1 – Peakhurst (Park Street)
44. B1 – Peakhurst Heights (Pindari Road)
45. B1 – Riverwood (Broad Arrow Road)
46. B1 – Sans Souci (Rocky Point Road)
47. B1 – Sans Souci (Water Street)
48. B1 – South Hurstville (Connells Point Road)

* Identified within the Collaboration Area study area by
the Greater Sydney Commission where a place-based
and multi-stakeholder process is currently underway to
deliver regionally significant outcomes in terms of liveability,
productivity, connectivity and sustainability.

** Subject of the current Beverly Hills Masterplan process 
which recommends future land use zones, building heights 
and FSRs that will facilitate urban renewal and revitalisation 
of the area.
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2 POLICY CONTEXT
2.1  Regional and District 

Framework
The planning for the future growth of centres in the 
Georges River LGA is guided by an overarching strategic 
framework established by the Greater Sydney Commission 
and the Georges River local community. The following 
documents are instrumental in informing the preparation of 
the Strategy:

• Greater Sydney Region Plan – A Metropolis of Three 
Cities

• South District Plan

• Local Strategic Planning Statement 2040

• Georges River Community Strategic Plan 2018-2028

2.1.1 Region Plan
The Greater Sydney Region Plan – A Metropolis of Three 
Cities was finalised and released by the Greater Sydney 
Commission in March 2018 to meet the needs of a growing 
and changing population and establish the aspirations 
for the region over the next 40 years. Framed around 10 
Directions relating to infrastructure and collaboration, 
liveability, productivity and sustainability, the Region 
Plan envisages Greater Sydney as a metropolis of three 
cities where people can more easily access knowledge-
intensive jobs, city-scale infrastructure and services, and 
entertainment and cultural facilities. The three cities are:

• Eastern Harbour City, with the Harbour CBD at its centre

• Central River City, the geographic centre of Sydney 
focused on Greater Parramatta

• Western Parkland City, to be established around Western 
Sydney Airport.

The Georges River LGA is in the Eastern Harbour City.

The guiding Directions and Objectives of the Greater 
Sydney Region Plan are outlined below:

Direction 2: A collaborative city
 − Objective 5: Benefits of growth realised by 

collaboration of governments, community and 
business

Direction 7: Jobs and skills for the city
 − Objective 21: Internationally competitive health, 

education, research and innovation precincts
 − Objective 22: Investment and business activity in centres
 − Objective 23: Industrial and urban services land is 

planned, retained and managed
 − Objective 24: Economic sectors are targeted for 

success

2.1.2 District Plan
The South District Plan was finalised and released by the 
Greater Sydney Commission in March 2018. The District 
Plan is a guide for implementing the Region Plan at the 
district level and proposes a 20-year vision by setting out 
aspirations and proposals for the South District. Similarly 
framed around 10 Directions relating to infrastructure and 
collaboration, liveability, productivity and sustainability, 
the District Plan provides planning priorities which are 
consistent with the Objectives of the Region Plan.

The South District is one of five districts in Greater Sydney. 
Georges River Council is located in the South District along-
side Canterbury-Bankstown and Sutherland Shire Councils.

The guiding Directions and Planning Priorities of the South 
District Plan are outlined below:

Direction 2: A collaborative city
 − Planning Priority S2: Working through collaboration

Direction 5: A city of great places
 − Planning Priority S6: Creating and renewing great places 

and local centres, and respecting the District’s heritage

Direction 7: Jobs and skills for the city
 − Planning Priority S8: Growing and investing in health 

and education precincts and Bankstown Airport trade 
gateway as economic catalysts for the District

 − Planning Priority S9: Growing investment, business 
opportunities and jobs in strategic centres

 − Planning Priority S11: Supporting growth of targeted 
industry sectors

To manage the growth and change of the South District’s 
centres, the District Plan identifies a total of six strategic 
centres:

• Bankstown

• Campsie

• Hurstville

• Kogarah

• Miranda

• Sutherland

The Hurstville and Kogarah strategic centres are located 
within the Georges River LGA. Employment growth is the 
principal underlying economic goal for these centres:

• Hurstville
 − 2036 baseline target: additional 3,400 jobs
 − 2036 high target: additional 8,400 jobs

•  Kogarah
 − 2036 baseline target: additional 4,200 jobs
 − 2036 high target: additional 8,700 jobs
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The District Plan places a strong emphasis on “place-
based planning” for all strategic and local centres. Place-
based planning is evidence-based planning that creates a 
vision for a place based on its unique characteristics and 
potential. 

Part 2 of the Strategy will be prepared in accordance 
with the District Plan’s prescribed place-based planning 
principles where a detailed analysis will be conducted for 
all centres in the Georges River LGA. Specific centres may 
require additional masterplan works to be completed due to 
complex issues such as urban form, existing and proposed 
infrastructure, access networks and public domain 
improvements.

2.2 Local Framework
2.2.1  Georges River Community Strategic 

Plan 2018-2028
The Community Strategic Plan 2018-2028 (“CSP”) and 
associated documents were adopted by Council on 25 
June 2018. The CSP was developed around six themes or 
pillars which were identified in the consultation process as 
important to the community. These six pillars will underpin 
Council’s work for the next 10 years:

1. A protected environment and green open spaces
2. Quality, well planned development
3. Active and accessible places and spaces
4. A diverse and productive economy
5. A harmonious and proud community with strong social 

services and infrastructure
6. Leadership and transparency.

This document has been prepared with specific 
consideration of the Goals and Strategies that will deliver a 
diverse and productive economy. 

2.2.2  Georges River Local Strategic 
Planning Statement 2040

The Local Strategic Planning Statement 2040 (“LSPS 
2040”) outlines the 20-year vision for land use planning 
in the LGA. Extensive community and stakeholder 
engagement were conducted to facilitate discussion of 
the special characteristics that contribute to the local 
identity, shared community values that are to be maintained 
and enhanced and how growth and change will be 
managed into the future. Underpinned by the following 
five interrelated themes, the LSPS 2040 will assist in 
implementing actions in the Regional and District Plans, 
and Council’s own priorities in its CSP:

• Access and movement

• Infrastructure and community

• Housing and neighbourhoods

• Economy and centres

• Environment and open space

The LSPS 2040 identifies local planning priorities to deliver 
the desired future for the LGA’s economy and centres. 
These local planning priorities have been essential in 
guiding the purpose and direction of this Strategy:

P12.   Land is appropriately zoned for ongoing employment 
growth

P13.   Planning, collaboration and investment delivers 
employment growth and attractive, lively, accessible 
and productive centres

P14.   Hurstville, Beverly Hills and Kogarah are supported 
to grow safe night-time entertainment, dining and 
other recreational opportunities

P15.   All local centres are supported to evolve for long-
term viability

This document was publicly exhibited with the LSPS 2040.
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2.2.3  Local Environmental Plans and 
Development Control Plans

As noted earlier, Georges River currently has three LEPs 
and four DCPs in effect:

Existing LEP Existing DCP
Hurstville Local Environmental Plan 1994 Hurstville Development Control Plan No. 2 – Amd No. 5
Hurstville Local Environmental Plan 2012 Hurstville Development Control Plan No.1 

(sites outside the Hurstville City Centre)

Hurstville Development Control Plan No.2 – Amd No. 9 
(sites within the Hurstville City Centre)

Kogarah Local Environmental Plan 2012 Kogarah Development Control Plan 2013

Whilst the HLEP 2012 has not experienced any significant 
amendments to its development standards, the KLEP 2012 
was amended on 26 May 2017 with significant uplifts in the 
development standards, including in business-zoned land. 
As result, the business-zoned lands identified by the HLEP 
2012 and KLEP 2012 have notable differences in their land 
use permissibility and maximum development standards.

The Strategy seeks to address the inconsistencies and 
deficiencies of the existing Hurstville and Kogarah planning 
frameworks through the staged development of Part 1 and 
Part 2.

2.3  Other relevant strategies 
and studies

The Strategy is informed by an evidence-based 
assessment of local and district-wide housing, employment, 
retail, commercial services and infrastructure demand. 
A multitude of recent Council strategies and studies are 
relevant in informing the preparation of this Strategy:

• The Actions and Outcomes of the Economic
Development Strategy (2018)

• The background information and assessment conducted
by the Employment Lands Study (2017) and the Kogarah
Employment Lands and Economic Development Strategy
(2013)

• The findings of the Industrial Lands Review (2018)

• Recommendations of the Hurstville City Centre Urban
Design Strategy (2018)

• The findings and recommendations of the Open Space,
Recreation and Community Facilities Strategy (2019)

• The findings of the Evidence Base for Local Housing
Strategy (2019)

• The findings of the Economic Study (2019) as noted
earlier.
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3 EVIDENCE BASE
3.1 Economic Context
Consultants with expertise in economic analysis were 
engaged by Council to undertake a comprehensive review 
of all 48 centres within the Georges River LGA. This review, 
known as the Economic Study (“the Study”), informs the 
preparation of this Strategy.

The Study is provided in Appendix 1 and must be read in 
conjunction with this document.

3.1.1  Economic Trends and Drivers
The Study is comprised of a review of local demographic 
and economic profile and context, highlighting key 
drivers that influence economic activity and development, 
identifying historic and emerging trends in the commercial /  
retail markets and resultant implications in land use 
planning and a review of current and historic economic and 
employment trends.

Key findings of the local demographic context are 
summarised below:

• 42% of net growth in population are persons aged 50 
years and over leading to an increase in demand for aged 
care and health-related services to be provided in centres

• Stronger growth in the young workforce age group 
of 18 to 34 year olds (47% of net growth) creates the 
opportunity and demand for increased employment 
opportunities which could be provided within the centres 
and close to home

• Georges River has the highest proportion of residents 
with a university degree compared to surrounding LGAs

• Georges River specialises in knowledge intensive related 
employment, attributed to the presence of allied health 
industries and a large amount of commercial floor space 
provided in the strategic centres

• 38% of jobs provided within the LGA are taken up by local 
residents which highlights the importance of providing 
local employment opportunities for residents

• Over the last 5 years, health care and social assistance 
has experienced the strongest growth in the total number 
of jobs provided in the LGA

• The number of health and education jobs are projected to 
continue to increase

• The majority of jobs are concentrated in and around the 
strategic centres

• Local commercial centres around the strategic centres 
play an important role in providing retail and commercial 
services for these employees.

Key findings of the economic trends and drivers influencing 
the Georges River LGA are summarised below:

• The proximity of the LGA’s commercial centres to Sydney 
Airport provides the opportunity to benefit from the 
tourism sector

• Mid-sized to full line supermarkets are increasingly 
anchoring smaller centres

• Due to the continued evolution of online retailing, there 
is an emergence of ‘last mile’ stores dedicated to the 
distribution of online sales by only providing public 
access to click-and-collect areas

• Continued strong growth in the demand for supermarket 
and grocery stores, especially the provision of 
neighbourhood supermarkets of around 1,000 to 
1,500sqm in local centres where smaller supermarkets or 
convenience stores may have prevailed previously

• Strong growth in the café culture leading to increased 
demand for outdoor dining options and improved public 
domain amenity

• The attraction of new department stores to the LGA 
is unlikely, though the existing stores will continue 
to consolidate, evolving and innovating to reflect the 
changing trends in shopper preferences and habits

• The demand for flexible types of office spaces is 
continuing to grow, most notably in suburban locations. 
This trend should be encouraged in appropriate centres 
in the LGA through the provision of a range of commercial 
floor plans that are flexible and can accommodate local 
professional services, start-ups and boutique small and 
medium-sized enterprise businesses

• Protect the existing supply of commercial floor space to 
maintain the affordability of existing rents

• Need to allow for greater flexibility in the design of car 
parking areas to enable adaption into alternative uses 
that either enhances the productivity of the centre or its 
community identity

• Disincentivise out-of-centre retailing due to the potential 
for these retail activities to affect the continued economic 
viability of the established centres across the LGA

• Zoning of additional land for retail and commercial uses 
to accommodate future growth must demonstrate a 
genuine demand which cannot be met in existing centres

• Community events that showcase local retail offerings 
and services assist in driving retail growth by creating a 
sense of community identity

• Pedestrian connectivity is enhanced through architecture 
that positively contributes to the public amenity and 
streetscape character.
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These findings are critical in informing the permissible land 
uses that are proposed for the LGA’s business-zoned land in 
LEP 2020. Findings relating to public domain improvements 
and urban design will be integrated into Part 2 of the 
Strategy to inform the future amendment to LEP 2022.

3.1.2  Existing Centres Hierarchy
Based on a comprehensive land use and floor space audit 
of all business-zoned land in the LGA, the Study conducts 
a review of the existing economic activity and performance 
of each centre. In light of this review, each centre’s ability 
to support the community’s access to goods and services 
is considered through the development of an existing retail 
hierarchy where all 48 centres are classified based on the 
amount of retail floor space and facilities accommodated.

The existing centres hierarchy is comprised of a six-tiered 
classification system based on the existing retail floor 
space provided. The classification considers the number 
and size of supermarkets and the essential retail and 
services provided:

1. Strategic centre – regionally significant commercial 
centres as nominated by the Greater Sydney Region 
Plan and South District Plan.

2. Local centre – provide essential access to day to day 
goods and services close to where people live with 
over 5,000sqm of retail floor space and anchored by at 
least one supermarket larger than 1,000sqm.

3. Village – supports a local resident and worker 
population with 3,000 to 5,000sqm of retail floor 
space and typically includes a small supermarket or 
convenience store.

4. Small village – supports a local resident and worker 
population with 1,000 to 3,000sqm of retail floor space 
and typically serves a local walking catchment.

5. Neighbourhood centre – provides under 1,000sqm of 
retail floor space and typically serves a local walking 
catchment within a 5 to 10 minute radius.

6. Enterprise corridor – a specialised centre that is 
limited to the B6 Enterprise Corridor zoned land on 
Princes Highway, Carlton.

Figure 2 Existing Centres Hierarchy
GEORGES RIVER LOCAL GOVERNMENT AREA BOUNDARY

CANTERBURY
BANKSTOWN

COUNCIL

BAYSIDE
COUNCIL

BAYSIDE
COUNCIL

Strategic centre
Local centre
Village
Small village
Neighbourhood
Enterprise corridor

Classification
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Table 1 Existing centres hierarchy

Centre Name Existing Classification
Hurstville City Centre Strategic centre
Kogarah Town Centre Strategic centre
B2 – Beverly Hills (King Georges Road) Local centre
B2 – Kingsgrove (Kingsgrove Road) Local centre
B2 – Mortdale (Morts Road) Local centre
B1 – Oatley (Mulga Road) Local centre
B2 – Penshurst (Penshurst Street) Local centre
B2 – Riverwood (Belmore Road) Local centre
B2 – South Hurstville (King Georges Road) Local centre
B2 – Hurstville East (Forest Road) Village
B2 – Narwee (Broad Arrow Road) Village
B2 – Oatley (Oatley Avenue / Frederick Street) Village
B1 – Peakhurst (Forest Road) Village
B2 – Ramsgate (Rocky Point Road) Village
B2 – Allawah (Railway Parade) Small village
B2 – Blakehurst (Princes Highway)* Small village
B2 – Carlton (Railway Parade) Small village
B2 – Carlton / Kogarah Bay (Princes Highway) Small village
B2 – Kingsgrove (The Kingsway) Small village
B1 – Lugarno (Forest Road) Small village
B1 – Peakhurst (Henry Lawson Drive) Small village
B2 – Penshurst (Forest Road) Small village
B1 – Sans Souci (Rocky Point Road) Small village
B1 – Beverly Hills (Stoney Creek Road) Neighbourhood
B1 – Carlton (Andover Street) Neighbourhood
B1 – Carlton (Jubilee Avenue) Neighbourhood
B1 – Carss Park (Carwar Avenue) Neighbourhood
B1 – Hurstville (Gloucester Road) Neighbourhood
B1 – Hurstville (Kimberley Road) Neighbourhood
B1 – Hurstville Grove (Hillcrest Avenue) Neighbourhood
B1 – Hurstville Grove (Seymour Street) Neighbourhood
B4/B1 – Kogarah (Princes Highway) Neighbourhood
B2 – Kogarah (Stanley / Regent Street) Neighbourhood
B1 – Kogarah (Rocky Point Road) Neighbourhood
B1 – Kyle Bay (Kyle Parade) Neighbourhood
B1 – Lugarno (Lime Kiln Road) Neighbourhood
B1 – Oatley (Hurstville Road) Neighbourhood
B1 – Oatley (Lansdowne Parade) Neighbourhood
B1 – Peakhurst (Baumans Road) Neighbourhood
B1 – Peakhurst (Belmore Road) Neighbourhood
B1 – Peakhurst (Boundary Road) Neighbourhood
B1 – Peakhurst (Lorraine Street) Neighbourhood
B1 – Peakhurst (Park Street) Neighbourhood
B1 – Peakhurst Heights (Pindari Road) Neighbourhood
B1 – Riverwood (Broad Arrow Road) Neighbourhood
B1 – Sans Souci (Water Street) Neighbourhood
B1 – South Hurstville (Connells Point Road) Neighbourhood
B6 – Carlton (Princes Highway) Enterprise corridor

*Note: the Study classifies the B2 – Blakehurst (Princes Highway) as a “neighbourhood centre” based on the provision of retail floor space
at the time of the land use audit. Further investigation conducted by Council identifies a large amount of commercial floor space provided at
the ground floor that presents opportunities for conversion to retail uses. For this reason, the centre is recognised as a “small village” in the
existing centres hierarchy.
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It is acknowledged that the existing centres hierarchy 
does not correlate to the existing land use zones and 
development standards prescribed for all centres due to the 
consideration of classification based on the existing retail 
floor space provided in each centre.

The classifications of “local centres”, “villages”, “small 
villages” and “neighbourhood centres” are comprised of 
a combination of B1 Neighbourhood Centre and B2 Local 
Centre zoned land. However, this document does not 
propose any changes to zoning or development standards 
as part of LEP 2020.

There are opportunities to review the existing centres 
hierarchy based on the recommendations of the Study. 
Place-based analysis is required in Part 2 of this Strategy 
to inform LEP 2022 and beyond. No rezoning or changes to 
the built form controls will occur until this work is complete.

3.1.3    Future Employment Floor  
Space Demand

Based on future population forecasts, the LGA’s economic 
profile, recent market trends and drivers, capacity and 
supply blockages, the Study projects and identifies the 
demand for retail and employment space required in all 
centres to support the additional growth in the resident, 
worker and visitor population.

The Study concludes that an additional 187,450sqm of 
employment floor space is required by 2036.

An overview of the 2036 employment floor space demand 
is tabulated below. The current supply of employment floor 
space takes into account existing vacant floor space and 
current planning proposals and development applications 
that propose non-residential floor space. Further detail is 
provided for each centre in Appendix 2.

Table 2 Employment floor space demand by 2036

Centre Name Current 
supply (sqm)

Future demand  
by 2036 (sqm)

Incr. req. 
(sqm)

% of 
incr.

% of 
total

Hurstville City Centre 330,031 407,366 77,335 23% 41%

Kogarah Town Centre 163,529 215,715 52,186 32% 28%

B2 – Beverly Hills (King Georges Road) 29,230 33,761 4,531 16% 2%

B2 – Kingsgrove (Kingsgrove Road) 18,470 20,315 1,845 10% 1%

B2 – Mortdale (Morts Road) 20,412 27,014 6,602 32% 4%

B1 – Oatley West (Mulga Road) 14,731 16,290 1,559 11% 1%

B2 – Penshurst (Penshurst Street) 18,004 20,184 2,990 17% 2%

B2 – Riverwood (Belmore Road) 30,674 43,279 12,605 41% 7%

B2 – South Hurstville (King Georges Road) 23,959 30,446 6,487 27% 3%

All other 39 centres combined 144,505 167,757 21,310 15% 11%

Total 793,545 982,127 187,450 24% 100%

The increased demand of an additional 15% or 21,310sqm 
across the 39 centres with the “village”, “small village”, 
“neighbourhood centre” and “enterprise corridor” 
classifications equates to an average of two small specialty 
stores per centre. However, this is not distributed equally 
amongst the 39 centres. Some centres may experience a 
greater demand for additional employment floor space due 
to their:

•  Existing classification in the centres hierarchy

•  Location in areas with high forecast population growth

•  Location close to existing and proposed rail and bus 
networks

•  Good visibility from passing trade, especially those with a 
frontage to an arterial road

•  Access to car parking

•  Proximity to competing centres and other higher order 
centres

•  Opportunity for redevelopment and renewal.

Considering these criteria, a number of centres are 
tabulated below as being suitable locations to provide a 
greater share of employment floor space than the average 
15% increase. Further detail is provided for each centre in 
Appendix 2.
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Table 3 Centres suitable for a greater share of increase in employment floor space

Classification # Centre Name

Village

1 B2 – Hurstville East (Forest Road)

2 B2 – Narwee (Broad Arrow Road)

3 B2 – Oatley (Oatley Avenue / Frederick Street)

4 B1 – Peakhurst (Forest Road)

5 B2 – Ramsgate (Rocky Point Road)

Small village

6 B2 – Allawah (Railway Parade)

7 B2 – Blakehurst (Princes Highway)

8 B2 – Carlton (Railway Parade)

9 B2 – Carlton / Kogarah Bay (Princes Highway)

10 B1 – Lugarno (Forest Road)

11 B1 – Peakhurst (Henry Lawson Drive)

12 B1 – Sans Souci (Rocky Point Road)

Neighbourhood centre
13 B1 – Carss Park (Carwar Avenue)

14 B2 – Kogarah (Regent / Stanley Street)

Figure 3 Centres suitable for a greater share of increase in employment floor space
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3.1.4  Development Capacity in Centres
To determine the ability of the centres to accommodate 
the projected 2036 employment floor space demands, the 
Study includes a development capacity assessment of the 
current maximum LEP height and FSR controls (including 
those recommended by the Hurstville City Centre Urban 
Design Strategy).

The Hurstville City Centre Urban Design Strategy 
(“HCCUDS”) was prepared by Council to update the 
existing development standards partly with the aim to 
identify opportunities for additional housing capacity within 
the Hurstville City Centre. Council considered the height 
and FSR recommended by the HCCUDS at its meeting on 
25 June 2018 and resolved to amend the LEP controls for 
the Hurstville City Centre in a future planning proposal in 
accordance with its recommendations.

The development capacity assessment is conducted on a 
centre-by-centre basis for the strategic and local centres 
whilst the remaining 39 centres have been assessed based 
on an average.

The development capacity assessment is based on two 
scenarios. It is important to note that both these scenarios 
are entirely hypothetical and do not take into consideration 
market behaviour and conditions.

1. Unconstrained capacity scenario: the proportions 
of non-residential and residential floor space utilised 
in this scenario are based on the current ‘as-
built’ proportional floor space composition within 
each respective centre. A summary of the existing 
proportional floor space composition is tabulated 
below. Further detail is provided for each strategic and 
local centre in Appendix 2.

Table 4 Existing proportional floor space composition (non-residential vs residential)

Centre Name Non-resi floor 
space (sqm)

Resi floor 
space (sqm)

% of non-resi 
floor space

% of resi 
floor space

Hurstville City Centre 274,506 488,561 36% 64%

Kogarah Town Centre 163,529 176,128 48% 52%

B2 – Beverly Hills (King Georges Road) 29,230 1,121 96% 4%

B2 – Kingsgrove (Kingsgrove Road) 18,470 17,496 51% 49%

B1 – Oatley (Mulga Road) 14,731 4,132 78% 22%

B2 – Mortdale (Morts Road) 20,412 5,041 80% 20%

B2 – Penshurst (Penshurst Street) 18,004 8,819 67% 33%

B2 – Riverwood (Belmore Road) 30,674 2,747 92% 8%

B2 – South Hurstville  
(King Georges Road)

23,959 9,108 72% 28%

All other 39 centres combined 144,505 77,200 65% 35%

2. Existing LEP scenario: the proportions of non-
residential and residential floor space utilised in this 
scenario are based on the current development trend 
and a minimum non-residential floor space that is 
consistent with Council’s application of existing LEP 
controls:

• Provision of minimum 0.5:1 non-residential FSR in 
the Hurstville City Centre and Kogarah Town Centre 
(B4 Mixed Use zones)

• Provision of minimum 0.3:1 non-residential FSR in 
the B1 Neighbourhood Centre and B2 Local Centre 
zones

It should be noted that the above requirements refer to 
Council’s approach in the assessment of development 
applications and planning proposals alike. The KLEP 2012 
currently does not prescribe a minimum non-residential 

FSR for any of its business zones and the HLEP 2012 
does not prescribe a minimum non-residential FSR for the 
Hurstville City Centre.

To ensure consistency with Scenario 1 above, the minimum 
non-residential floor space provision has been expressed 
as a proportion of the total floor space possible within a 
development, for example a minimum 25% of total GFA 
is required to be non-residential in the Hurstville City 
Centre while the remaining 75% may be residential in 
accordance with the existing LEP controls. A summary of 
the proportional floor space composition in accordance with 
Council’s application of existing LEP controls is tabulated 
on the following page. Further detail is provided for each 
strategic and local centre in Appendix 2.
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Table 5 Propositional floor space composition as per existing LEP controls (non-residential vs residential)

Centre Name Existing non-
residential FSR

% of non-residential 
floor space

% of residential 
floor space

Hurstville City Centre 0.5:1 24% 76%

Kogarah Town Centre 0.5:1 12% 88%

B2 – Beverly Hills (King Georges Road) 0.3:1 16% 84%

B2 – Kingsgrove (Kingsgrove Road) 0.3:1 17% 83%

B2 – Mortdale (Morts Road) 0.3:1 20% 80%

B1 – Oatley (Mulga Road) 0.3:1 20% 80%

B2 – Penshurst (Penshurst Street) 0.3:1 14% 86%

B2 – Riverwood (Belmore Road) 0.3:1 14% 86%

B2 – South Hurstville (King Georges Road) 0.3:1 20% 80%

All other 39 centres combined 0.3:1 15% 85%

A comparison of Scenario 1 and Scenario 2 demonstrates 
that the minimum non-residential FSR required by existing 
LEP controls for any new development leads to a significant 
reduction in the net employment floor space provided within 
each centre. The Study examines the effect that this trend 
will generate on the ability for the LGA’s centres to meet 

their projected 2036 employment floor space demands.  
A hypothetical redevelopment scenario is utilised where it 
is assumed that all sites will be redeveloped to their current 
maximum FSR with a minimal provision of employment 
floor space based on Council’s application existing LEP 
controls. A summary is tabulated below.

Table 6 Undersupply of non-residential floor space provided by existing LEP controls

Centre Name Required by 
LEP (sqm)

Demand in 2036 
(sqm)

Undersupply  
(sqm)

Hurstville City Centre – current controls 298,796 407,366 -108,570

Hurstville City Centre – HCCUDS controls 269,982 407,366 -137,384

Kogarah Town Centre 66,939 215,715 -148,776

B2 – Beverly Hills (King Georges Road) 12,158 33,761 -21,603

B2 – Kingsgrove (Kingsgrove Road) 4,702 20,315 -15,613

B2 – Mortdale (Morts Road) 2,229 27,014 -14,605

B1 – Oatley (Mulga Road) 12,409 16,290 -14,061

B2 – Penshurst (Penshurst Street) 8,874 20,184 -11,310

B2 – Riverwood (Belmore Road) 12,598 43,279 -30,681

B2 – South Hurstville (King Georges Road) 14,203 30,446 -16,243

All other 39 centres 58,540 167,757 -109,217

The consistent undersupply of employment floor space 
across all centres demonstrates that as demand grows in 
these centres there will be insufficient capacity to provide 
essential services for the growing population. A review of 
the minimum non-residential FSR requirement is required in 
LEP 2020 to address the shortfall in meeting this demand.
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3.1.5 District Plan Job Targets
The Study assesses the current maximum LEP height 
and FSR controls (including those recommended by the 
HCCUDS) in their ability to accommodate the floor space 
required to deliver the baseline and high job targets as 
specified by the South District Plan. This assessment 
uses the assumptions of Scenario 1, where the existing 
proportional floor space compositions are maintained. 

It should be noted that the Hurstville strategic centre is 
comprised of the Hurstville City Centre and the adjoining B2 
– Hurstville East (Forest Road) centre. For this reason, the 
capacity is calculated for the consolidated area comprising 
of both the Hurstville City Centre and the B2 – Hurstville 
East (Forest Road) centre.

Similarly, the Kogarah strategic centre encompasses land 
in addition to the Kogarah Town Centre as it includes the 
surrounding hospital and education precincts. However, 
due to the SP2 Infrastructure zoning and the absence 

of development standards in this zone, the capacity 
assessment has only been undertaken for the Kogarah 
Town Centre.

In summary, the Study finds the capacity to accommodate 
the baseline employment targets in Hurstville if the 
HCCUDS recommended controls are applied. There is 
also sufficient capacity to accommodate the baseline 
employment targets in Kogarah at present.

However, existing planning controls will need to be reviewed 
in LEP 2022 to meet the higher job targets prescribed by 
the South District Plan. This is due to the need to provide 
at least 20% additional development capacity so that there 
is sufficient land available for redevelopment to reduce 
the chance of artificially increasing land values due to 
limited supply. Due to the complexity associated with the 
review of existing development standards, further testing 
is recommended to be conducted in Part 2 of the Strategy 
to inform LEP 2022. Further detail is provided for each 
strategic centre in Appendix 2.

Table 7 Capacity of strategic centres to meet District Plan job targets

Strategic centre Job target Accommodate under existing controls

Hurstville
Baseline (+3,400 jobs) Yes

Higher (+8,400 jobs) No

Kogarah
Baseline (+4,200 jobs) Yes

Higher (+8,700 jobs) No
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3.2 Community Consultation
A variety of community and key stakeholder engagement 
activities have been undertaken by Council in the past 
24 months, with a number of these consultation sessions 
directly targeting feedback and community consideration 
of issues relating to economic development and future land 
use planning in the LGA’s centres.

This document is informed by the community feedback 
received from the following engagement mechanisms:

• Business Survey (2017)

The survey collected data on the businesses in the 
Georges River LGA to understand opportunities and 
challenges for local businesses.

• Town Centres ‘PlaceScore’ Survey (2017)

The survey collected the community’s opinions of various 
places and what they value, including ideas to make 
places better.

• Community Strategic Plan 2018

In 2017, various engagement mechanisms were used to 
gather the community’s aspirations for the Georges River 
LGA and identify the local economy as one of the focus 
areas.

• Creating the 30-Minute City economic development 
workshops (2018)

The workshops tested economic development objectives 
and strategies and captured big ideas for town centres.

• Local Strategic Planning Statement 2040 Stage 1 
community consultation (2019)

Various engagement mechanisms including workshops, 
interviews and surveys were used to facilitate discussion 
of the community’s future vision for the Georges River 
LGA in 2040, including consideration of strategic, local 
and neighbourhood centres as one of the focus areas.

• Commercial centres survey (2019)

A commercial centres survey was distributed to 
participants as part of the LSPS 2040 community 
consultation process. The survey collected suggestions 
to improve the local centres and strategic centres and 
information about the community’s preferences for 
their local shops such as the availability of facilities 
and services, shopping habits and the usual mode of 
transport to access the centres.

In summary, the following key issues have been identified 
as prevalent community concerns:

 − Local jobs are highly valued
 − Land for business should be affordable and attractive 

to investment
 − A greater variety of shops, medical services, banks 

or essential services with better transport options will 
make centres more viable

 − The local night-time economy is important
 − Cultural and arts programs or festivals and other 

entertainment features are desired, especially in 
strategic centres

 − Street trees, greening of centres, landscaping are 
needed in centres

 − Cleanliness of the public domain
 − A sense of safety at all times in public spaces is valued
 − Parking, transport and traffic are issues affecting 

accessibility and business growth

The above community feedback was critical in informing 
the land uses and controls that were proposed in the draft 
version of this Strategy. As a policy document that informs 
the planning framework of the Georges River LGA, the 
draft Strategy was placed on public exhibition with the 
draft LSPS 2040 from 26 June to 7 August 2019. A total 
of 5 workshops and 5 drop-in information events were 
held across the LGA to provide the community with the 
opportunity to be involved.

This Strategy has been finalised with consideration of the 
submissions received during the draft LSPS 2040 public 
exhibition period. The support for the proposed land uses 
and the introduction of a minimum non-residential floor 
space requirement have been noted and integrated into the 
future planning framework for the LGA’s business-zoned 
land as part of the Planning Proposal for LEP 2020. All 
submissions pertaining to public domain improvements, 
urban design and request for reviews of development 
standards for specific centres will be integrated into Part 
2 of the Strategy where place-based planning principles 
will be applied on a centre-by-centre basis to facilitate the 
creation of centres as great places throughout the LGA.
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4 ISSUES AND RESPONSES
From the evidence findings and community consultation, 
the Strategy identifies a number of issues that need to be 
addressed to ensure the continued growth and ongoing 
viability of the LGA’s centres.

Underpinned by the local planning priorities of the LSPS 
2040, this Part proposes recommendations for LEP 2020 
and the accompanying DCP that seek to address:

• The immediate inconsistencies between the existing LEPs 
through a harmonised Georges River planning framework 
that supports the long-term viability of all centres

• The provision of sufficient employment floor space to 
support ongoing employment growth across the LGA

• The permissibility of a greater variety of land uses in 
business zones including night-time entertainment,  
dining and other recreational opportunities in  
appropriate centres

• The current pressure to expand existing centres without 
adequate place-based planning and investment that 
will deliver employment growth and attractive, lively and 
productive centres. 

Other issues regarding the development standards, public 
amenity and placemaking require further investigation to be 
conducted as these are dependent on urban design testing 
and other environmental considerations. This work will be 
carried out in Part 2 of the Strategy where place-based 
planning principles will be applied on a centre-by-centre 
basis. This Part will consider the roles and functions of all 
48 centres and provide centre-specific objectives, built 
form guidelines and investigate the potential expansion of 
appropriate centres to inform the preparation of LEP 2022.
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4.1  Harmonisation of 
Existing LEPs

As noted above in Section 2.2, the existing Hurstville and 
Kogarah planning frameworks exhibit notable differences 
in their land use permissibility and maximum development 
standards. These differences include:

• The KLEP 2012 enables more innominate land uses than 
the HLEP 2012 in all its business zones

• A minimum non-residential FSR is specified by the 
HLEP 2012 for B1 Neighbourhood Centres and B2 Local 
Centres to encourage an appropriate mix of residential 
and non-residential uses whilst this is absent from the 
KLEP 2012

• Some centres are divided by the railway line and 
affected by the presence of both LEPs. For example, B2 
– Mortdale (Morts Road) has a maximum FSR of 1.5:1 
under the HLEP 2012 on the northern side of the railway 
and a maximum FSR of 2.5:1 under the KLEP 2012 at the 
southern side of the railway

• Different development standards are in effect for centres 
with the same hierarchy classification, for example, the 
B2 – Beverly Hills (King Georges Road) local centre has 
a maximum building height of 9m to 15m whilst the B2 – 
South Hurstville (King Georges Road) local centre has a 
maximum building height of 21m

• The existing development standards are inconsistent with 
the centres hierarchy in that most of the centres located 

under the KLEP 2012 benefit from greater height and 
FSR controls than centres located under the HLEP 2012 
irrespective of the hierarchy classification

• Active street frontage provisions are prescribed by the 
HLEP 2012 whilst this is absent from the KLEP 2012

• Service stations are permitted via Schedule 1 Additional 
permitted uses in B1 Neighbourhood Centres of the 
HLEP 2012 as they are prohibited in the land use table of 
the zone whilst they are permitted in the KLEP 2012.

It is recommended that the land use permissibility of the 
two existing LEPs are harmonised in LEP 2020. A further 
consideration is provided in Section 4.2 below.

The inconsistencies in maximum development standards 
for business-zoned land across the LGA demands a 
comprehensive review of the existing building heights 
and FSRs at a centre-specific level subject to urban 
design, amenity and feasibility testings. It is recommended 
that further investigations are conducted in Part 2 of 
the Strategy to address the considerations required to 
harmonise the disparate development standards.

4.2 Land Use Permissibility
Given the existing inconsistencies, this document intends 
to harmonise the permissible land uses in each business 
zone and consider land uses that will promote employment 
in response to the emerging economic trends and drivers 
at both the local and regional levels as tabulated on the 
following page.
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Table 8 Key findings and recommended response

Key findings Recommended response
The mismatch between the high proportion of residents with 
a university degree and lower resident containment rate 
compared to surrounding LGAs requires more knowledge 
intensive jobs to be provided locally, especially in the strategic 
centres of Hurstville and Kogarah

Encourage a variety of office sizes to fulfil demand for flexible 
office spaces in suburban locations that can accommodate a 
range of businesses and services

The LGA specialises in knowledge intensive and health and 
education job sectors, particularly in and around the two 
strategic centres of Hurstville and Kogarah

Encourage commercial floor space and other knowledge-
intensive uses such as high technology industries, 
educational establishments, etc

The employment generated by the health and education job 
sector is projected to continue to experience strong growth 
compared to other job sectors, especially within the two 
strategic centres of Hurstville and Kogarah

Enable the permissibility of all medical and allied health 
related land uses to support the functions of the existing 
hospital precincts

The location of the Kogarah Town Centre in relation to the 
hospital precincts reinforces its specialisation in health related 
industries to support the regional significance of St George 
Hospital

As above

There is an emerging presence of medi-hotel type 
accommodations in Kogarah where hotel services are 
provided for self-caring patients accessing nearby hospital 
services as a substitute for multi-day admitted inpatient care

Enable the permissibility of hospitals and encourage the 
provision of short-term accommodation close to the hospitals 
to support the medical tourism industry

Kogarah has the highest overall proportion of residents in 
key worker occupations of all suburbs across the LGA, most 
notably in midwifery and nursing professions

Consider measures to deliver housing and choice for key 
workers in and around Kogarah Town Centre (further 
information is provided in the draft Inclusive Housing 
Strategy)

The young median age and the high unemployment rate 
indicate a significant presence of international students and 
visitors staying within the Hurstville City Centre

Consider opportunities to provide appropriate student and 
visitor accommodation within the existing zoning and density 
provisions

Cultural and arts programs or festivals and other 
entertainment features are desired

Encourage the provision of community and entertainment 
facilities in the Hurstville City Centre to reinforce the cultural 
vibrancy of the centre

There is a shortage of community facilities in the western side 
of the LGA

Encourage the provision of community facilities in all centres

The LGA’s proximity to both the Eastern City CBD and 
Sydney Airport and accessibility via road and rail allows the 
strategic centres to benefit from the tourism sector

Consider opportunities to provide conference facilities to 
accompany visitor accommodations

The strong growth of residents in the young workforce age 
group will lead to increased demand for early childhood 
services as these residents progress into the next stage of 
their lives and become young families

Enable the permissibility of early education and care facilities 
in and around centres so that they are close to areas of 
employment

The ongoing growth of the 50+ years age group will lead 
to increases in demand for seniors housing, aged care and 
health-related services to be provided in centres

Encourage seniors housing in centres to offer the choice for 
people to stay in their local area as they get older, in locations 
close to amenities, services and support networks

Events are recognised as opportunities to showcase local 
retail offerings that drive retail growth by fostering a sense of 
community identity

Enable the permissibility of markets and artisan food and 
drink industries in appropriate centres, in particular Hurstville, 
Kogarah, Beverly Hills and Riverwood to activate streets and 
grow the night-time economy

Continued strong growth in the demand for local supermarket 
in centres where smaller grocery or convenience stores may 
have prevailed previously

Consider opportunities for neighbourhood supermarkets in 
appropriate locations in accordance with the existing and 
future centres hierarchy

There is an emergence in the demand for ‘last mile’ stores 
dedicated to the distribution of online sales

Enable the permissibility of self-storage units in appropriate 
centres to complement everyday retail functions of existing 
stores without compromising the provision of active street 
frontages where warranted

Service stations are not permitted in all B1 Neighbourhood 
Centres across the LGA.

Enable the permissibility of service stations across all B1 and 
B2 zones.
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In response to the considerations listed on page 29, it is 
recommended that the following land use recommendations 
are implemented in LEP 2020 as tabulated below.

Table 9 LEP 2020 land use recommendations

Zone Land use recommendations

B6 Enterprise Corridor
Markets and artisan food and drink industries
Self-storage units
Neighbourhood supermarkets

B4 Mixed Use

Medical and allied health related uses
Medi-hotels / short term accommodation within close 
proximity to hospitals
Student and visitor accommodation
Community facilities
Entertainment facilities
Conference facilities
Markets and artisan food and drink industries

B3 Commercial Core

Medical and allied health related uses
Community facilities
Entertainment facilities
Conference facilities

B2 Local Centre

Early education and care facilities
Seniors housing
Markets and artisan food and drink industries
Neighbourhood supermarkets
Service stations

B1 Neighbourhood Centre
Early education and care facilities
Seniors housing
Service stations
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4.3  Schedule 1 Additional 
Permitted Uses

A number of properties across the LGA currently benefit 
from limited commercial purposes through their inclusion 
in Schedule 1 of both the HLEP 2012 and KLEP 2012. It 
is recommended that the existing Schedule 1 Additional 
permitted uses are reviewed and revised in LEP 2020 as 
tabulated below.

Further detail is provided in Appendix 2. 

Table 10 Review of APU premises

Address of APU Premise LEP 2020 recommendations
95 Mulga Road, Oatley Retain, if not permitted in the proposed Land Use Table for the zone

12 and 14 Pindari Road, Peakhurst Heights Retain, if not permitted in the proposed Land Use Table for the zone

30 Jubilee Avenue, Carlton Retain, if not permitted in the proposed Land Use Table for the zone

32 Jubilee Avenue, Carlton Retain, if not permitted in the proposed Land Use Table for the zone

55 Jubilee Avenue, Carlton Retain, if not permitted in the proposed Land Use Table for the zone

115 Connells Point Road, Connells Point Retain, if not permitted in the proposed Land Use Table for the zone

40 Bellevue Parade, Hurstville Retain, if not permitted in the proposed Land Use Table for the zone

129 Laycock Road, Hurstville Grove Remove and incorporate into the boundary of B1 – Hurstville Grove 
(Hillcrest Avenue)

13–15 Gray Street, Kogarah Retain, if not permitted in the proposed Land Use Table for the zone

71 Gray Street, Kogarah Remove due to recent site amalgamation and redevelopment

29–31 Rocky Point Road, Kogarah Remove and incorporate into the boundary of B1 – Kogarah 
(Rocky Point Road)

4A Wyee Street, Kogarah Bay Retain, if not permitted in the proposed Land Use Table for the zone

59 Rosa Street, Oatley Retain, if not permitted in the proposed Land Use Table for the zone

281 Rocky Point Road, Sans Souci Retain, if not permitted in the proposed Land Use Table for the zone

283 Rocky Point Road, Sans Souci Retain, if not permitted in the proposed Land Use Table for the zone

393 Rocky Point Road, Sans Souci Retain, if not permitted in the proposed Land Use Table for the zone

395–399 Rocky Point Road, Sans Souci Retain, if not permitted in the proposed Land Use Table for the zone

401 and 403 Rocky Point Road, Sans Souci Retain, if not permitted in the proposed Land Use Table for the zone

64 Blakesley Road, South Hurstville Retain, if not permitted in the proposed Land Use Table for the zone

100 Connells Point Road, South Hurstville Retain, if not permitted in the proposed Land Use Table for the zone

911 King Georges Road, South Hurstville Retain, if not permitted in the proposed Land Use Table for the zone
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4.4  Non-residential Floor 
Space Ratio

As noted in the key findings, the non-residential FSR 
required by the existing LEPs will result in less employment 
floor space than the existing proportion of employment 
floor space provided within each centre. This implies that 
as redevelopment occurs, there will be a net loss in non-
residential floor space across the centres.

As result, no centre will be able to accommodate their 
projected 2036 employment floor space demand if future 
development continues to provide non-residential floor 
space at rates required by the existing LEP controls.

The reduction in existing non-residential floor space, 
particularly in the LGA’s strategic and local centres, 
is observed through recent planning proposals and 
development applications. The Study acknowledges that 
if this trend is to continue, the ability of centres to provide 
essential services and employment opportunities for their 
surrounding communities will be compromised.

If all centres are redeveloped in accordance with the 
minimum non-residential FSR required by the existing LEP 
controls, there will be a total undersupply of 490,680sqm in 
meeting the 2036 employment floor space demand.

To ensure the ongoing viability of the centres, the minimum 
non-residential FSR requirement specified by the LEP 
must be increased; with the exception of the B6 Enterprise 
Corridor zoning under the KLEP 2012 where the existing 
LEP control requires a minimum non-residential FSR of 
0.7:1 (35% of 2:1 FSR) to be provided through development. 

The minimum non-residential FSR of 0.7:1 is recommended 
to be retained in LEP 2020 to ensure the role of the B6 
Enterprise Corridor zone is enhanced as a significant 
service provider and employment generator, including 
business, office, retail and light industrial uses. Retention 
of the minimum non-residential FSR of 0.7:1 will generate 
a notable increase in the employment floor space provided 
in the centre, equating to an approximate 140% increase 
which exceeds the average 15% increase required to meet 
the 2036 demand.

The non-residential FSRs required by the 2036 forecasted 
demand to ensure a reasonable supply of employment floor 
space for strategic, local and other centres are identified as 
being between 0.67:1 and 1.6:1. An itemised breakdown is 
tabulated below.

Table 11 Minimum non-residential FSR required to meet future employment floor space demand

Centre Name Current non-
residential FSR

Min. non-residential 
FSR required by 
existing LEPs

Min. non-residential 
FSR required to 
meet 2036 demand

Hurstville City Centre 1.20:1 0.5:1 1.48:1

Kogarah Town Centre 1.21:1 0.5:1 1.60:1

B2 – Beverly Hills (King Georges Road) 0.71:1 0.3:1 0.82:1

B2 – Kingsgrove (Kingsgrove Road) 1.16:1 0.3:1 1.28:1

B2 – Mortdale (Morts Road) 0.74:1 0.3:1 0.98:1

B1 – Oatley West (Mulga Road) 1.06:1 0.3:1 1.17:1

B2 – Penshurst (Penshurst Street) 0.61:1 0.3:1 0.69:1

B2 – Riverwood (Belmore Road) 0.72:1 0.3:1 1.02:1

B2 – South Hurstville (King Georges Road) 0.71:1 0.3:1 0.90:1

B6 – Carlton Enterprise Corridor 0.29:1 0.7:1 0.33:1

All other 38 centres (villages, small villages 
and neighbourhood centres)

0.58:1 0.3:1 0.67:1
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It is recognised that redevelopment is likely to become 
financially unviable if the minimum non-residential FSR is 
increased to meet the 2036 demand without considering 
the overall maximum FSR provided for these centres. As 
previously noted, this limitation is especially evident in the 
centres located under the HLEP 2012 as these centres 
do not benefit from the increased height and FSR controls 
provided by the KLEP 2012 through the recent amendment 
in 2017.

Whilst this document does not include a review of the 
maximum height and FSR controls, an immediate response 
is required to address the ongoing loss of employment floor 
space in the LGA’s centres as result of the insufficient minimum 
non-residential FSR requirement in the existing LEPs. 

It is recommended that an interim solution is implemented 
in LEP 2020 to reduce the loss of employment floor space 
through redevelopment, including:

• Applying a minimum 0.3:1 non-residential FSR applicable 
to all mixed use developments in B1 Neighbourhood 
Centre, B2 Local Centre and B4 Mixed Use zoned land

• Retaining the minimum non-residential FSR of 0.7:1 in the 
B6 Enterprise Corridor zone

• Increasing the minimum non-residential FSR to 1:1 in 
strategic centres

• Increasing the minimum non-residential FSR to 0.5:1 in 
local centres

• Preparing a special areas mapping to ensure the 
increased minimum non-residential FSR is selectively 
applied to strategic and local centres due to the mismatch 
in the existing centres hierarchy classification and the 
existing land use zone for centres such as B1 – Oatley 
(Mulga Road).

The proposed increases to the minimum non-residential 
FSR requirement recommended for implementation is 
tabulated below.

Further increases to the non-residential FSR requirement 
will be investigated in the preparation of LEP 2022.

Table 12 LEP 2020 recommended increases to minimum non-residential FSR requirement

Classification Centre Name
Min. non-residential FSR

Existing LEP Proposed LEP 2020

Strategic centre Hurstville City Centre 0.5:1 1:1

Strategic centre Kogarah Town Centre 0.5:1 1:1

Local centre B2 – Beverly Hills (King Georges Road) 0.3:1 0.5:1

Local centre B2 – Kingsgrove (Kingsgrove Road) 0.3:1 0.5:1

Local centre B2 – Mortdale (Morts Road) 0.3:1 0.5:1

Local centre B1 – Oatley West (Mulga Road) 0.3:1 0.5:1

Local centre B2 – Penshurst (Penshurst Street) 0.3:1 0.5:1

Local centre B2 – Riverwood (Belmore Road) 0.3:1 0.5:1

Local centre B2 – South Hurstville (King Georges Road) 0.3:1 0.5:1

Enterprise corridor B6 – Carlton Enterprise Corridor 0.7:1 Retain as 0.7:1

All other 38 centres (villages, small villages and neighbourhood centres) 0.3:1 Retain as 0.3:1
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4.5 Expansion of Centres
The provision of out-of-centre retailing and other 
employment generating land uses is generally prohibited 
due to the competing pressure these activities will place 
on the continued economic viability of the existing centres 
across the LGA. Where growth is necessary to fully realise 
the economic functions of a centre as result of future 
population demands, the expansion of a commercial 
centre is preferable to the creation of ad hoc, out-of-centre 
developments.

The merits of expanding an existing centre cannot be 
pre-emptively conducted through a broad brush rezoning 
due to the myriad of local issues including the sensitive 
interface between employment and residential land use 
zones, development take up and the capacity of existing 
infrastructure to support the intensification.

Through the detailed review of all 48 centres in Appendix 
2, some centres have demonstrated a genuine need for 
additional employment land to be provided to accommodate 
future population growth. It is recognised that these centres 
may be suitable for expansion, subject to a detailed and 
stringent assessment process informed by evidence-based 
investigations. The suitability of a proposed rezoning 
cannot be judged ahead of the lodgement of a particular 
development proposal through the planning proposal 
process.

Given that the potential expansion of appropriate centres 
will be investigated in Part 2 of the Strategy to inform the 
preparation of LEP 2022, a guideline has been developed 
in the interim to accompany LEP 2020 to ensure any 
proponent-initiated request is supported by evidence 

findings, strategic and site-specific merit and great urban 
design outcomes.

A proponent-initiated rezoning request will trigger Council’s 
Voluntary Planning Agreement Policy. Accordingly, Council 
will capture fifty percent (50%) of the increase in the 
residual land value resulting from the planning uplift sought 
for a site via the planning proposal process.

Expansion of the nominated centres may be considered if 
the subject site meets the below rezoning criteria:

• Not an ad hoc out-of-centre rezoning

• Rationalises existing use rights and/or additional 
permitted use premises 

• Is immediately adjacent to an existing centre with the 
following categorisation in the retail hierarchy of centres:

 − Strategic centre
 − Local centre
 − Village
 − Small village

• Meeting an economic demand for additional employment 
floor space that cannot be provided within the existing 
centre

• Addressing a demonstrated shortfall / retail gap, 
particularly in the local food and grocery network that 
cannot be accommodated within the existing centre

• Does not negatively impact the economic viability and 
performance of the existing centre

• Delivers a greater net community benefit compared to the 
existing use on the subject site
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• Presents a significant opportunity to provide much-
needed, community-oriented benefits including but not 
limited to:

 − At-grade public gathering spaces
 − Multi-use and flexible community facilities
 − Through-site links
 − Public view corridors and vistas
 − Public car parking
 − Improved traffic and road network conditions
 − Facilitates arts and creative industries

• Offers the opportunity to provide better linkages between 
fragmented parcels of employment uses within the 
existing centre

• Offers the opportunity for innovative adaptive re-use of a 
historic building or creates a built form that presents an 
appropriate transition and interface between the existing 
centre boundary and the surrounding heritage fabric

• Enables a significantly improved transition and integration 
between the existing centre’s development potential at 
the centre boundary and adjoining lower density areas

• Enhances the existing centre’s identity in line with the 
centres hierarchy classification

• Demonstrates that there is no potential for a precedent to 
be set

• Provides strategic merit in expanding the existing centre 
that aligns with the policy direction of this Strategy and 
the Greater Sydney Region Plan and South District Plan

• Satisfies the strategic merit test and site-specific merit test.

4.6  Development  
Control Plan

A comprehensive DCP is required to accompany the 
new LEP 2020 to ensure the harmonised Georges River 
planning framework supports the long-term viability 
of all centres. It is recommended that the existing 
centres hierarchy is integrated into the DCP through the 
development of objectives and controls that respond to the 
role and function of each classification.

It is also recommended that active street frontage 
provisions are incorporated into DCP 2020 for all centres 
to enhance the connectivity and vibrancy of centres and 
their public domain. However due to the absence of urban 
design and built form considerations in this Part of the 
Strategy, detailed provisions for active street frontages will 
be limited until further investigations of public amenity and 
placemaking are carried out in Part 2 of the Strategy.
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5 CONCLUSION AND NEXT STEPS
Drawing from the extensive evidence base, Part 1 
Centres Analysis identifies a number of issues that 
need to be addressed to achieve the future vision for a 
thriving economy. This is achieved through a series of 
recommendations to be implemented in 2020 through the 
Georges River LEP, DCP and policies. 

To support the long-term viability of all centres and ongoing 
employment growth in the LGA, this Part recommends 
the preparation of a harmonised land use table that 
includes a greater variety of land uses including night-time 
entertainment, dining and other recreational opportunities in 
appropriate locations. This Part also addresses the net loss 
of employment floor space in centres as result of recent 
development trends by proposing increases to the minimum 
non-residential FSR requirements.

Furthermore, this Part acknowledges the current pressure 
to expand existing centres and develops a guideline in 
the interim to ensure any proponent-initiated request is 
supported by evidence findings, strategic and site-specific 
merit and great urban design outcomes.

Part 2 of the Strategy is currently being prepared to inform 
the future LEP amendments and accompanying DCPs. 
Through a place-based planning approach, this Part will 
consider the roles and functions of all 48 commercial 
centres and provide centre-specific objectives, built form 
controls and guidelines and investigate the potential 
expansion of appropriate centres.
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6 GLOSSARY OF TERMS
APU  Additional Permitted Use

ASF  Active Street Frontage

CBD  Central Business District

CSP  Community Strategic Plan

DA  Development Application

DCP  Development Control Plan

FSR  Floor Space Ratio

GFA  Gross Floor Area

GSC  Greater Sydney Commission

HCCUDS Hurstville City Centre Urban Design Strategy

LEP  Local Environmental Plan

LGA  Local Government Area

LSPS  Local Strategic Planning Statement

TMDC  Theoretical Maximum Development Capacity

VPA  Voluntary Planning Agreement
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