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1 INTRODUCTION 

Caladines Town Planning, on behalf of Norlex Holdings Pty Ltd, is undertaking the submission of a 
planning proposal for Lot 5 DP 30916 Commercial Road, Rouse Hill. The site is located north of Rouse Hill 
town centre.  
 

FIGURE 1.  STUDY SITE LOCATION  

 
Source: Architectus, 2015 

 
The proposal seeks a change of zoning away from its current B5 ‘Business Development’ to allow B4 
‘Mixed use’ development including high density residential.  SGS Economics and Planning have been 
engaged to undertake an assessment of land use for the existing and proposed zones. Additionally, it 
provides a review of relevant planning policy related to land use zoning. This report assesses both the 
demand and supply-side factors for the current zoning and for the proposed B4 use which proposes 333 
new units on site. It then assesses the merits of both land use zones in the context of the site’s location 
and alternatives. 
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In order to undertake this, we have structured the reports as follows: 
 
Chapter 2: Planning Policy Context. This section reviews key state and local policy to determine the 
primary drivers of development in Rouse Hill and the Hills Shire more broadly.  It includes reviews of 
relevant current or recent planning proposals as a means of establishing precedent for such a change of 
land use in the subregion. This assists in the determination of value placed on B4 and B5 zoned land 
within the LGA. 
 
Chapter 3: Employment Lands Assessment. This section undertakes market and population analysis of 
IN2, IN1, B5, B6 and B7 land uses and assesses the subregional importance of the current and proposed 
zoning options. This analysis determines whether a demand or supply gap exists for each of these land 
uses. 
 
Chapter 4: Housing Market Assessment. Assessment of future housing demand using Bureau of 
Transport Statistics population and dwelling forecasts and analysis of area-specific housing supply.  This 
analysis determines whether a demand or supply gap exists and where demand lies by dwelling type in 
order to gauge the relevance of the proposed residential development to the local housing market. This 
is supported by an assessment of housing preferences in the Sydney market. 
 
Chapter 5: Discussion. Assesses the merits of both land uses and presents a series of findings 
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2 PLANNING POLICY 
CONTEXT 

This chapter reviews key state and local policy influencing development in Rouse Hill and The Hills LGA 
more broadly. It includes reviews of relevant current or recent planning proposals as a means of 
establishing precedent for such a change of land use in the subregion.  
 

2.1 Metropolitan policies and strategies 

A Plan for Growing Sydney  

 
A plan for Growing Sydney was released in December 2014. The Plan replaces the Draft Metropolitan 
Strategy for Sydney to 2031 as Sydney’s long term strategic growth management plan.  
 
The plan identifies six subregions with groupings of councils that share similar challenges for delivering 
the outcomes in the Plan. The subregions are based on an assessment of the population and economic 
catchments of council areas. The study area exists within the West Central subregion which has been 
identified to grow significantly by 2031.  
 
The Plan continues the State Government’s focus on centres-based planning. Rouse Hill is identified as a 
Strategic Centre. A strategic centre is defined as “the largest centres in the Sydney Metropolitan Area, 
when developed. They contain mixed-use activity of an amount of density and diversity that is of 
metropolitan significance, including commercial (office, business and retail), civic and cultural uses; 
government services; and higher density housing”. (DP&E 2014, p.139). 
 
The main difference in the varying types of centres is the number of residents, employment capacity, 
and potential to expand. The Plan also refers to ‘strategic centres’ which are defined as  
 
The strategy sets out population, housing, and employment targets to meet by 2031. It also identifies 
the centres precincts within the subregions that are to be the focus on growth over the next two 
decades.  
 
The Plan identifies priorities for the Rouse Hill Strategic Centre in conjunction with implementation from 
the Hills Shire Council. Priorities include, work with council to implement the Rouse Hill Structure Plan in 
the North West Rail Link Corridor Strategy to provide additional capacity around the future Rouse Hill 
train station for mixed-uses including offices, retail services and housing, and to plan for outward 
expansion of the centre and to work with council to improve walking and cycling connections to the 
future Rouse Hill train station.  
 
The anticipated growth targets for the West Central subregion will be published once the Department of 
Planning and Environment’s subregional planning process is complete.  
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West Central Subregion 

 
The draft Metropolitan Plan Strategy for Sydney to 2031 was released by the former Department of 
Planning and Infrastructure in March 2013. The strategy plans for an additional 142,000 jobs to 2031, 
with 4% proposed within Rouse Hill. However, this strategy was not adopted and the Department of 
Planning and Environment is currently conducting subregional planning for the West Central subregion.  
Table 1. West central and north west growth targets highlights the breakdown of the draft targets.   

TABLE 1.  WEST CENTRAL  AND N ORTH WEST GROWTH TAR GETS  

Area: 779km3 

2011 population density: 1,086 people/km2 

2010-11 % of GRP: 16.7% ($48.5 billion) 

Current Target to 2021 

(2011-2021) 

Target to 2031 

(2011-2031) 

Rouse Hill Forecast 

Population 846,000 1,039,000 (192,000) 1,201,000 (355,000) Not Available 

Housing 302,000 376,000 (74,000) 450,000 (148,000) Not Available 

Employment 389,000 464,000 (75,000) 531,000 (142,000) 6,000 
Source: NSW Planning and Infrastructure 2013, p. 87 

 
Under A Plan for Growing Sydney, Rouse Hill is identified as a proposed Strategic Centre in the West 
Central subregion. The West Central subregion includes Parramatta as the CBD and Rouse Hill, Marsden 
Park, Blacktown, Norwest, Castle Hill, Sydney Olympic Park and Bankstown as strategic centres.  
 

North West Rail Link Corridor Strategy (Sydney Metro Northwest) 

Sydney Metro Northwest, formerly known as the North West Rail Link (NWRL) Corridor, released the 
NWRL strategy in September 2013. It outlines the planning vision for each of the centres surrounding the 
eight proposed stations. The intent of the document is to facilitate community discussions around each 
centre’s future character and includes housing and employment projections for each centre. 
 
Within the Rouse Hill Study Area, the accompanying structure plan (Figure 2) identifies the land directly 
north of the mixed-use town centre and bounding Windsor road to the east as Employment land. This 
includes the site in question, Lot 5. This employment land is bounded to its north and east by Low 
Density Residential, comprising of single dwellings on small lots. 
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FIGURE 2.  ROUSE HILL  NORTH WES T RAIL  L INK STRUCTUR E PLAN  

 
Source: NSW Planning and Infrastructure, North West Rail Link Corridor Strategy, 2013 

 
 
The Corridor Strategy’s projections for the study area foresee a growth in high-density 7-12 storey 
apartments from a current base of zero dwellings to 300 by 2036 and a combined growth in commercial, 
retail and bulky goods jobs to 7,500 in 2036 from a current base of 4,000, 57% of which is predicted to 
come through retail development. Table 2 provides a more detailed breakdown. 
 
 

TABLE 2.  ROUSE HILL  RESIDENTI AL AND EMPLOYMENT PROJECTIONS,  NORTH WES T 
RAIL  L INK CORRIDOR S TRATEGY,  2013  

Column heading Development type 2012 Total 2036 Total Growth 

Dwellings Single Detached 1,800 2,200 400 

Townhouse 0 50 50 

3-6 Storey Apartment 200 400 200 

7-12 Storey Apartment 0 300 300 

    

Jobs Commercial 0 1,500 1,500 

Retail 2,000 4,000 2,000 

Bulky goods 2,000 2,000 0 

Industrial 0 0 0 

    
Source: NSW Department of Transport & NSW Department of Planning & Infrastructure, September 2013, p26 

 

North West Rail Link Issues Paper (September 2013) 

Accompanying the NWRL (now Sydney Metro Northwest) Corridor Strategy’s release was the North West 
Rail Link Corridor Strategy Issues Paper, which identified the issues raised during the public exhibition of 
the strategy’s structure plans. Landowner objections and government responses address several key 
points relevant to the Rouse Hill study area, including: 

 Although the residential land north of the town centre is zoned as medium-density, its recent 
development means it is unlikely to increase in density over the lifetime of the plan, irrespective of 
housing demand; 
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 Pertaining specifically to Lot 5 Commercial Road, given the location of the site, adjacent employment 
and residential land and its close proximity to the planned train station, mixed use is an appropriate 
land use, with potential to accommodate towers up to 12 storeys.  

 
The issues paper does not discuss in any detail identified favourable employment land uses or expand on 
what type or how many jobs could be located on the site.  
 

Directive 1.1, Section 117(2) of the Environmental Planning and Assessment Act 1979 

 
Section 117(2) Local Planning Directions, ‘1.1 Business and Industrial Zones’ requires relevant planning 
proposals to retain areas and locations of existing business and to not reduce potential floor space area 
for employment uses and related public uses in business zones. Should a proposal not be in conformity 
with this direction, justification must be provided through preparation of a study in support of the 
planning proposal, giving consideration to the Direction’s objective. 
 

SEPP Sydney Growth Centres (2006) 

The North West and South West Growth Centres were legally established by the State Environmental 
Planning Policy (Sydney Region Growth Centres) 2006. The Growth Centres were set up to manage the 
growth of Sydney in a planned, sustainable way.  
 
The key documents that provided the broad strategic goals for the North West Growth Centre is the 
Structure Plans and Explanatory Notes (see Figure 3).  

FIGURE 3.  NORTH WEST GROWTH CE NTRS STRUCTURE PLAN  

 

Source: NSW Department of Planning and Infrastructure, 2013 
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The Plan identifies Rouse Hill as the major centre to service the North West Growth Centre. The plan 
also provides for a range of town centres and list potential retail floor space.  In total, 60,000 dwellings 
are planned for the North West Growth Centre under the structure plan, with a range of densities from 
low to high. More detailed planning studies are gradually being undertaken for individual precincts 
within the Growth Centre as it is released for urban development. The Growth Centres represents a 
significant portion of the future growth of Sydney and therefore will contribute substantially to both the 
supply and demand of retail land in Western Sydney.  

2.2 Local Strategies 

Hills Shire Local Environment Plan (LEP) (2012) 

The 2012 Hills Shire LEP is a statutory planning instrument governing the ‘sustainable development’ of 
the LGA, It provides strategic direction for the council’s land use and drives the development of 
communities within the LGA, encompassing economic, social and environmental conditions.  The LEP 
outlines each of the land use zones that fall within the LGA, the council’s objectives for them and the 
permitted and prohibited uses within each.  
 
Under the LEP, maps and model clauses outline a range of development standards to which 
development within the LGA must adhere, including lot sizes, floor space ratios and building heights. The 
LEP is represented spatially through a number of maps covering the LGA, identifying zones and controls 
specific to different areas. The zoning map for Rouse Hill is shown in Figure 4. 
 

FIGURE 4.  HILLS SHIRE LEP ROUS E HILL  ZONING ( INCLU DING STUDY SITE )   

 
Source: Hills Shire LEP Zoning Map, 2012 
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Hills Shire Development Control Plan (DCP) (2012) 

The Hills Shire DCP provides specific development guidance in order that developments, and the council, 
achieve the objectives set out in the LEP. Developments submitted to council for planning approval must 
be in conformance with the directives outlined in the DCP. Although the LEP governs development 
standards, the DCP provides specific guidance on different development types, such as residential flat 
buildings. This dictates building heights, setbacks, the treatment of landscape and broader urban design 
conditions. It also provides area-specific development principles and intended outcomes. Rouse Hills 
Regional Centre is one of these areas that the DCP addresses directly.  
 
The Rouse Hill Regional Centre section articulates the Council’s urban structure principles and outlines 
their intent for the centre’s mix of functions. Figure 5 demonstrates that although the study site is 
outside the centre boundary, the DCP highlights the link must be made between the centre and its 
surrounds. This link will extend to the surrounding B5 & B6 lands to the north of the centre, as such land 
uses play an important role in supporting commercial centres. 
 

FIGURE 5.  ROUSE HILL  REGIONAL CENTRE URBA N STRUCTURE  

 
Source: Hills Shire Council DCP, 2012 

 

Hills Shire Centres Direction (2009) 

The Hills Shire Centres Direction was developed to guide the development of new centres and facilitate 
the revitalisation and redevelopment of existing centres. It identifies Norwest as a specialised centre, 
Castle Hill as a major centre, and Rouse Hill as a proposed major centre. It also notes Baulkham Hills, 
Carlingford, North Rocks, Round Corner, Wrights Road as town centres, Kellyville Station Balmoral Road 
Release Area Transit Centre and Box Hill as potential town centres, North Kellyville as a planned town 
centre and a number of smaller centres. The study is important background for a retail analysis of 
Western Sydney as it guides the development of centres in a particular part of western Sydney.  
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2.3 Relevant planning precedents 

Rezoning of Rouse Hill town centre commercial precincts from B4 Mixed Use to B3 
Commercial Core (Hills Shire Council - 2/2013/PLP and 3/2013/PLP) 

This scheme proposed to rezone the Rouse Hill Regional Centre from its current B4 Mixed Use zone to B3 
Commercial Core. The applicant, the landowner and manager of the town centre, believed that due to 
the nature of the town centre and its prominence in metropolitan planning, a zoning of B3 was more 
consistent with Department of Planning advice. The proposal was rejected by the Hills Shire Council in 
June 2013, thereby retaining the B4 Mixed Use zoning for Rouse Hill Town Centre.  
 
The refusal by the council was on the following grounds: 
 
1. The objectives and purpose of the proposed B3 Commercial Core zone are inconsistent with the 

identified scale, role and purpose of the centre under The Metropolitan Plan For Sydney 2036, Draft 
Metropolitan Strategy for Sydney to 2031, The Draft North West Rail Link Structure Plan for Rouse 
Hill, Council’s Local Strategy and Centres Direction and the approved Master Plan; 
 

2. The application of the B3 Commercial Core zone on the subject site would be inconsistent with the 
usage of Standard Instrument Order zones across the Sydney Metropolitan region.1 

 
The Council’s position indicates a clear vision for Rouse Hill town centre by the Hills Shire Council in line 
with the DCP, as being a mixed use urban environment. 

Alteration to LEP 2012 & increase building height & FSR - 11-13 Solent Circuit, 
Baulkham Hills (Hills Shire Council 17/2013/PLP) 

This scheme proposes to alter the site’s current building height and FSR as well as re-zone a portion of 
the site away from SP2 Drainage to B2 Local Centre, in line with the rest of the site’s zoning. The site is 
within the Norwest Business Park and currently contains the Sydney Ice Arena. The scheme’s relevance 
to the study site is the proposal to incorporate residential development in land occupied currently solely 
for business use. The Hills Shire Council adopted the planning proposal on 9 December 2014. The 
planning proposal will facilitate a growing mixed use development, including approximately 240 
residential units.  
 
The proposal provides an example of how business land use can be retained through the redevelopment 
of a site with a significant residential component in an area with a primary business function to increase 
the mix of uses within a centre.  

Alteration to LEP 2012 (Amendment No. 14) – increase height and minimum lot size 
for the Commercial Core at Rouse Hill Regional Centre 

This scheme proposes to remove the maximum height standard that applies to the Town Centre Core 
(currently 36m) and the Northern Frame (currently 25m) of the Rouse Hill Regional Centre Commercial 
Precincts and restore flexibility relating to minimum lot sizes for dual occupancy, multi-unit dwelling 
housing and residential flat buildings across the Hills Shire. The Northern Frame area is largely vacant 
except for an energy substation and informal car parking for staff of the centre. Council proposes to 
amend the maximum building height map for the residential precincts of Rouse Hill Regional Centre as 
part of a separate Planning Proposal. The planning proposal will assist in achieving the overall dwelling 
target for the Rouse Hill Regional Centre of 1,800 dwellings.  The proposal was determined in October 
2013.  

 
1
Hills Shire Council, 28 June, 2013 ‘ Letters to advise of resolution of Council meeting 25 June 2013 2/2013/PLP & 3/2013/PLP’, 

accessed 12 June 2014 
http://apps.thehills.nsw.gov.au/DATracking/Modules/Applicationmaster/default.aspx?page=wrapper&key=745049 
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3 ASSESSMENT OF 
CURRENT LAND USE 

This chapter examines the uptake trends, supply of B5 zoned lands and demand for bulky goods land 
uses across the LGA. It determines whether a gap exists for B5 zoned land and employment lands in The 
Hills LGA. 
 

3.1 Introduction 

The Hills Shire Council’s Centres Direction policy, identifies bulky goods as requiring exclusive zoning to 
recognise their support role of centres and important economic function. ‘B5 Business Development’ 
zone is recommended for such uses. According Hill PDA retail demand studies commissioned by council, 
it has been forecast that by 2031, an additional 81,000sqm of bulky goods floorspace will be required to 
accommodate future demand.  
 
Consistent with The Department of Planning’s Centres Policy2, business development zones are designed 
to offer more flexible planning controls and space for job generating uses. The B5 (Business 
Development) zone should be used for clusters of large floor plate bulky goods premises that cannot be 
accommodated in, or are not suited to, centres because of large floor space requirements or the need 
for direct vehicle access to load or unload goods. Councils should aim to create these clusters in 
accessible edge-of-centre locations. 
 

3.2 Employment lands context 

The term ‘Employment Lands’ is used to cover lands zoned IN1, IN2, B6 (and in some cases B7 zones). 
They are generally lower density employment areas containing concentrations of businesses involved in: 
manufacturing; transforming and warehouse of goods; services and repair trades and industries; 
integrated enterprises with a mix of administration, production, warehousing, research and 
development; and urban services and utilities. 
 
These are distinct from centre-based employment such as retail and commercial uses, which are usually 
zoned B1 to B4.  B5 (Business development) zones often sit somewhere in between, supporting in-centre 
uses but not necessarily being able to locate in the centres themselves, due to floorplate size 
requirements or heavy vehicle access issues. They are designed to offer more flexible planning controls 
and space for job generating uses. 
 
Since the Standard LEP was introduced in 2006, a trend has been observed towards rezoning a large 
portion of industrial zoned land to one of the business zones. Across Sydney in 2013, 223 hectares of 
industrially-zoned land was rezoned to a B5, B6 and/or B7 use. Of this, 150 hectares (67%) was rezoned 
B5 (Business Development), 41 hectares (18%) was rezoned B7 (Business Park) and 31 hectares (14%) 
was rezoned B6 (Enterprise Corridor).  
 

 
2
 Department of Planning, Planning for Retail and Commercial Development, 2009 
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This illustrates that there is strong tendency for rezoning industrial lands to B5, B6 or B7 to make it more 
versatile for future employment uses. This study recognizes the versatility of B5 zones in servicing a 
range of industrial and commercial needs and takes into consideration its role in broader employment 
lands context. 

3.3 Employment Lands Supply Assessment 

The Sydney-wide Employment Lands Development Program’s (ELDP) 2014 release identifies over 15,000 
hectares of zoned employment lands (a 1.1% increase from 2013). The majority of employment land is 
located in western Sydney. This comprises of 69% of undeveloped land across the region. 
 
In the West Central Subregion and Hills Shire in particular, there were significant employment land zone 
additions between January 2013 and January 2014 totalling 58.8 hectares. This is due primarily to the 
release of the Box Hill Industrial precinct which was rezoned in April 2013. Table 3 provides an audit of 
Employment Lands and B5, B6, B7 lands in The Hills LGA, their development status and overall 
availability attributes as of January 2014. Where data is unavailable, SGS performed a desktop audit to 
determine the availability of a site.  

TABLE 3.  B5,  B6,  B7 AND EMPLOYMENT ZONED LANDS (HECTARE S)  WITHIN  THE HILLS  

   Land Area (HA) Lots  

PRECINCT 
Data Source 

/ Date Zo
n

e 

D
e
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e

d
 

La
n

d
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t 
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n

d
 

To
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l L
an

d
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u
p

ie
d
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ts
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t 
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ts
 

M
e

an
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o
t 
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ze

 

Rouse Hill** ELDP 2012 B6 5 1 6 8 1 9 0.6 

Rouse Hill B5 (Study Area) SGS 2015 B5 4 2 6 2 1 3 1.9 

Annangrove*** ELDP 2014 IN2 68 98 166 34 12 46 3.6 

Castle Hill* ELDP 2014 B5 37 0.8 38 26 1 27 1.4 

Castle Hill* ELDP 2014 IN2 84 0.8 84 58 1 59 1.4 

Norwest (next to Castle Hill) SGS 2015 B6 3 0 3 1 0 1 2.9 

Norwest Business Park SGS 2015 B7 59 0 59 71 0 71 0.8 

Northmead, James Rouse Drive ELDP 2012 B6 3 0 3 7 0 7 0.5 

Caddies Creek SGS 2015 B6 2 22 25 17 4 21 1.2 

Bella Vista Business Park SGS 2015 B7 73 16 89 57 7 64 1.4 

Bella Vista SGS 2015 B5 7 0 7 4 0 4 1.7 

IBM Australia SGS 2015 B7 26 0 26 1 0 1 25.9 

Lewis Jones Drive SGS 2015 B7 22 2 25 12 2 14 1.8 

Winston Hills ELDP 2014 IN1 15 0 15 7 0 7 2.1 

North Rocks ELDP 2014 IN1 45 0 45 28 0 28 1.6 

Box Hill**** ELDP 2014 
 

- 59 59 NA NA NA NA 

 Total     453 202 655 333 105 438 50 
Source: DPE Employment lands development program, 2014 and SGS calculations 2015 
*ELDP Castle Hill as a single precinct. Vacant lands and vacant lots are distributed across B5 and IN2 zones on a pro rata basis  
**ELDP Rouse Hill boundary differs from the Hills LEP boundary. Total Land Area in this table reflects the land area captured through LEP. 
***ELDP Annangrove covers 11.3 ha of serviced vacant land. This is the only occurrence across the LGA therefore not shown in this table.  
****The ELDP only identifies vacant land area to date. SGS is unable to identify the total lots within this new release area  

 
In summary, there is currently almost 655 hectares of employment lands, including B5, B6, and B7 land 
use zones across the LGA, of which 200 hectares are vacant. Of this vacant land, however, only 2.8 
hectares are currently zoned as B5.  
 
The 2014 ELDP suggests that there is sufficient employment lands to service Sydney for at least 39 years 
regardless of take up levels. In The Hills Shire, new release areas such as Box Hill will play a significant 
role in servicing these long term needs. 
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Serviced and vacant land stock however, is expected to exhaust supply in the next 2.5 years with 
precincts such as Annangrove the last of serviced and undeveloped precincts in the LGA. To date, it 
covers approximately 11.3 hectares of serviced vacant land (not shown in table) but have remained 
vacant since 2012.  
 
Generally speaking, the serviced sites are high in demand and are most likely to be taken up before 
unserviced lands. But this does not necessarily mean all zoned and serviced land are equally high in 
demand. Some less suitably located sites could remain vacant for a number of years and often, zoned 
and serviced land will lie in waiting for other, better located sites to ‘fill up’ before they see 
development. Zoned and serviced sites can also identify future directions of specific land uses over the 
medium and long term.  
 
Table 4 highlights the current shortage of B5 zoned land in the LGA.  

TABLE 4.  B5,  B6,  B7 AND EMP LOYMENT ZONED LANDS (HECTARES)  WITHIN TH E HILLS  

 Land Area (HA)  

Zone Developed 
Land 

Vacant Land Total Land Land use 
distribution (%) 

B5  48   3   51  8% 

B6  13   24   37  6% 

B7  180   18   199  30% 

IN1  60   -     60  9% 

IN2  152   99   251  38% 

NWGC  -     59   59  9% 

Total  453   202   655  100% 

Source: DPE Employment lands development program, 2014 and SGS calculations 2015 

 

Record of Zoning Changes (2012-2014) 

In order to gauge the extent of employment land rezoning, Table 5 outlines the recent rezoning history in 
the Hills Shire and compares it to Metropolitan Sydney. This information comes from the 2014 ELDP.  

TABLE 5.  RECORD OF ZONING C HANGES  

 Period R3* B4* B5 B6 B7 

The Hills 
LGA 

2011-12 0 0 0 0 0 

2012-13 1.9 0 37.4 3 0 

2013-14 0 0 0 0 0 

 Period R3 B4 B5 B6 B7 

Sydney 
Region 

2011-12 0.3 39.1 27.3 142.2 104.2 

2012-13 3.7 1.1 101 81 0 
2013-14 14.4 6.6 150 31 14 

Source: DPE Employment lands development program 2012, 2013, 2014 
*Only zones relevant to this study are shown in this section 

 
2012 saw 37 hectares of Industrial land rezoned to B5 in The Hills Shire. Across the Sydney region, almost 
280 hectares of B5 zones were produced as a result of rezoning. This rezoning suggests that B5 appeals 
to a variety of businesses and that the Hills Shire Council are not opposed to adding to B5 stock through 
rezoning.  
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3.4 Employment Lands Demand Assessment 

SGS uses a model of employment forecasting and floorspace demand estimates to determine the 
additional employment areas required based on employment growth. It uses estimates of floorspace 
requirements for industry types to translate increases in jobs to increased floorspace demand. The 
necessary steps for converting jobs into floorspace demand are outlined below: 
 

1. Use employment forecasts from the Bureau of Transport Statistics (BTS) to generate the 
projected growth in jobs by ANZSIC 1-digit industry from 2011 to 2031.  

2. Distribute jobs by ANZSIC industry to appropriate SGS Broad Land use Categories (BLCs), which 
were developed in previous employment land planning investigations with the NSW 
Department of Planning and Infrastructure (Appendix 1 outlines these assumptions). The 
relevant BLCs are business/office parks, local light industrial and urban support, manufacturing, 
freight and logistics, and urban services3. 

3. Convert employment growth by BLC into floorspace demand using SGS benchmark floorspace 
to job ratios. 

4. Convert floorspace by BLC to employment land demand using average floorspace ratios (FSR). 
Benchmark floorspace to job and land to floorspace ratios have been derived from land audits 
completed by SGS for LGAs across the Sydney Greater Metropolitan Region. 

 
Employment Growth Rates By Industry 
 
Employment forecasts by ANZSIC industry for each precinct are sourced from the Bureau of Transport 
Statistics (BTS). The forecasts provide an indication of the magnitude and distribution of future 
employment and account for future trends by industry. It is important to note that these projections are 
trend based and broadly speaking, assume that the historical patterns persist. They therefore do not 
account for any unforeseen structural changes and their applicability to the main study area in particular 
is limited as a result. The 20 year employment forecast for The Hills from 2011 to 2031 is shown. 
Coloured text in the tables shows the highest growth levels. 

TABLE 6.  BTS E MPLOYME NT FOR ECAST –  THE HILLS LGA  

1 Digit ANZSIC Industry 2011 2031  20 year 
growth  

 Share of 
growth  

Agriculture, Forestry and Fishing  596   612  3% 0% 

Mining  71   102  44% 0% 

Manufacturing  5,912   8,050  36% 6% 

Electricity, Gas, Water and Waste Services  294   800  172% 1% 

Construction  5,746   9,271  61% 7% 

Wholesale Trade  4,516   7,051  56% 5% 

Retail Trade  13,737   25,688  87% 20% 

Accommodation and Food Services  4,156   8,366  101% 6% 

Transport, Postal and Warehousing  983   2,690  174% 2% 

Information Media and Telecommunications  806   2,974  269% 2% 

Financial and Insurance Services  2,811   5,077  81% 4% 

Rental, Hiring and Real Estate Services  1,244   3,047  145% 2% 

Professional, Scientific and Technical Services  7,639   16,205  112% 12% 

Administrative and Support Services  1,736   4,540  162% 3% 

Public Administration and Safety  1,486   4,225  184% 3% 

Education and Training  6,403   10,411  63% 8% 

Health Care and Social Assistance  7,158   13,054  82% 10% 

Arts and Recreation Services  955   2,643  177% 2% 

Other Services  3,210   5,799  81% 4% 

  69,462   130,604  88% 100%  

Source: BTS 2015 

 
3
 A full description of each BLC is provided in Appendix 2. 
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Modelling results 
 
By 2036, there is projected to be demand for an additional 579 hectares of employment land in the Hills 
Shire LGA. Most of this demand will be for Urban Services, Local Light industrial and Bulky Goods BLCs.  
 
In total, an additional 307 hectares of industrial land are required between 2011 and 2021, and a further 
376 hectares required between 2021 and 2031. This translates to uptake rates of 29ha/year for The Hills 
Shire over the next 20 years. Based on the current supply of vacant lands of 202 hectares, demand is 
likely to exhaust supply in approximately 7 years. 
 
Results for the floorspace and land demand analysis for the Hills LGA are presented in the table below.   

TABLE 7.  FORECAST DEMAND FO R EMPLOYMENT LANDS ( B5 -B7,  IN1,  IN2)  IN THE  
HILLS  

 

Broad Land Use Categories for Employment Lands (Hectares)  

Business/ 
Office Parks 

Bulky Goods 
Retail 

Local light Ind. 
& urban 
support 

Mfg. 
 Light 

Freight & 
Logistics 

Urban 
Services* 

Employment 
Lands Total* 

2011        

Jobs 537 2,747 7,324 4,874 1,719 4,308  21,509  

Floorspace (sqm) 26,850 329,640 585,920 389,920 171,900 861,600  2,365,830  

Land (ha) 3.6 62.8 104.5 62.3 58.4 431.5  723  

2021           

Jobs 811 4,106 9,915 6,037 2,440 6,283  29,592  

Floorspace  40,550 492,720 793,200 482,960 244,000 1,256,600  3,310,030  

Land 5.4 93.8 141.5 77.2 82.8 629.4  1,030  

Increase from 2011 
(ha) 

1.81 31.05 36.97 14.88 24.48 197.83  307  

2031           

Jobs 1,181 5,668 13,018 7,320 3,300 8,757  39,244  

Floorspace  59,050 680,160 1,041,440 585,600 330,000 1,751,400  4,447,650  

Land 7.1 117.4 173.9 88.6 105.6 809.7  1,302  

Increase from 2021 
(ha) 

2.45 35.68 44.28 16.41 29.20 247.81  376  

20 Year Additional 
Demand 

3.57 54.62 69.36 26.23 47.26 378.13  579  

Source: SGS calculations. 2015 

3.5 Employment Gap analysis 

The gap analysis compares projected demand for employment lands in the Hills Shire against the 
capacity of current zoned land under to assess whether there is sufficient employment land supplied for 
future needs. Table 8 shows the gap analysis results for employment lands in the Hills Shire LGA. Based 
on 20 years additional demand, it is estimated that there will be a shortage of 377 hectares of 
employment lands in the LGA, and 379 hectares if the site at Commercial Road were to be rezoned.  
 

TABLE 8.  2031 EMPLOYMENT LANDS GAP  ANALYSIS ,  H ILLS SHIRE TOTAL  

LGA Total Formula The Hills Total 

Employment land demand A 579 

Employment lands capacity B 202 

Employment lands gap B-A -377 

Employment lands gap (if site was rezoned) (B-2ha)-A -379 
Source: SGS, 2015 
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B5 Zoned Lands Gap Analysis 
 
Bulky Goods Retail is confined to B5 zoned lands and bulky goods uses laid out in the Centres Hierarchy. 
SGS use forecasted demand under ‘Bulky Goods’ category (from the employment lands model), as a 
proxy for demand for B5 zoned lands. According to the forecasted demand, there will be shortage of 52 
hectares of B5 lands in the LGA, and 54 hectares if the site at Commercial Road were to be rezoned.  
 
It should be noted that the demand for Bulky Goods land is the closest indication of how much B5 land is 
required based on its exclusivity and versatility. Alternative sites (not zoned B5) that accommodate Bulky 
Goods establishment should be assessed on a case by case basis and should not be used to counter 
predict a lesser demand for B5 zoned lands. 

TABLE 9.  2031 EMPLOYMENT LANDS GAP  ANALYSIS ,  B5 ZONED LANDS AND HILLS 
SHIRE TOTAL  

LGA Total Formula The Hills Total B5* Total  

Employment land demand A 579  55 

Employment lands capacity B 202  3 

Employment lands gap B-A -377 -52 

Employment lands gap (if 2 ha site was rezoned) (B-2ha)-A -379 -54 
Source: SGS, 2015 
*Demand for B5 zones uses bulky goods demand from the employment lands demand model 

 

3.6 Summary 

B5 zoned land has increased in recent years. In 2012-13, an additional 37 hectares of B5 land was 
rezoned to accommodate growth of a major bulky goods precinct in Castle Hill. Much of this has now 
been developed. This growth aligns with the projected future demand for both Local Light & Urban 
Support Services (additional 70 hectares) and Bulky Goods lands (additional 55 hectares) over the next 
20 years. 
 
The gap analysis suggests that demand for B5 zoned land exceeds supply. Although the Hills Shire has 
over 200 hectares of vacant employment land, only 3 hectares of this are currently zoned for B5. This 
includes the study site. Demand modelling suggests that a shortage of 379 hectares of employment 
lands and specifically, 54 hectares of B5 zoned land, will exist by 2031.  
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4 HOUSING MARKET 
ASSESSMENT  

This chapter undertakes market and population analysis of residential development at a sub-regional 
and LGA level. This analysis determines whether a demand or supply gap exists and where demand lies 
by dwelling type. 

4.1 Housing Supply Assessment 

Metropolitan Development Program (MDP) information is used to assess housing supply across the 
subregion.  The MDP dwelling production forecasts are not a capacity assessment, rather it shows what 
is expected to be constructed based upon current market conditions and developer plans. The MDP 
forecasts include the interpretation of economic conditions and demand by the development industry as 
shown in their production schedules, current dwellings under construction, development approval 
activity, ownership details and zoning and servicing timetables. These circumstances change from year to 
year resulting in different annual forecasts. Figure 6 shows dwelling-supply growth from 2011 to 2016 
(near term) and from 2016 to 2020 (medium term). 
 

FIGURE 6.  MDP DWE LLING PRODUCTION 2001 TO 2020  

 
Source: MDP 2014 

 
Due to its susceptibility to market conditions, dwelling production is highly cyclical. It shows that 
dwelling production has increased significantly over the 2011-2015 period from a low start in 2006-10. 
At the time of forecasting, overall dwelling production is expected to plateau (Blacktown, West Central 
Subregion and Sydney region). The Hills Shire will have approximately 5,500 new dwellings in the 
medium term, almost 10% higher than 2011-2015. This is not surprising given there are greater 
opportunities to provide new housing due to new release areas in Balmoral Road and Kellyville. 
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4.2 Housing Demand Assessment 

Underlying latent housing4 demand is examined at a high level across three LGAs -The Hills Shire, 
Blacktown, and Hawkesbury LGAs – as they are in the vicinity of the subject site. Housing demand figures 
are obtained from Bureau of Transport Statistics (BTS) small area population and dwelling projections.  
 
Due to a growing population, increased local jobs and improved regional transport infrastructure, 
additional demand for housing in Blacktown LGA is expected to reach 28,300 by 2021, and 59,100 by 
2031 - one of the highest in North West sub region. Inheriting population and employment growth in the 
Balmoral Road and Kellyville release areas, The Hills Shire is expected to require 17,700 and 36,000 
additional dwellings over the next 10 and 20 years respectively.  
 
Figure 7 shows projected demand growth from 2011 onwards. The demand figures shown are 
cumulative and are relative to 2011.  

FIGURE 7.  UNDERLYING ADDITIONAL DWELLING DEMAND (5  TO 20 YEARS)   

 
Source: Bureau of Transport Statistics, 2014 
Note: West Central Subregion comprise of 6 LGAS which are This Hills, Auburn, Blacktown, Bankstown, Holroyd and Parramatta  

 
A breakdown of forecast housing demand by dwelling type in shown in Table 10. It uses household 
composition and age profiles to predict the type of dwellings required by residents over the next 10 to 
20 years. Overall, it estimates significant increase in flats and apartments based on demographics of 
residents. This means that council and the state should ensure sufficient R3, R4 and B4 zones to 
accommodate this type of dwelling production. Demand for medium and high density houses makes up 
18% of the total expected demand for Hills Shire in 2031. 

TABLE 10.  THE HILLS SHIRE DWELLING DEMAND FORE CAST BY DWELL ING TYPE  

 2011 2021 2031 10 year Growth % 20 year Growth % 

Separate house 47,992 59,088 68,801 23% 43% 
Semi-detached / row / 

terrace / townhouse 
5,870 9,680 14,281 65% 143% 

Flat / unit / apartment 2,815 5,620 9,366 100% 233% 

Other 124 163 202 31% 63% 

Total Private Dwellings 56,800 74,550 92,650 31% 63% 
Source: SGS 2015, on NSW Department of Planning & Environment, 2014 
 

  

 
4
 These projections are ‘latent demand’ because they relate to the population growth projections for the area and because they 

reflect the demand potential associated with population growth. It should be noted that latent demand differs from ‘effective 
demand’ in that the latter is determined by market conditions and income capacities of buyers. 
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In comparison to housing demand in West Central Subregion and Sydney Region, the demand for 
medium and high density dwellings in The Hills is not particularly high. Ageing population and high level 
of migration of family households (3.15 persons per dwelling) are the main reasons for council to ensure 
sufficient supply of low density houses to accommodate this demand. 

FIGURE 8.  SYDNEY REGION  AND THE HILLS SHIRE DWELLING MIX OVER TI ME (FLATS)  

 
Source: SGS calculations based on DPE dwelling forecast 

 
This does not mean that the upward trend (see Figure 9) for medium and high density dwelling demand 
should be overlooked particularly in strategic centres such as Rouse Hill. Locations where metropolitan 
infrastructure such as the Sydney Metro Northwest and city line is in the pipeline are expected to attract 
housing demand that reflect broader metropolitan trends rather than its municipality trend. The North 
West Rail Link Corridor Strategy, 2013 (produced by NSW Planning and Infrastructure) projections for the 
study area foresee a growth in high-density 7-12 storey apartments from a current base of zero 
dwellings to 300 by 2036.  
 
In recognizing the need for suitable transitions for more intense uses, council suggests that medium and 
high density developments should be located in areas that are in close proximity to jobs, transport and 
services. Based on these criteria, it is justifiable that current and potential residential lands around 
Rouse Hill (including the Commercial Road site) could have strong potential in accommodating growth in 
high density demand. 

FIGURE 9.  DEMAND FOR FLATS/UNI TS/APARTMENTS IN  THE HILLS LGA AND SYDN EY 
METRO WIDE  

 

 

Source: SGS calculations based on DPE dwelling forecast 
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This view is supported by broader literature review and past research that SGS has conducted. The 
following text box provides additional support. 
 
 

Housing preference  
 
Recent studies of housing preferences in Australia have yielded some important findings that have 
challenged conventionally held views of the factors that motivate households when making housing 
choices, and preferences for detached as opposed to attached dwelling types. 
 
A survey by The Grattan Institute (Kelly et al., 2011), which focused on Sydney and Melbourne, found 
households are increasingly willing to make compromises in dwelling type, as a consequence of 
economic and lifestyle trade-offs under tightened housing market conditions. By considering the 
trade-offs households are prepared to make in terms of dwelling type and location, the study found a 
significant shortfall in the supply of semi-detached housing in Sydney (Figure 10).  

FIGURE 10 .  COMPARISON OF PREFER ENCES,  ACTUAL STOCK AND NEW SUPPLY IN 
SYDNEY  

 
Source: Grattan Institute Survey, Kelly et al., 2011 

 
This research indicates latent demand for compact, medium to higher density housing forms in 
Sydney.   
 
The preferred housing stock does not mirror the actual housing stock, particularly in the case of semi-
detached and 4 storey and above residential towers. New supply (2001-10 construction) has 
responded to the demand for high density residential with 34% of the dwellings constructed 4 storeys 
and above. This suggests that there is increasing market demand for high density development that is 
located close to public transport hubs.  Therefore, in sight of the Sydney Metro Northwest 
development, high density residential activity may be attracted to the Rouse Hill site for convenience 
based living.   
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4.3 Housing Gap analysis 

The report focuses on the Hills Shire and Blacktown as we believe that they are most relevant to the 
subject site’s underlying market. In addition, it also reports the Sub-regional housing strategy target 
(2007 edition) as a means of benchmarking supply and demand from a policy perspective.  
 
The sub-regional housing strategy was produced in 2007 (as part of the 2005 Metro strategy). Both the 
Hills Shire and Blacktown LGAs were assigned housing targets of 21,500 each, for the period 2011 to 
20315. This implies an average housing target of approximately 700 dwellings per annum. 
 
Table 11 shows underlying housing demand from BTS and forecast housing supply from MDP. It 
compares projected supply with projected underlying demand to derive the gap in the market. Since 
MDP supply data is only available up to 2020, this assessment is conducted over three time periods – 
past 5 years, current, and medium term, which aligns with the time periods specified by MDP. 

TABLE 11.  HOUSING SUPPLY AND D EMAND GAP 2011 TO 2021  

    
Underlying 

dwelling 
demand (BTS) 

Forecast 
housing supply 

(dwelling 
production) 

Gap in supply 
(supply less 

demand) 

The Hills Shire (A) Past 5-10 
years  
(2006-10) 

 4,301   3,238  -1,063  
Blacktown (C)  10,612   6,771  -3,841  
West Central Subregion  86,663   12,855  -73,808  

The Hills Shire (A) 
Near Term  
(2011-15) 

 8,705   4,982  -3,723  
Blacktown (C)  13,849   10,509  -3,340  
West Central Subregion  41,698   22,612  -19,086  

The Hills Shire (A) Medium 
Term  
(2016-20) 

 9,005   5,447  -3,558  
Blacktown (C)  14,379   5,776  -8,603  
West Central Subregion  42,656   18,706  -23,950  
Source: BTS dwelling forecasts, August 2014, Metropolitan Development Program reports. 2010/11 Residential forecasts; and DP&I, Sub-regional 
housing strategy, 2007; and SGS calculations, 2014. 

 
It is clear from the analysis below that there is shortage in the housing market in both the Hills Shire, 
Blacktown and the West Central subregion. However, the magnitude of the gap provides an indication 
that this gap is likely to impact upon effective demand in these two LGAs. For instance, in the short term 
(2011 – 2016), the Hills Shire is projected to experience a shortage of around 3,300 dwellings relative to 
the underlying housing demand in the LGA. This is a shortage of nearly 43 percent of the latent dwelling 
requirement in the near term, and around 40 percent in the medium term. The gap in Blacktown is 
around 10,500 dwellings and eases almost by half in the medium term (likely due to more greenfield 
sites being released in the North West Growth Centre). Even though dwelling supply is ahead of the 
housing targets (which is likely to reflect the dated nature of the targets), it is clear that there are 
underlying pressures in the market. 
 
Given the magnitudes of shortage in the Hills Shire and Blacktown housing markets, it is likely that its 
impact on effective demand would put upward pressure on housing prices in the region. Broadly 
speaking, this analysis demonstrates that the housing markets in the region are tight and that shortages 
are likely to exist – at least in the medium to long term. 
  

 
5
 DP&I, Sub-regional housing strategy, 2007 
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4.4 Summary 

This chapter uses an assessment of residential demand to assess the need for B4 mixed use zones. This is 
due to the fact that the proposal seeks to provide 29,947sqm of residential and 1,684sqm of 
retail/commercial floorspace. Residential is therefore the dominant land use in the proposed 
development. 
 
Supply of new homes in the Hills Shire and Blacktown LGAs is growing due to the availability and staged 
release of greenfield sites in and around the North West Growth Centre. These lands ensure that there is 
sufficient land capacity for ongoing dwelling production. The Hills Shire is forecast to deliver on average, 
an additional 1,000 new dwellings per year over the course of five to ten years. 
 
Whilst forecast supply and land availability is good, demand in the LGA is forecast to be between 65 and 
75 per cent greater than supply. This adds up to approximately 17,700 dwellings over the next five to ten 
years and implies a consistent shortage of dwellings of approximately 3,700 in the near term (2011-
2015) and 3,500 (2016-2020) in the medium term. 
 
Medium and high density dwellings is increasing in demand throughout the LGA and the subregion. This 
housing typology is particularly relevant in areas close to jobs, transport and services. The completion of 
the Sydney Metro Northwest and City line station in Rouse Hill town centre means that the area is well 
suited to accommodating an increase in higher density residential. 
 
 



 

 Lot 5 Commercial Road, Rouse Hill, Supply and Demand assessment   22 
 

5 DISCUSSION 

As Rouse Hill and the West Central subregion more broadly continues to experience sustained 
population growth, available land close to town centres such as Rouse Hill will be increasingly in 
demand. With the Sydney Metro Northwest line scheduled for completion in 2019, Rouse Hill will grow 
in stature as an important mixed use strategic centre for the north-west of Sydney. 
 
Both B5 ’Business Development’ and B4 ‘Mixed Use’ zones have merit on the study site. The role of B5 
zoning to support in-centre uses can help diversify the retail and service offering of Rouse Hill with uses 
unsuited to locating in the heart of the retail strip. Conversely, the ability for B4 to deliver higher density 
residential development close to local services and heavy rail increases access to jobs and decreases 
reliance upon private vehicle travel on an already congested road network. This chapter reviews the 
relative merits of each potential land use against five criteria to assess the strengths of the current and 
proposed zonings. 

5.1 Options assessment 

Planning Policy 
Local and state planning policy directives that identify the role of the site or, more broadly, that of Rouse 
Hill town centre. 
 
Precedents 
Identify trends in current or recent planning applications in the Rouse Hill area that reflect the study 
site’s current and proposed rezoning. 
 
Planning principles 
Broad land use principles that guide the development of places and communities 
 
Supply and Demand 
Analysis of land use supply and demand data undertaken through analysis within the report 
 
Alternatives 
Assessment of logical alternative sites that could accommodate either the existing B5 or potential B4 
development. 
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  CURRENT LAND USE ZONING (B5)  PROPOSED LAND USE ZONING (B4) 

Planning Policy 

The Hills Shire LEP 2012 
The site is zoned B5 (Business Development) to provide a mix of warehouse uses, bulky good 
premises that require a large floor area, in locations that are close to, and that support the 
viability of centres.  
 
The Hills DCP 
The Hills Shire DCP identifies the mixed use role that the Rouse Hill Regional Centre plays. 
The DCP highlights the link that must be made between the centre and its surrounds, 
extending to the surrounding B5 & B6 lands to the north of the centre, as such land uses 
play an important role in supporting commercial centres. 
 
 
 

Under the NWRL structure plan, Rouse Hill will play an important role in the corridor, as a 
mixed use destination. The introduction of the NWRL will enable a major transport, retail 
and commercial hub for the surrounding suburbs centred on a new train station and a hub 
for the North West Growth Centre.  Opportunities will also be provided to increase 
residential densities within walking distance of the station, involving a variety of housing 
types to ensure there is affordable and appropriate housing.  
 
Given proximity to the Sydney Metro Northwest, the NWRL Structure Plan has identified 
Commercial Road as an opportunity site for future development. The Structure Plan 
proposes to extend the commercial and retail area northwards to Commercial Road as well 
as residential development comprising of 3-6 storey.  
 
Under A Plan for Growing Sydney, the NSW Government’s plan for the Rouse Hill Strategic 
Centre is to provide additional capacity around future Rouse Hill train station for mixed-uses 
including offices, retail, services and housing and to plan for outward expansion of the 
centre. 

Summary 
These local policies identify the need to support a range of business uses within the town 
centre to give it as wide a range of uses as practical. 

These strategic policies identify the desire to locate new residential and mixed use 
developments within the catchment of major transport infrastructure 

Precedents 

 
 

Rezoning of Rouse Hill town centre commercial precincts from B4 Mixed Use to B3 
Commercial Core (Hills Shire Council - 2/2013/PLP and 3/2013/PLP).  
The Department of Planning refused the Planning Proposal in May 2014 stating preference 
to maintain the B4 Mixed Use zoning given the intended mixed use focus for the Rouse Hill 
Town Centre.   
 
Alteration to LEP 2012 (Amendment No. 14)  
Removal of maximum height standard of Town Centre Core (currently 36m) and the 
Northern Frame (currently 25m) of the Rouse Hill Regional Centre Commercial Precincts.  
The planning proposal will assist in achieving the overall dwelling target for the Rouse Hill 
Regional Centre of 1,800 dwellings.  The proposal was approved in October 2013. 
 
The Hills Employment Land Direction 
Discusses the gradual rezoning of Northmead Industrial Area to (low density) residential due 
to its good public transport accessibility. 

Summary 
No relevant precedents were identified. This identifies the Council’s desire to maintain a mix of uses in and around the town centre 

and supports the broad principle of higher densities being suitable near major transport 
infrastructure and centres. 

Planning principles 

B5 uses are considered important zones that support the functioning of centres by 
accommodating uses the benefit from close proximity to other retail uses but cannot locate 
in centres They are often more car-reliant than in-centre retail and allow for uses that can 
also exist in out-of-centre areas. 

There is a continued need in Sydney to provide more and varied residential development to 
suit a growing population with a range of dwelling requirements.  
 

Land uses that are susceptible to re-zoning to higher value uses should be protected where 
there is a strategic need or shortage of that use in surrounding areas. There are limited 

There is a strategic desire to locate higher density residential development in close proximity 
to rail lines to reduce car dependency, enable access to jobs and to make best use of 
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remaining B5 lands in the LGA and the site is the last undeveloped B5 site in Rouse Hill. metropolitan significant transport infrastructure. 

Summary 
This identifies the need for town centres to be supported with complementary uses to best 
provide for surrounding residents and businesses. 

This identifies the value that centres with good transport accessibility, outside of major 
employment centres, have as places to support higher density residential development. 

Supply/ 
demand 

There is a significant shortage of employment lands broadly (approximately 379 hectares) 
and B5 lands (approximately 54 hectares) identified and more specifically forecast for the 
LGA 2031.  

There is a shortage of 3,500 dwellings in the near term and 3,700 dwellings in the medium 
term (up to 2020). 

There is only 3 hectares of B5 zoned land left in the LGA and the study site is the only vacant 
B5 zoned land in Rouse Hill.   

Current demand for medium/high density dwellings are low compared to the West Central 
Subregion and the broader Sydney Region, however, housing preference studies show that 
medium and high density dwelling demand is expected to outgrow the current trends. Council’s retail studies also suggest there is sufficient demand to support a number of bulky 

good centres across the LGA. 

Summary Supports the need for B5 to be retained  Supports the need to supply more dwellings in the subregion 

Alternatives 

Vacant and serviced industrially-zoned land to the north of Rouse Hill in Annangrove could 
support some larger-format uses such as hardware-based bulky goods and warehouses that 
would be appropriate on the site as it is currently zoned. 

Much of the area within an 800 metre radius of the town centre that is zoned for medium or 
high density residential consists of detached, low-rise, recently completed dwellings. It is 
unlikely that these will intensify soon.  

Existing B5-zoned land is minimal in the Hills Shire and Blacktown LGAs and no remaining 
sites exist in Rouse Hill to support its business operations 

There are therefore limited residentially-zoned areas surrounding the town centre that could 
accommodate the increased densities that the future Rouse hill station should be 
accommodating 

Record of zoning changes show there is a flexibility and popularity in rezoning employment 
lands to B5 lands. This is not surprising given the dual functioning nature of B5 zones in 
enabling job generating uses well as fulfilling out of centre commercial and retail purposes. 

There is a significant parcel of already zoned B4 land between the study site and the town 
centre, bound by Commercial, Caddies and Windsor Roads.  This could accommodate these 
proposed uses and is closer to the town centre. A development timeframe for this site is 
unclear.   

 
Little ability to accommodate around town centre but nearby industrial land to north 
provides opportunities 

Significant B4 zone between site and town centre, but few currently zoned residential 
areas able to accommodate higher densities due to lot sizes and recent low density 
development 
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5.2 Conclusion 

Both the current B5 zoning and proposed B4 zoning have merit on this site. In determining the most 
suitable land use, this report has assessed the supply and demand positions of B5 (using Bulky Goods 
lands as a proxy) and high density residential as a representative use for the current B4 mixed use 
proposal.  
 
Both B5 and residential uses show clear future demand within the Hills Shire LGA. As Rouse Hill 
continues to cement its role as the strategic centre servicing north-western Sydney, supporting business 
uses allowed under B5 zoning (and in particular Bulky Goods Retail) would strengthen the centre’s retail 
and service offering. However, the site’s proximity to the soon-to-be-completed Sydney Metro 
Northwest and City station and the council’s desire to retain and grow the mixed use nature of the town 
centre supports higher density residential development typologies. 
 
Although less ideal due to the possibility of increased car travel from the town centre, B5 uses, including 
Bulky Goods Retail, could locate outside of Rouse Hill in nearby undeveloped industrial or business-
zoned land (for instance Annangrove). It is acknowledged that this not only reduces the retail and service 
offering of Rouse Hill but also dilutes the retail clustering in the north-west. This does present the 
possibility of another centre growing outside of the established Strategic Centres model outlined in A 
Plan for Growing Sydney. Given the relatively small size of the study site however, this risk is low.  
 
The opportunity to locate high density residential development in close proximity to the town centre can 
serve to increase activation in Rouse Hill. An increased density of residents in walking distance to the 
centre’s retail offering is likely to improve its turnover.  
 
Increased residential offering around the future train station aligns with prevailing planning principles 
seeking higher densities near mass transit modes. Although much of Rouse Hill’s surrounding area is 
zoned for medium density residential, most has been recently developed as low density detached 
housing. Aside from the remaining B4 land between the study site and the town centre, there are few 
unencumbered opportunities to deliver higher density residential development.  
 
It is noted that the site is currently adjacent a recently completed Masters Home Improvement Centre. 
This does lay the platform for a clustering of similar non-centre retail and local service uses to co-locate 
and the study site is both zoned for and suited to this use. Bulky Goods precincts anchored by a large 
tenant (such as Masters Home Improvement and Bunnings) tend to trade better than a disparate 
precincts. This is due to the draw that the anchor store provides flows on to smaller surrounding stores 
(although the opposite tends also to be the case with weaker performing anchor tenancies).   
 
The current separation between the study site and the town centre is also noted, due to the lack of B4 
take-up in the lots directly south of Commercial Road. Until this undeveloped B4 land is taken up, the 
study site’s proposed high density residential and commercial use at lower levels would be at odds with 
surrounding building heights and adjacent land uses. An assessment of this, however, is outside the 
scope of this report. 
 
This report suggests that the site’s potential under current zoning and under the proposed B4 rezoning 
both have merit on this site. The removal of B5 from the site does provide potential future limitations 
with regards to the diversity of commercial uses that Rouse Hill can provide. Notwithstanding this, the 
value that increased residential densities around mass transit infrastructure and town centres has both 
on job accessibility and town centre vitality should not be underestimated. Although the removal of B5 
zoning would remove the possibility of Bulky Goods Retail, its rezoning to B4 would still retain the ability 
to provide other commercial and retail uses that would support the town centre. 
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6 APPENDIX 1 

Employment Lands Demand Model Assumptions 

In this analysis, BLCs have been used as the preferred employment descriptor, rather than the ABS 
ANZSIC (Australia New Zealand Standard Industry Classification) codes. Unlike ANZSIC codes, the BLCs 
account for business categories that cut across land use types and zones within our study area. For 
example, for the manufacturing industry category, parts of a manufacturing business may be in heavy 
industrial areas, other parts may be in light industrial areas and jobs in head office/administrative 
functions in the same manufacturing firms may be in commercial areas (in offices). A detailed 
description of the BLC codes is provided in Appendix 1. 
 
It assumes that each job will require a certain amount of floorspace per employee, and these will be 
distributed between certain floorspace types. For example, forty percent of construction jobs are 
assumed to be in local light industrial areas, 20 percent in light manufacturing and 35 percent in urban 
services. Detailed model assumptions are outlined in the table below. Only cells highlighted in green are 
used for this analysis. 

TABLE 12.  ASSUMPTIONS USED I N FORECASTING EMPLOYMENT L ANDS DEMAND  

 Employment lands Broad Land Use Categories 

Other* 
Job industry 

Business/ 
Office Parks 

Bulky Goods 
Retail 

Local light 
Ind. & urban 

support 
Mfg. 

Business/ 
Office Parks 

Bulky Goods 
Retail 

Agriculture, Forestry & Fishing 0% 0% 0% 0% 0% 0% 100% 

Mining 0% 0% 0% 0% 0% 0% 100% 

Manufacturing 2% 0% 20% 63% 0% 10% 5% 

Utilities 0% 0% 0% 0% 0% 93% 7% 

Construction 0% 0% 40% 20% 0% 35% 5% 

Wholesale Trade 3% 0% 60% 0% 30% 5% 2% 

Retail Trade 0% 20% 0% 0% 0% 0% 80% 

Accommodation, Cafes & 
Restaurants 

0% 0% 0% 0% 0% 0% 100% 

Transport and Storage 0% 0% 60% 0% 37% 0% 3% 

Information Media and 
Telecommunications 

10% 0% 0% 0% 0% 50% 40% 

Financial and Insurance Services 5% 0% 0% 0% 0% 0% 95% 

Rental, Hiring and Real Estate 
Services 

5% 0% 5% 0% 0% 0% 90% 

Government, Administration & 
Defence 

0% 0% 0% 0% 0% 0% 100% 

Education 0% 0% 0% 0% 0% 0% 100% 

Health Care and Social Assistance 0% 0% 0% 0% 0% 0% 100% 

Arts and Recreation Services 0% 0% 0% 0% 0% 0% 100% 

Other Services 0% 0% 15% 0% 0% 25% 60% 

Floorspace per job (sqm)** 50 120 80 80 100 200  

Average floorspace ratio** 0.8 0.5 0.6 0.6 0.3 0.4  
Source: SGS calculations. 2015 
*This refers to retail and non-industrial categories are not included in the employment land demand result. They are usually accommodated in other 
Business and Specialised Zones that do not necessarily align with employment lands definition.  
**Floorspace per job ratio and average floorspace ratio are derived based on land audits and past research. 
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7 APPENDIX 2 

Land use category conversion from ANZSIC to BLC 

The table below presents a guide to interpretation of the SGS Broad Land Use Categories (BLCs). 

TABLE 133.  BROAD LAND USE CAT EGORIES  

BLC BLC Name Types of activities Description 

AST Short Term 
Accommodation  

Hotels and Motels (not including 
pubs), backpacker establishments 

Good accessibility and visibility.  Businesses in this 
category tend to be in high population density areas, on 
close to arterial infrastructure. 

BP Business Park Integrated warehouse, storage, R&D, 
‘back-room’ management and 
administration with up to 40% office 
component 

Traditional business park environments offer large land 
parcels and attractive site aspects.  Business park 
locations are heavily driven by strategic positioning with 
respect to arterial infrastructure.  For business park land 
uses with higher industrial components proximity to 
population centres is not desirable. 

D Dispersed Activity Primary and secondary education, 
lower level health, social and 
community services, trades 
construction, other ‘nomads’ 

Institutions are dispersed but need to be accessible and 
well served by public transport. 

FL Freight and 
Logistics 

Warehousing and distribution 
activities.  Includes buildings with a 
number of docking facilities; ‘hard 
stand’ areas with trucks or goods 
awaiting distribution; and large storage 
facilities 

Warehousing and distribution is a metro level issue with 
activities preferably locating close to air, sea and inter-
modal inland ports, or with access to the motorway 
system 

LL Local Light Car service and repair; joinery, 
construction and building supplies; and 
domestic storage 

Wide range of businesses that service other business 
(components, maintenance and support) and Sub-
regional populations.  Need to be accessible for 
population centres 

MH Manufacturing 
Heavy  

Large scale production activity.  Likely 
to be characterised by high noise 
emission; emission stacks; use of 
heavy machinery; and frequency of 
large trucks 

Industrial areas.  Heavy manufacturing is in decline in 
Sydney, but will continue to cluster in some locations such 
as Wetherill Park, Campbelltown/ Ingleburn etc.  There 
are strong arguments for collocation in terms of raw 
material delivery and to concentrate externalities (though 
impacts on surrounding uses are generally moderate). 

ML Manufacturing 
Light 

Small scale production with lower 
noise and emission levels than heavy 
manufacturing 

Industrial areas but with a lower requirement for distance 
from population than heavy manufacturing 

O Office Office buildings that are independent 
(i.e. are not ancillary to another use on 
site) and likely to accommodate a 
significant number of administration 
staff  

Typically require commercial centre locations.  Need to 
have good accessibility for office workers. 

RB Retail Big Box Large shopping complexes Commercial centre locations.  Require high visibility high 
traffic locations.  Should be easily accessible with good 
public transport links 
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RBG Retail Bulky 
Goods 

Typically large, one-story buildings 
surrounded by car-parking,  

Usually located out of centre and in high exposure (main 
road) locations. 

RM Retail Main Street  Main Street Retailing services. Traditionally found in main street locations (e.g., 
supermarkets) and small cluster or strips of stores located 
next to a street or road 

S Special  Tertiary level education, health, and 
community services 

Typically require strategic locations and needed in each 
sub-region. 

US Urban Services  Concrete batching, waste recycling and 
transfer, construction and local and 
state government depots, sewerage, 
water supply, electricity construction 
yards 

These typically have noise dust and traffic implications 
and need to be isolated or buffered from other land uses.  
Needed in each sub-region 
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CANBERRA 

Level 1, 55 Woolley Street 
Dickson ACT 2602 

+61 2 6262 7603 
sgsact@sgsep.com.au 

HOBART 

Unit 2, 5 King Street 
Bellerive TAS 7018 

+61 (0)439 941 934 
sgstas@sgsep.com.au 

MELBOURNE 

Level 5, 171 La Trobe Street 
Melbourne VIC 3000 

+61 3 8616 0331 
sgsvic@sgsep.com.au 

SYDNEY 

209/50 Holt Street 
Surry Hills NSW 2010 

+61 2 8307 0121 
sgsnsw@sgsep.com.au 

 

 

 













































































Note: Reference should be made to the 
text for a full understanding of this plan
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