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Execut ive Summary 

The objective of this report is to  provide an economic justification for a planning 

proposal to rezone land at  15-33 Brighton Avenue, Croydon Park from industrial 

to allow high density residential and employment generating uses a t  ground level 

This report provides a detailed response to a resolution of Canterbury Council 

requesting further detailed consideration of  employment at this particular site. 

Section 117(2) o f  the Environmental Planning and Assessment Act 1979 (the Act) 

allows for a rezoning o f  business or industrial land use zones when justified by a 
study (prepared in support of  the planning proposal) which gives consideration to 

the objective o f  this direction. 

This report fulfils this requirement. Accordingly, we address the three objectives 

o f  Section 117 Direction 2.1 8usiness and Industrial Zones. The report 

demonstrates that  the Subject site with its current industrial zoning does not and 

cannot be expected to significantly contribute to: 

a) encourage employment growth in suitable locations, 
b )  protect employment land in business and industrial zones, and 
c) support the viability o f  identified strategic centres. 

I f  the current zone does not evidently achieve these objectives, then it follows 

that rezoning to  allow a different form o f  development is necessary to prevent the 

area from dereliction. 

The findings of  this report therefore support a planning proposal to rezone land 

under the NSW Gateway and addresses strategic planning criteria and 

considerations regarding rezoning land from industrial to residential, as follows: 

A comprehensive review of traditional 'employment lands' and other 

employment generating land use zones a t  local government area (LGA) 

and sub- regional level including 'Towards 2032 - City o f  Canterbury 

Economic Development & Employment Strategy' (EDES) 2009. 



2. Comparisons with provision of employment lands in relation to 
infrastructure, market demand and wider metropolitan strategic initiatives. 

3. An economic appraisal of the site suitability for industrial or other 
employment purposes. 

4. Written justification against the principles of Metropolitan Strategic 
Priorities, Industrial Lands Strategic Assessment Criteria and relevant 
Section 117 Ministerial Planning Directions. 

I t  concludes that the site does not meet three key objectives of encouraging 
employment growth, protecting employment land and supporting the viability of 
centres. As a consequence the strategic importance of this site for continued 
industrial use has reached the end of its 'economic' industrial life. The site is at 
risk of vacancy and dereliction If alternative land use zoning is not considered. 
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Sect ion Context 

MacroPlan Dimasi has been commissioned to  consider the economic relevance and 

function o f  land at 15-33 Brighton Avenue, Croydon Park with regard for 

employment in response to a resolution of  City of  Canterbury Council: 

That further consideration o f  this particular site be deferred for further 
clarification by the applicant with regard to loss o f  employment, zoning 
changes, height changes, planning approvals, traffic and the impact on the 
local area. This information is to come back to Council when completed by 
applicant. 

[Extraordinary Council Meeting on 31 October 2013] 

This report considers the specific attributes of the current industrial zone to 

assess potential use o f  this site that meets the demographic and economic profile 

of  Croydon Park and Canterbury Local Government Area (LGA), now and in the 

future. 

In the context o f  a potential transformation o f  this land for  residential use, the 

report considers the broader market conditions affecting the future o f  industrial 

land. 

The site location presents a number of  strengths, which support its 

redevelopment for residential mixed used., particularly compatibility with adjoining 

residential land, access to public transport, community infrastructure, open space 
and local shops nearby on Georges River Road, which provides a range of  day to 

day services for  the local surrounding population. 



Figure I .  Locat ion and S i te  Context 
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Source: MacroPlan Dimas' NSW Six Maps 

Notwithstanding the current industrial zoning, the use o f  this site for ongoing 
industrial purposes is significantly constrained. The site is isolated from other 
major industrial development; freight, distribution and infrastructure. I t  is 
accessible by a local road shared with adjoining residential use. 

All of these constraints combined have led to a lack of  market demand for 
industrial redevelopment as i t  presents a significant financial investment risk. The 
current and proposed land use zone plans applicable to the site are compared 
below: 



Figure 2. Current and Proposed Land Use Zone 
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Our report considers the implications for Canterbury's long term strategy for 

ensuring job creation and growth with respect to development tendencies and 

demand, current stocks of  employment land, and the impacts o f  emerging and 

future trends. 



Further, we assess the role and function of  the land at  Brighton Avenue against 
the principle strategic planning strategies including: 

Draft Metropolitan Strategy for  Sydney to 2031; 

• Employment Lands Development Program; 

• SEPP Western Sydney Employment Area; 
a Long Term Transport Master Plan; 

• State Infrastructure Strategy; and 
a Canterbury Economic Development and Employment Strategy 2009 

Our study is framed by its regard for current Government policy to protect and 
enhance employment lands, as stated in Ministerial Direction 1.1 under Section 
117 o f  the Environmental Planning and Assessment Act 1979 (The Act). 

A first port of call In relation to matters for consideration when rezoning industrial 
land is to initially establish why the subject site ought not to be retained for 
industrial/employment purposes in established areas. 

Our report addresses local employment demands and trends, the broader context 
For interpreting the relevance o f  employment land across the LGA and South sub- 
region, and the specific suitability o f  the subject site for  ongoing industrial usage. 

Our report finds that, in light o f  current employment trends and having regard for 
the evolving stock of industrial land within the South sub-region and the specific 
locational constraints o f  the subject site, its usefulness as employment land has 
now expired, 

The land's redundancy as a contributor to the LGAts o r  sub-region's industrial 
employment capacity compels Council to consider its suitability for other uses. 
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Section 2 ~ Government Policy Overview 

The purpose of' this section is to exi,lmlne and critique the legislative and policy 

background for employment lands in western Sydney. 

Draft Metropolitan Strategy 2031 

The Draft Metropolitan Strategy focuses on boosting housing deJ:ivery and j:dbs 

growth. Thts strategy provide~ a strategi.c planning framework to ·2031 to· meet 

'the needs of a growing and increasingly aging population, with a ~ignificant 

emphasis on the role of Greater Western Sydney. The strategy acknowledges 

that our economy wlll continue to shift away from manufacturing to a stronger 

finance and se.rvices focus. 

Strategic growth Is intended to be driven through subregional de!Lvery plans, 

which will focus on measuring s.hort to medium term outcomes to 2021 ~s wen as 
longer term targets to be measured at 2031. Delivery plans wiU replace the 

current draft subregl.onal strateg.ies. 

South Subregional Priorities 2031 relevant to this proposltion lndude: 

• 

• 

enhance· the subregiot:t's role in housing and jobs 'delivery through urban 

renewal arot!nd Major Centres and accessible local centres, while 

maintaining the values of Sydney's fringing bushland, coast and waterways 

facilitate re~development for more intense housing in appropriate existing 

areas, particularly In and around centres,on the Strategic Transit Network 

Specifically In relation to Employment and Produdlvity the Draft. Metropoli~n 

strate9Y outlines the following poUcy under Objective 13: Provlde a well-located 

suppfy of industrial lands: 

a) Provide new industdallands to meet futvre demand. 

b) Industria/lands will better link with supply ch~ins a'nd markets; 

7 
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c) Sydney's i'ndus'tries will be supported to- adapt ·to changing local.~ national and 

global markets. 

,d) There will be better access tQ Strategic Centre?~ the Western Sydney 

Employment Ares and key economic infrilstructure .as supported by .the Long· 

Term Transport Master Plan and State Infrastructure Strategy. 

e) Proposals to rezone exlstfng· Industrial lands must be consistent with the 

Industrial Lands Strategic Assessment CheckNst (Criteria· Table 1., page 49). 

A checldist for justification of rezoning industrial zoned land to other uses is 

therefore provided under Objective 13 ·of the Draft M·etropoHtan Strat,egy 2031. 

fr!iur.-; ~ . Checklfst ·for justif ication Qf re~o" ng industrial 2:one_d lan<t 

... . . .. .. . ..... . ..... ... 
Criteria Table 1; Industrial Lands Strategic Assessment 
Checkf1st tor rezoning of existing ir)du:strtalland to other uses 

• rs l"!t' propo~ d r zon ng consJstent with state a Vor cou <:II 
s ra ·egi~ on he future role of indus jal fands? 

? 

· ·~····- ·····-- ........ . 
• How would the propO ed ;~~o trtQ m et mdu tnal land 

stocks n he subregton or region and he abili to me fu ure 
det and for m us rial and ae i •ty? 

...................... · -· .. -........... ·--· ........... . 
• How would thP. propOS:ed retorung Impact on he achi 

o t\ subreg on/i e~ion n LGA mptoymen ca ei 
and employment ob,ec ives? 

• Is · e site tr i I ro meel•n9 n~ed for an for n 
altern tive purpose dent• ed tl o her NSW Gov n ent o 
endo sed c-ou cil planning s tateg ? 

Source: Draft Metrcpctitafl Strat.egy 2013 

r:-
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Notwithstanding the exl~b~g rcQle of the South sub regton, the Wes~ Central & 

Nor:th We.st Sydney su~ regions are ttl~ c;iominli.mt locatton for 'recent .lndustnel 

develop_ment. This position wiJI be streng'thened by the future development of 

key tnfrastr!JdUre. The.sca,le of outer western subregion's Industrial land supply 

is huge, comprising more than 3~000 hecla res . of zoned and unzQned ind:ostrial 

lands ·in the pi,pellne. 

Figure 4. Key Economic Activities.- Metropol it~n Con.ext 

Draft South Sub Regional Strategy Z007 

.It is acknowledged that the Or~ft South Su!) R.eglo.nal Stral:egy (?007,) will be 

replaced by a new Actiotll Plan under the MetroP,olitan Strategy 2031. 

This will update and augment the strategic direction of all employment lands Jn 

the context of the Sydney metr,opolltan area. Under the Draft South Sub Reglonal 

Strategy the land at ar-ighton Avenue, is among:st a very broad range of sites 

categorised as land to be retained for tndustrtat: purposes. 

g 



The 2007 draft sub regional docu·ment, wh ich has never been fully adopted In final 

format, indicated: 

35) Croydon Park (Manufacturing- flght) 

This precinct is approximately J S ha in size and houses industrial 

businesses such as Blue Circle Southern Cement and Australia Post 

(Craydon Park Delivery Centre) as well as building supplies. This area is 

considered to {be] strategic and should be retained. 

As at 2014, Australia .Post no longer operates out of Croydon Park. This reflects 

( broader market condit ions where central fragmented industrial· areas have gQne 

Into decline· while new large scaJe high tech Industry, warehousing and l.ogi.stics 

cont inues to grow in western Sydney. 

( 

0 

This old draft strategy does not take into consideration the· wider trends now 

affectEng t he re-l·ocation of industrial land in response to C:OS?tS, i nfras~ructure 

investment and workforce trends. 

Further, many comparable parts of the sydney metro area, whlch o:nce performed 

as i11dustrial .areas are proving to be redeveloped as hlghly successful mixed 

residential areas that attract and reta n a local population, <;lose to employment In 

the City wlt h. access to high frequency public transport. For example: Greef"' 

Square In City of Sydney and Clemton Par.k, focally In Canterbury LGA. 

The opportunfty for a more suitable future use of a number of industria.! sites that 

present limited sc:ope for ongoing industrial redevelopment have been considered 

i n locaf stuclies, which analyse the specific performance and function of aU 

lndustriat zoned lcmd in Canterbury. 

There is growing evidence~ which provides a dea.rer uqderstandang of the strategic 

ro le and function of various industrial' land parcels; many of which are reaching 

the end of their life for ·industrial use. 
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Employmen,t Lands Development Program 

The NSW Government In conjunctron with th~ Department of Planning and 

Infrastructure produce this program's outputs, whtch outline the provi~ion of 

em~loyment lands throughout NSW. Partlcurar emphasis is placed on Greater 

Sydney an.d its subregions. 

The ElOP report Is generated in order to evaluate the following,: 

• Supply of employment tands 

• Demand of employment 1ands 

• Jobs in employment lands 

Mac;roPian Olmasi has utilised Information provided In this report in order to 

understand employment land trends in the context of employment capadty of 

western Sydney1 which includes the key competitor areas for indus~nal 

development across the metropolitan Sydney area. 

St:PP Western Sydney Employment Area 

In ~008, the NSW state governm~nt finalised and published the SEPP Western 

Sydney Employment Area. The purpose of the SEPP was to identify potential 

future employment land and increase capacity for western Sydney. The S,EPP 

Identified and rezoned an additional 826 ha of new employment land in the 

regron. The majority of reZ,oning had: been concentrated around the M4 and M7 

road lnfrastructure. Further investlgatlon lands have also been identified south of 

Erskine Park. The Western 'Sydney Employment lands comprise of ten precincts: 

£!'$kine P~rk Employment l.omds (exist il9) 

eastem Creel< (exlstlng) 

Fotmer wondenand site (exfstingJ 
Quarantine Station (£'Xl~n~) 
Jil.lt'ltlngw•ood West (existing) 

'Ra~way' oreCinct (ex•s ng} 

.. HuntingwoOd (exiStif'l9) 

~rey~ne.s Northern & Southem Employment lands (exfsttng} 

South of warre1gamba P pef n$ i.~. Sydney's Wate.- Pil)e~hv~ {n~w!y .z.oned) 

'Ropes crossing. (newly zoned) 
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canterbury Economic Development and Employment Strategy 
( EDIES) 2009 

lhis long term ,strategy to 2032 explored the strategic. importance of individual 

prec:;;incts In order to provide a clearer strategy for its employment lands. l'his 

plan provides a better under!;jtaoding of the changing dynamics of various 

employment sectors and thelr future needs. 

The site at Brighton Avenue is one of a number ·Of fragmented industrial areas. 

Such sites all share a number of characteristics, which limit their role and function 

for industrial purposes. 

Significantly, many are, smaller sites are close to or below one hectare in si·ze. 

Surrounding uses, which are incompatible wlth industrial aqivlty, include 

residential and public recreation. Most have very limited vehicular access. 

A number of these sites have therefore al ready been -redeveloped to a use, which 

is comp·atlb~l e with the surrounding area (Ciemton Park) or otherwise have 

become vacant pr,emises (e.g . dosed shoe factory at 677 Cmterbury Road). 

Our appraisaJ considers findings regard ing the role and function of thls 

fragmented site; providing comment in terms of. suitability for long term 

employment usage and advice on opportunit!es for redevelopment in the context 

of broader industry and employment. 

S.117 Pfanning Direction .. 1.1 Business and Industrial Zones 

This direction applies to all planning authorities when considering the rezoning of 

employment land . This <Hrection ·states! 

Objec:tiv~ 

(I) 1h@ ob~'{es of this lf{rect7oo ai'e tp; 

(qi encouragt: etn(lJoyrnent ~rowth in suifable. /QCafiQns" 

(b) proteit employmeatland in busfness a!ld lnduS.trlal zones, attd 

(~ support the vlaiJIJlt:y gt ldet'lt/Oed stra~lc .~entre$. 

Whet;e: this df.rectlon ilpplles 

(2) This direction ;applies to all relev'Cint pfanning authorities. 
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When this dlrec:lton • pplies 

(3) Thi$ diref:t:{:oa ~i!fllies whim a relevant planning authority prepan:s .~ _pfann ng proposal that will 

affect 'lapd witllin ~ll ~iStirt!J Ql' prQIJCJs<to IJ!J$(r'res5 Or lndtJStrl;al tOflC { i_tiCJiJdiog the alteration of <mY 

ex~'ting business pr;:indvstrf$/ zone J!ouncJ;aJY). 

Whitt a rete vant planning autflorlty must do IF this d/'factiQn applies 

(4) A P/(lflflief!J J'I'OIJO$al must; 

(a) giV~ eff«t to lhe ob)ectives.ot thfs direction,~ 

(b)' reta~/1 tM a!'etls and loca.WnS; of efdistin~ biJsln~tSS arKI indl;/~l:rlal zones, 

(c) not. reduce.. th~ total potenqal fiOI:Jr $i)ace srr!a for employment use.$ at'lr:l l'efqtetJ pufl1fc. 

serviCeS fJI busliless. zot~es, 
(d) not reduce the total pOtential floor sp3r;e 'llreil for JndustiiaJ uses in ind.ustn~J zones, and 

(e) ellStJffl (fi<Jt prr.lposM. ~~w etnPfoyment: areas ere in acctJI'danc:e Wlth ·a strategy 'tll~t i~ 

approvetJ by ti)e V irector-Gg.ner.al of th~ .Df#partment of Pianfling. 

Copslsteqcy 
(5) :4 p~~nnlng pro/)()Sal 111ay be- lnc-o!JS~te{!t w[tfl •the terms o.f this ·dlrectJon bnty l( the re(ev<tnl 

planntng authOrity ~n- satisfY tile ()J~or-Genl',!tal Qf the ~rt_ment of PJ~nni~. (or an olflcer 6f the 

Department nominated by the Director-General) t/'lat the provls ons of t lie pJ§J.rrnmg proposal tflat bte 

llkconslst.en"t ~re: 

(a) ji/~iflell by ;r sri-at:egy whtciJ: 
(I) gwes c,onslderat O!l to the <lb}ect.lve. o thJs. dTrectiort, ·afla 
(li) fiJentifles the land vlllch fs tile subject t>f the planning prbDOS<JI (if the planning 

proJ)Qpal re@tes· to a ~rtlcular ~ite or sites), a~d 

(iii) Is approved by the Dlrector-G~nt;ral of the DepaTtmt~at of Plant~lng, ·Or 
(b) }IJ$(/fled by a study (prepared · Itt svpwrt of the plannlafl proposal) whfch gives 

CO(lslderatf()(J to the obje(;Jive of thiS d'u-ett/I)T>, or 

(c) ill ,<JCCordanc~ with ~~~e re'/e~ht R.~fonal strategy or S~b·Regloriaf Str.1tegy prepa'ced bY the 

De]NJrtmelJt cf Planniog whkh f)ives t:otlsiderpt on to the obie:ctiv~ d this direction, or 

(d) ·or minor S_jgnlflcanc:e. 

Note: Jn this dlt~on, "lpentifi'E!d :;tr.~teQic centre .. mealls a centn: th~t fl~s b~~rt ide~~tlfled as a 
strate9ic centre in <) regitmi!l $tr8tegy, sub,.reg/onal strategy, OF anothet: strategy approved by the 

Director Gene~l-

Further consideration of the strategic relevance of the subject site is provided in 

subsequent sections of this report. Suffice to say at thls stage1 the subject tand 

has not been ident lfi.ed as strateglcally tmportant . Due to its re·lative Isolation an~ 

small size, its preservation will not encour~ge or protect employment growth In 

Canterbury. The 5 .117 Direction therefore should not prohibit tfle considerat ion 

of rezoning t his land on its own merits. 

13 



( 

( 

Having Identified the. policy and strategic context In which the continued use of 

the subject site must be considered, the remainder of thls report has regard for 

Sydney's broader industrial tre.nds. and their JmpHcatrons for continued industrial 

activlty at Brighton Avenue. 

We return, in. later sections, to assess the site against the NSW Checklist for 

rezoning existing Industrial land1 as requked under Objective 13 of the Draft 

Metropolitan Strategy 2031 . 


