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Mortdale Local Centre Masterplan

Executive Summary
BACKGROUND AND OVERVIEW
The Mortdale Local Centre is located within the Georges River LGA some 20km south of the Sydney CBD. It is a thriving
village hub and is a local centre in Georges River’s extensive network of Local Centres.
The Georges River LGA is expected to experience strong population growth over the coming decades, projected to increase
by some 37,000 residents over the 2016-2041 period (NSW DPIE, 2019). This population growth will drive demand for local
housing and employment – much of which is expected to be accommodated in existing centres where amenity, services and
transport infrastructure is established.
Georges River Council (Council) have been planning for the LGA’s growth. The Georges River Local Strategic Planning
Statement and Georges River Commercial Centres Strategy identify the role of Georges River’s existing centres in
accommodating future demand for housing and local employment opportunities.
To guide growth and renewal, Council is preparing the Mortdale Local Centre Masterplan (the Masterplan), which will inform
future amendments to the Local Environmental Plan and a new Development Control Plan.
Conybeare Morrison International (CM+) have been engaged by Council to prepare the Masterplan. Atlas Urban Economics
(Atlas) are engaged by CM+ to provide development feasibility and economic advice to assist in the preparation of the
Masterplan.
Atlas have been separately engaged to prepare an Affordable Housing Contributions Scheme for the Mortdale Local Centre
with the intention that affordable housing contributions will be implemented in parallel with the Masterplan.

STRATEGIC CONTEXT
An overview of the Mortdale’s strategic context suggests the centre is well-positioned to accommodate future growth.
•

Mortdale is strategically located proximate the Strategic Centres of Hurstville and Kogarah – the major commercial,
retail and health and education hubs of the St George region.

•

The centre itself is well-serviced by public transport (train, bus) and road infrastructure which provide direct links to
the Sydney CBD, Hurstville, Kogarah and Bankstown.

•

Mortdale is identified as one of Georges River’s important Local Centres within the Georges River Local Strategic
Planning Statement.

•

Georges River Council have acknowledged the need for Georges Rivers existing centres (such as Mortdale) to
accommodate the needs of the area’s growing population, particularly employment and housing (both private and
affordable housing).

•

The suburb of Mortdale has recorded strong and stable population growth since 2012, testament to the area’s
popularity as a residential precinct.

•

The Mortdale Local Centre (north of the rail line) is an established local employment hub with recorded solid
employment growth over the 2011-2016 period.

•

Whilst population-serving industries are expectedly the largest sources of employment in a small serviced based centre
such as Mortdale, knowledge intensive and health and education sectors are also well-represented. This level of
diversity is a key strength of the local centre.

THE DRAFT MASTERPLAN
The draft Mortdale Masterplan recognises the need to balance growth and development with the existing character and
heritage value of the Mortdale Local Centre. It is aimed at facilitating development opportunities within the 400m walking
catchment of Mortdale Train Station.
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Key features of the draft Masterplan include:
•

Reinforced B2 Local Centre network along Morts Road, Pitt Street and Cook Street, with the RSL site rezoned to B2.

•

Increased residential density north of the station with new R4 zones proximate Morts Road and a new R3 zone south of
St Catherine Street.

•

Increased residential density south of the station with new R3 zone south of Railway Parade.

Figure ES.1 depicts the proposed structure plan for the Mortdale Local Centre as envisaged in the Masterplan.
Figure ES.1: Structure Plan, Draft Mortdale Masterplan

Source: Conybeare Morrison

PROPOSED PLANNING CONTROLS
A comparison of the planning controls proposed in the draft Masterplan against those currently applicable under the existing
planning framework shows the majority of planning uplift is expected north of the rail line. Key areas of uplift include:
•

Densities within the existing B2 Local Centre zone along Morts Road and Pitt Street is proposed to be increased to a
minimum of FSR 2.5:1, representing an increase of FSR 1:1.

•

Parts of Victoria Avenue and Cook Street currently zoned R2 Low Density Residential are proposed to be rezoned to
B2 Local Centre. The proposed base FSR of FSR 2.5:1 is higher than that permitted in the R2 zone (FSR 0.6:1).

•

Parts of Newman Street, Victoria Avenue and Cook Street zoned R2 Low Density Residential is proposed to be rezoned
to R4 High Density Residential. The proposed FSR of FSR 1:1 is higher than that permitted in the R2 zone (FSR 0.6:1).

•

Parts of St Catherine Street, Newman Street and Victoria Avenue (north of the rail line), along with parts of Railway
Parade and Carrington Avenue is proposed to be rezoned from R2 Low Density Residential to R3 Medium Density
Residential.

Table ES.1 summarises the existing and proposed planning controls for the Mortdale Local Centre.
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Table ES.1: Existing and Proposed Planning Controls, Mortdale Local Centre
Location

North of
Train Line

Existing Planning Controls
LZN

FSR

HOB

B2

1.5:1

Nil

R3

1:1

R2

South of
Train Line

12m

0.6:1

9m

B2

2.5:1

21m

R2

0.6:1

9m

Proposed Planning Controls
LZN

FSR (with Bonus) HOB (with Bonus)

B2

2.5:1
(3:1)

22m
(28m)

B2

1.5:1

15m

R4

1:1

13m

R3

0.7:1

9m

B2

2.5:1
(3:1)

22m
(28m)

R4

1:1

13m

R3

0.7:1

9m

B2

2.5:1
(3:1)

22m
(28m)

R3

0.7:1

9m

R2

0.6:1

9m

Source: Atlas

The Mortdale Masterplan intends on using a ‘base and bonus’ floorspace mechanism to incentivise the delivery of affordable
housing within the B2 Local Centre zone. Sites can access an additional density of FSR 0.5:1 (i.e. the ‘Bonus FSR’) if a 3%
affordable housing contribution is provided. Otherwise, a lower ‘Base FSR’ control is to apply.
In addition to affordable housing, a minimum non-residential floorspace requirement of FSR 0.75:1 is proposed for
development within the B2 Local Centre zone. This is higher than the existing non-residential FSR requirement of FSR 0.3:1
which applies in the B2 zone north of the rail line.
Both provisions for affordable housing and non-residential floorspace will have implications for development feasibility.

FEASIBILITY OF NEW DEVELOPMENT
Analysis of the opportunity cost of land against the assessed RLVs indicates wide ranging outcomes. Some properties are ripe
for development (i.e. existing R2 sites being rezoned for mixed use). Others are more valuable in their existing use. These
properties require higher FSRs to ‘displace’ the existing uses and for redevelopment to occur.
Affordable housing contributions are shown to increase the minimum density required for development to be feasible. In
most instances, this additional density is greater than that proposed under the draft Masterplan. As such, the draft
Masterplan controls are unlikely to result in significant affordable housing outcomes.
Table ES. 2 summarises the feasibility of the proposed controls assuming a 3% affordable housing contribution and a nonresidential floorspace control of FSR 0.75:1 (applicable in the B2 Local Centre zone).
Table ES. 2: Viability of Proposed FSRs with 3% Affordable Housing Contribution
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

FSR Tipping Point

Site Area

Existing
LZN

Existing
Improvements

Proposed
LZN

Proposed
FSR

1,000sqm

B2

Commercial buildings

B2

3.0:1

2.60:1 to 3.50:1 2.85:1 to 3.75:1

1,000sqm

R2

Detached housing

B2

3.0:1

1.75:1 to 2.25:1 1.85:1 to 2.35:1

1,000sqm

R2

Detached housing

R4

1:1

1.05:1 to 1.6:1 1.20:1 to 1.70:1

1,000sqm

B2

Detached housing

B2

3.0:1

2.60:1 to 3.50:1 2.85:1 to 3.75:1

1,000sqm

R2

Detached housing

R3

0.7:1

1.05:1 to 1.6:1 1.20:1 to 1.70:1

*Assuming a minimum non-residential FSR 0.75:1
Source: Atlas
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No Affordable
Housing

3% Affordable
Housing

The following observations can be drawn for the feasibility results:
•

Development of existing commercial buildings within the B2 Local Centre (north and south of the rail line) is unlikely to
be viable at either the proposed Base or Bonus FSR.
This reflects the high existing use values of commercial buildings (particularly along Morts Road). South of the rail line,
the proposed Base Case FSR coupled with the non-residential floorspace requirement results in a decrease in
residential development potential, further compounding feasibility issues.
Tipping points of between FSR 2.60:1 and FSR 3.50:1 were assessed as the minimum densities needed to facilitate
comprehensive redevelopment.
This does not conclude that all development will be unviable. There will be examples of less valuable sites within the
existing B2 zone that may be developable under the Base FSR. There is also potential for incremental forms of
development (refurbishments, additions, extensions), rather than comprehensive forms of development.

•

Detached housing within the R2 Low Density Residential zone proposed as B2 Local Centre to the north of Morts Road
are found to be viable for development under the Base and Bonus FSRs.
This is due to the lower opportunity cost associated with properties in the R2 zone, with detached houses typically more
economical to acquire and consolidate than retail strip shops or commercial buildings.

•

Sites zoned R2 Low Density Residential proposed as R4 High Density Residential (FSR 1:1) are found to be marginal –
slightly higher FSRs would be needed to facilitate comprehensive development.
That said, there could be some sites that are feasible at FSR 1:1 if their existing use value is below that of the assumed
opportunity cost of land. The feasibility of sites zoned R2 Low Density Residential proposed as R3 Medium Density
Residential (FSR 0.7:1) is considered minimal. Greater densities are required to facilitate development.
Large-scale Renewal v Incremental Development
The principal challenge for revitalisation of established centres is valuable existing uses and fragmented lot and ownership
patterns. The fine grain nature of lots makes it challenging and expensive to consolidate development sites.
The feasibility testing suggests that in some cases incremental development (e.g. additional storey/s, part demolition and
development) could be more likely to occur under the proposed planning controls than comprehensive development.
Where properties are highly valuable (e.g. popular hotel/ pub, collection of fine grain retail shops), comprehensive
redevelopment may not necessarily be the most appropriate or viable outcome. Where existing properties are highly
valuable, by implication they bring value to a centre and their continued presence is desirable.
The displacement of these valuable uses could damage the desirability of a centre. This is directly observable in a wellfunctioning, desirable centre such as Mortdale.
The feasibility analysis suggests the draft Masterplan could facilitate a mix of incremental and comprehensive
development. The latter is expected in the expanded B2 Local Centre zone north-east of Morts Road as the lower
opportunity cost of land coupled with the proposed planning controls will likely be sufficient to see a swift uptake of
development opportunities.

ECONOMIC IMPACTS
The draft Masterplan is anticipated to result in an uplift in development activity compared to no change to current planning
controls. Modelling results show this would result in positive economic impacts to the Georges River LGA.
Compared with the Base Case, the draft Masterplan is estimated to result in a net increase in economic activity during the
construction phase (to 2041) through a mix of direct and indirect (flow-on) activity, including:
•

$220.9 million in output ($136.6 million directly).

•

$74.8 million contribution to GRP ($32.4 million direct contribution).

•

$43.4 million in wages and salaries paid to local workers ($22.3 million directly).

•

553 FTE jobs (291 direct FTE).

By 2041, the Proposal is estimated to result in an annual net increase in economic activity with:
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•

$60.4 million in output (including $38.6 million in direct activity).

•

$31.7 million contribution to GRP (including $19.9 million in direct activity).

•

$18.0 million in incomes and salaries paid to households (including $12.1 million in direct income).

•

211 FTE jobs (including 140 FTE directly).

Additional local retail expenditure associated with the 535 additional residential dwellings is estimated to additional
economic activity through direct and flow-on impacts (per annum) by 2041, including:
•

$38.3 million in output (including $26.3 million in direct activity).

•

$21.9 million in contribution to GRP (including $15.2 million in direct activity).

•

$11.5 million in incomes and salaries paid to households (including $8.3 million in direct activity).

•

184 FTE jobs (including 142 FTE jobs directly).

Whilst it is unlikely that all development opportunities envisaged in the draft Masterplan will be taken up over the coming
decades to 2041, the impacts estimated in this Chapter demonstrates the draft Masterplan has economic merit and could
contribute to the local Georges River economy.
Furthermore, the draft Masterplan will also contribute to the provision of affordable housing across the Georges River LGA,
resulting in positive social outcomes for local residents and workers.
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1.

Introduction

1.1

Background and Overview

The Mortdale Local Centre is located within the Georges River LGA some 20km south of the Sydney CBD. It is a thriving
village hub and is a local centre in Georges River’s extensive network of local centres.
The Georges River LGA is expected to experience strong population growth over the coming decades, projected to increase
by some 37,000 residents over the 2016-2041 period (NSW DPIE, 2019). This population growth will drive demand for local
housing and employment – much of which is expected to be accommodated in existing centres where amenity, services and
transport infrastructure is most established.
Georges River Council (Council) have been planning for the LGA’s growth. The Georges River Local Strategic Planning
Statement and Georges River Commercial Centres Strategy identify the role of Georges River’s existing centres in
accommodating future demand for housing and local employment opportunities.
To guide growth and renewal, Council is preparing the Mortdale Local Centre Masterplan (the Masterplan), which will inform
future amendments to the Local Environmental Plan and a new Development Control Plan.
Conybeare Morrison International (CM+) are engaged by Council to prepare the Masterplan. Atlas Urban Economics (Atlas)
are engaged by CM+ to provide development feasibility and economic advice to assist in the preparation of the Masterplan.
Atlas have been separately engaged to prepare an Affordable Housing Contributions Scheme for the Mortdale Local Centre
with the intention that affordable housing contributions will be implemented in parallel with the Masterplan.

1.2

The Study Area

The Mortdale Local Centre is centred within a 400m catchment of the Mortdale Train Station, encompassing the commercial
area along Morts Road and the surrounding residential areas.
A ‘Core Study Area’ for the Mortdale Local Centre Masterplan has been defined and is broadly bounded by St Catherine
Street in the north, The Strand in the west, Princes Street in the south and Grove Avenue and Ocean Street in the east.
Figure 1.1 illustrates the Core Study Area defined for the Mortdale Masterplan.
Figure 1.1: Mortdale Town Centre, Core Study Area

Source: Atlas/Nearmap
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1.3

Scope and Approach

The purpose of this Study is three-fold:
•

Carry out development feasibility testing to understand the density requirements (referred to as ‘tipping points’)
required to facilitate development within the Study Area.

•

Examine the viability of development should various development controls and contributions be required, namely
minimum non-residential floorspace (FSR) controls and affordable housing contributions.

•

Estimate the economic impacts of the Mortdale Town Centre Masterplan.

The Study investigates the economic and market conditions under which different land uses and development activity are
likely to occur. Due to existing lot and ownership patterns, diversity of built form and property values, the modelling of
specific development sites can result in a range of feasibility outcomes. Generic feasibility testing is carried out to aggregate
the results at a precinct-wide level.
In order to meet the requirements of the brief, Atlas have carried out the following tasks:
•

Compared of existing and proposed planning controls across the Study Areas to understand the nature and extent of
change to the planning framework being considered.

•

Carried out property market research to understand existing property values, demand for new residential and
commercial floorspace, likely price points, take-up rates and development site values.

•

Worked with CM+ to carry out iterative development feasibility modelling to test the tipping points required to
incentivise development.

•

Examined the impact of new development requirements and affordable housing contributions proposed to apply in the
Study Area to understand their implications on the earlier identified tipping points.

•

Considered the factors influencing development feasibility in the Study Area and the likelihood of development activity.

•

Assessed the overall economic impacts (direct and indirect/flow-on) that could result from the implementation of the
Masterplan during construction and post-construction in the operational phase.

Structure of the Study
The Study is structured in the following chapters:
•

Chapter 1 provides an overview of the Study, the scope and approach and the assumptions and limitations relied upon.

•

Chapters 2 reviews the existing context of the Mortdale Local Centre, including its location, the nature of existing land
uses and planning controls and the socio-economic profile of the Study Area.

•

Chapter 3 carries out a property market appraisal of the Study Area. Key market and economic trends, market
indicators and development activity are examined to inform development feasibility modelling.
The chapter also carries out generic feasibility modelling to examine the development feasibility of the draft Masterplan
and likely density requirements (i.e. FSR tipping points) needed to incentivise redevelopment in the Study Area.
The chapter has regard to the impact of proposed non-residential FSR requirements and affordable housing
contributions development feasibility.

•

1.4

Chapter 4 undertakes an economic impact assessment to ascertaining the economic impacts of the draft Masterplan.

Assumptions and Limitations

Atlas acknowledges a number of limitations associated with the Study.
•

At the time of writing, the fallout of the COVID-19-induced recession is still being understood. The true economic
ramifications of the recession are yet to fully play out and are intrinsically linked to the significant financial assistance
packages provided by Commonwealth and State Governments. A clearer ‘picture’ of the economy will be observable
following the cessation of these assistance packages.
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•

Data from third party sources (Australian Bureau of Statistics, Georges River Council) is assumed to be correct and is
not verified.

•

Desktop market research has been undertaken without physical site surveys and inspections.

•

Use of generic feasibility testing to infer precinct-wide implications.

•

Generic feasibility testing does not consider nuances of a site typically considered in detailed feasibility analysis.

•

Specific assumptions related to economic impact modelling are detailed in Chapter 4 and Schedule 4.

Despite the adoption of various assumptions and the limitations of the Study, the analysis is considered to be instructive in
understanding the commercial and economic viability of the Masterplan.
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2.

Mortdale Local Centre

2.1

Location

The Mortdale Local Centre is located within the St George region of Greater Sydney, approximately 20km south of the
Sydney CBD. Formerly part of the Hurstville LGA, the Mortdale Local Centre straddles both the Mortdale and Blakehurst
Wards of the Georges River LGA and is one the most established centres within the municipality.
Mortdale is well serviced by public transport. Mortdale Train Station is centrally located within the centre and forms part of
the T4 Illawarra rail line. Train services from Mortdale Train Station are frequent and provide a direct link to the Sydney CBD
in 25-minutes during peak periods.
Mortdale is also an important local bus interchange with multiple bus services providing links to the Sydney CBD, Bankstown,
Hurstville, Ultimo and Kogarah in addition to other surrounding suburbs.
Mortdale is also well-positioned proximate several key arterial roads. The A3 Motorway (King Georges Road) is located some
1.7km to the east, providing direct access to the M5 Motorway in the north and the Princes Highway in the south-east.
The two principal Strategic Centres within the Georges River LGA – Hurstville and Kogarah – are located 2.6km and 6.0km
to the east respectively. Both centres are major commercial and retail hubs with Kogarah being one of Greater Sydney’s
largest health and education precincts.
Figure 2.1 illustrates the location of the Study Area in the context of St George and the broader Greater Sydney region.
Figure 2.1: Location Map

Source: Atlas/Open Street Maps

2.2

Current Planning Framework

2.2.1

Georges River Local Strategic Planning Statement (2020)

The Georges River Local Strategic Planning Statement (LSPS) details a 20-year land use, economic, transport and
infrastructure vision for the Georges River LGA. The LSPS provides the overarching strategic planning framework for the
municipality and has served as the principal guiding document for the Georges River LEP review.
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The LSPS is structured into a series of five themes, each with their own individual sets of planning priorities and actions. The
two themes of direct relevance to the Mortdale Local Centre include:
•

Theme 3: Housing and neighbourhoods in 2040

•

Theme 4: Economy and centres in 2040

These two themes and their relevant actions are summarised below.
Theme 3: Housing and neighbourhoods in 2040
The Georges River LGA is expected to require an additional 14,000 dwellings by 2036. The LSPS notes that under existing
planning controls, some 12,000 additional dwellings could be accommodated. The LSPS recognises that a shortfall of some
2,000 dwellings therefore exists. The LSPS recognises the need for more housing capacity to be unlocked, with opportunities
for more housing to be investigated in a Local Housing Strategy.
Equally important, the LSPS recognises the need for increasing the supply of affordable housing options across the LGA to
ensure adequate supply for key workers and very low, low- and moderate-income households.
Theme 4: Economy and centres in 2040
The Georges River economy is projected to expand by some 13,000 jobs over the 2016-2036 period. To meet this forecasted
growth, the LSPS concludes the Georges River’s existing centres will need to accommodate an additional 25% of employment
floorspace. The LSPS recommends the future Georges River LEP introduce controls to ensure the provision of non-residential
floorspace across the municipalities various centres.

2.2.2

Georges River Commercial Centres Strategy (2020)

The Georges River Commercial Centres Strategy (the Centres Strategy) provides the evidence base for the economic and
employment strategies and actions outlined in the Georges River LSPS.
The Mortdale Local Centre is projected to require an additional 6,600sqm of employment floorspace over the coming years
to 2036 to meet forecast demand, representing a 32% increase compared to its existing supply of 20,400sqm.
To ensure the planning framework provides sufficient capacity to accommodate projected demand for employment
floorspace, the Centres Strategy recommends a non-residential FSR 0.5:1 apply to business zoned land within the Mortdale
Local Centre. This is higher than the non-residential FSR 0.3:1 which currently applies in the Mortdale Local Centre.
The Centres Strategy included a series of recommendations for the Mortdale Local Centre. These included:
•

•

LEP 2020 Recommendations:


Retain existing B2 Local Centre zoning.



Retain existing height and FSR development standards.



Increase the minimum non-residential FSR requirement in the centre to 0.5:1.



Enable the permissibility of self-storage units to complement the everyday retail functions of existing stores.



Introduce design excellence mechanisms to facilitate good design.



Remove existing active street frontage provisions and incorporate into DCP 2020.

Post 2022 Recommendations:


Review the minimum non-residential FSR requirement in the centre with the aim of providing sufficient nonresidential floor space to meet the 2036 demand.



Review development standards in accordance with the existing classification of “local centre”.



Investigate expansion of centre if there is demonstrated demand for additional commercial floor space that cannot
be met within the existing centre.

These recommendations have formed the impetus for the review of planning controls in the Mortdale Local Centre.
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2.2.3

Local Environmental Plans

Land use and development in the Mortdale Local Centre is subject to the Hurstville Local Environmental Plan 2012
(Hurstville LEP) and Kogarah Local Environmental Plan 2012 (Kogarah LEP). The Georges River Local Environmental Plan
2021 (GRLEP 2021) is currently being finalised and will be gazetted in mid-2021, unifying the Hurstville and Kogarah LEPs.
Currently, lands west of the T4 Illawarra rail line are subject to the Hurstville LEP, with lands to the east subject to the
Kogarah LEP. Under both LEPs, the principal controls regulating development are zoning, floor space ratios and maximum
building heights.
Land Use Zones
The Mortdale Local Centre encompasses four primary land use zones:
•

B2 Local Centre stretches north along Morts Road and west along Pitt Street with a small pocket of B2 land immediately
east of Mortdale Train Station along Railway Parade. Key permitted uses include commercial premises, short-term
accommodation and shop top housing.

•

R3 Medium Density Residential applies in the area immediately west of the B2 Local Centre zone along with a small
pocket in the northern end of the Study Area. Most residential uses are permitted in the R3 zone, including residential
flat buildings and shop top housing.

•

R2 Low Density Residential applies to the majority of the Study Area, particularly to the north and east of the B2 zone.
Higher intensity residential typologies (e.g. townhouses, apartments) are not permitted.

•

Small pockets of RE1 Public Recreation are observed throughout the Study Area, predominantly on the eastern side of
the T4 rail line.

Figure 2.2 depicts the land use zones which apply to the Mortdale Local Centre under the Hurstville and Kogarah LEPs.
Figure 2.2: Land Use Zones (Hurstville LEP and Kogarah LEP), Study Area

Source: Atlas/Nearmap
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Density Controls
Density in the Study Area is determined through floor space ratio (FSR) and maximum height of building (HOB) controls.
In the B2 Local Centre zone west of the rail line (Hurstville LEP), a FSR control of FSR 1.5:1 applies with no applicable height
control. In the B2 zone east of the rail line (Kogarah LEP), a higher FSR control of FSR 2.5:1 applies in addition to a 21m (~6
storey) height control.
In the R3 Medium Density Residential zone, density controls of FSR 1.0:1 and a maximum height control of 12m (4-storey)
apply. Lower densities (FSR 0.6:1; 9m HOB) apply in the R2 Low Density Residential zone.
Figure 2.3 illustrates the applicable density controls (FSR, HOB) that currently apply in the Mortdale Local Centre.
Figure 2.3: Density Controls (Hurstville LEP and Kogarah LEP), FSR and Building Height Controls

Source: Atlas/Nearmap
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Non-Residential Floorspace Control
Clause 4.4a of the Hurstville LEP requires that development within the B1 Neighbourhood Centre or B2 Local Centre
zones provide a minimum non-residential floorspace component equivalent to FSR 0.3:1. This control would apply to all
B2 zoned land within the Study Area west of the rail line.
There is no non-residential floorspace control applicable under the Kogarah LEP.

2.3

Existing Land Uses

Formally established in 1889 following the completion of Mortdale Train Station in 1897, the Mortdale Local Centre is
characterised by a mix commercial, retail, civic and residential land uses.
Commercial uses are clustered along Morts Road and Pitt Street, with Morts Road serving as the traditional ‘high street’ of
the centre. A mix of building typologies are observed, including Victorian-era commercial buildings, Post-war retail shop
fronts and modern era retail arcades and commercial buildings. The strip is anchored by a small IGA supermarket and is
characterised by a large cluster of café and restaurant operators. Morts Road also features several heritage-listed
commercial buildings, contributing to the ‘village feel’ of the retail strip.
The most recent development activity in the Study Area has been observed in the B2 Local Centre zone to the east of the rail,
namely a modern 6-storey mixed use building along Railway Parade. Unlike the B2 zone along Morts Road and Pitt Street,
the B2 zone along Railway Parade includes single storey detached housing.
Existing land uses within the R3 Medium Density Residential zone to the west of Morts Road are a mix low-rise (3-storey)
residential flat buildings and single storey detached houses. A mix of older and more recently constructed residential flat
buildings are observed, including older style ‘walk up’ unit blocks to more recently constructed apartment buildings.
Single and double storey detached housing is predominantly observed in the R2 Low Density Residential zone, with a mix of
Federation-style brick houses, Post-war weatherboard cottages and more recently constructed brick veneered housing.
Figure 2.4 shows a selection of common land uses observed across the Mortdale Local Centre.
Figure 2.4: Mortdale Local Centre, Sample of Existing Land Uses

Source: CoreLogic RP Data
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2.4

Population and Employment Growth

2.4.1

Resident Population

The most recent population data at small area geographies is for 2019 and is available at formal suburb boundaries.
In 2019, the suburb of Mortdale recorded a population of just over 11,200 residents, representing around 7% of the Georges
River resident population (ABS, 2020).
The local Mortdale population recorded relatively strong population growth over the 2012-2019 period, increasing by almost
1,000 residents and reflecting 6.5% of all new residents recorded in the Georges River LGA over the period. Mortdale’s rise
in population analyses to an average annual growth rate of 1.3% reflecting some ~140 new residents per annum. This is
slightly below the 1.5% average rate of population growth recorded in the Georges River LGA over the same period.
That said, population growth in Mortdale has been trending above the broader Georges River LGA since 2017. The growth
of Mortdale’s resident population compared to Georges River is illustrated in Figure 2.5.
Figure 2.5: Population Growth (2012-2019), Mortdale and Georges River
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Source: ABS (2020)

2.4.2

Employment Profile

The most recent employment data available for small areas is as per the 2016 Census at Destination Zone (DZ) boundaries.
Two DZ geographies have been selected for analysis, distinguishing between employment north and south of the rail line.
These DZ boundaries are larger than the defined Study Area, though provide a good gauge of employment activity therein.
Recent employment activity across the Study Area can be summarised as follows:
•

North of the Rail Line
The area north of the rail line accommodated 651 workers as at 2016. Major employing industries include
Accommodation and Food Services (21%), retail trade (15%), Health Care and Social Assistance (13%), Education and
Training (12%) and Professional, Scientific and Technical Services (11%).
Employment north of the rail line grew by some 128 workers over the 2011-2016 period. This growth was driven by the
Accommodation and Food Services, Education and Training and Professional, Scientific and Technical Services sectors.

•

South of the Rail Line
The area south of the rail line accommodated 691 workers as at 2016. Major employing industries include Electricity,
Gas, Water and Waste Services (34%), Education and Training (20%) and Financial and Insurance Services (18%).
Employment south of the rail line declined over the 2011-2016 period with a loss of 20 workers. This was attributed to
major declines in Electricity, Gas, Water and Waste Services and Transport, Postal and Warehousing sectors. These jobs
were predominantly located outside the Study Area at the Ausgrid Substation and Mortdale Train Depot.
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2.5

Summary of Key Findings

An overview of the Mortdale Local Centre carried out in Chapter 2 suggests the centre is well-positioned to accommodate
future growth as envisaged in the draft Mortdale Local Centre Masterplan. This is attributed to several factors:
•

Mortdale is strategically located proximate the Strategic Centres of Hurstville and Kogarah – the major commercial,
retail and health and education hubs of the St George region.

•

The centre itself is well-serviced by public transport (train, bus) and road infrastructure which provide direct links to
the Sydney CBD, Hurstville, Kogarah and Bankstown.

•

Mortdale is identified as one of Georges River’s important Local Centres within the Georges River Local Strategic
Planning Statement.

•

Council have acknowledged the need for existing centres (such as Mortdale) to accommodate the needs of the area’s
growing population, particularly employment and housing (both private and affordable housing).

•

The suburb of Mortdale has recorded strong and stable population growth since 2012, testament to the area’s
popularity as a residential precinct.

•

The Mortdale Local Centre (north of the rail line) is an established local employment hub which recorded solid
employment growth over the 2011-2016 period. Whilst population-serving industries are expectedly the largest
sources of employment in a small serviced based centre such as Mortdale, knowledge-intensive and health and
education sectors are also well-represented. This level of industry diversity is a key strength of the local centre.

Whilst ensuring the Mortdale Local Centre can accommodate future development to support the growth of the Georges
River LGA, it will be equally important that future development as envisaged in the draft Mortdale Masterplan is cognisant
of the centre’s unique characteristics and heritage values.
The draft Mortdale Masterplan and its development feasibility prospects are examined next.
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3.

Feasibility Analysis of Draft Mortdale Masterplan

3.1

Structure Plan

The draft Mortdale Masterplan recognises the need to balance growth and development with the existing character and
heritage value of the Mortdale Local Centre. Key objectives of the draft Masterplan include:
•

Provide for growth that reinforces and supports the structure of Mortdale;

•

Provide for greater housing choice in the local centre;

•

Provide employment opportunities that support existing businesses and incentivise business growth;

•

Improve transitions between the local centre business area and surrounding residential areas.

The draft Masterplan is aimed at facilitating development opportunities within the 400m walking catchment of Mortdale
Train Station. An expanded and rationalised B2 Local Centre zone north of the rail line has been identified that allows
adequate space to accommodate future employment growth. New residential transition zones around the B2 zone seek to
provide for appropriate transitions in built form and greater diversity in housing formats.
Key features of the draft Masterplan include:
•

Reinforced B2 Local Centre network along Morts Road, Pitt Street and Cook Street, with the RSL site rezoned to B2.

•

Increased residential density north of the station with new R4 zones proximate Morts Road and a new R3 zone south of
St Catherine Street.

•

Increased residential density south of the station with new R3 zone south of Railway Parade.

Figure 3.1 depicts the proposed structure plan for the Mortdale Local Centre as envisaged in the draft Masterplan.
Figure 3.1: Structure Plan, Draft Mortdale Masterplan

Source: Conybeare Morrison
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3.2

Proposed Planning Controls

The draft Masterplan proposes an intensification of density controls (FSR and HOB) predominantly within a 400m catchment
of the Mortdale Train Station, particularly north of the station along and proximate Morts Road.
In the B2 Local Centre zone, a base FSR control of FSR 2.5:1 is proposed along with a maximum height control of 22m. To
incentivise the delivery of affordable housing in the B2 zone, an affordable housing ‘bonus’ of FSR 0.5:1 and 28m is also
proposed. A non-residential floorspace requirement of FSR 0.75:1 is proposed to apply under both scenarios.
In the proposed R4 High Density Residential zones adjoining the B2 Local Centre zone along Morts Road, density controls of
FSR 1:1 and 13m are envisaged. The R3 Medium Density Residential zones are proposed slightly lower densities with a FSR
0.75:1 and 9m maximum building height control. An affordable housing bonus is not proposed in the R4 or R3 zones.
No changes to density controls are proposed in the existing R2 Low Density Residential zones.
Figure 3.2 illustrates the proposed FSR and maximum building height controls envisaged in the draft Masterplan.
Figure 3.2: Proposed Density Controls (FSR and Building Heights), Mortdale Local Centre

Source: Conybeare Morrison
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Comparison against Existing Controls
A comparison of the planning controls proposed in the draft Masterplan against those currently applicable under the existing
planning framework shows the majority of planning uplift is expected north of the rail line. Key areas of uplift include:
•

Densities within the existing B2 Local Centre zone along Morts Road and Pitt Street is proposed to be increased to a
minimum of FSR 2.5:1, representing an uplift of FSR 1:1.

•

Parts of Victoria Avenue and Cook Street currently zoned R2 Low Density Residential are proposed to be rezoned to
B2 Local Centre. The proposed base FSR of FSR 2.5:1 is significantly higher than that permitted in the R2 zone (FSR
0.6:1).

•

Parts of Newman Street, Victoria Avenue and Cook Street currently zoned R2 Low Density Residential is proposed to
be rezoned to R4 High Density Residential. The proposed FSR of FSR 1:1 is higher than that permitted in the R2 zone
(FSR 0.6:1).

•

Parts of St Catherine Street, Newman Street and Victoria Avenue (north of the rail line), along with parts of Railway
Parade and Carrington Avenue is proposed to be rezoned from R2 Low Density Residential to R3 Medium Density
Residential.

Figure 3.1 summarises the existing and proposed planning controls across the Mortdale Local Centre.
Table 3.1: Existing and Proposed Planning Controls, Mortdale Local Centre
Location

Existing Planning Controls
LZN

FSR

HOB

B2

1.5:1

Nil

North of
Train Line

R3

R2

South of
Train Line

1:1

0.6:1

12m

9m

B2

2.5:1

21m

R2

0.6:1

9m

Proposed Planning Controls
LZN

FSR (with Bonus)

HOB (with Bonus)

B2

2.5:1
(3:1)

22m
(28m)

B2

1.5:1

15m

R4

1:1

13m

R3

0.7:1

9m

B2

2.5:1
(3:1)

22m
(28m)

R4

1:1

13m

R3

0.7:1

9m

B2

2.5:1
(3:1)

22m
(28m)

R3

0.7:1

9m

R2

0.6:1

9m

Source: Atlas

The Mortdale Masterplan intends on using a ‘base and bonus’ floorspace mechanism to incentivise the delivery of affordable
housing within the B2 Local Centre zone.
Sites can access an additional density of FSR 0.5:1 (i.e. the ‘Bonus FSR’) if a 3% affordable housing contribution is provided.
Otherwise, a lower ‘Base FSR’ control is to apply.
A similar ‘base and bonus’ approach has been applied in other jurisdictions across NSW, including the City of Sydney (Green
Square), Lane Cove Council (St Leonards South), City of Ryde (Macquarie Park) and Newcastle City Council (Wickham).
In addition to affordable housing, a minimum non-residential floorspace requirement of FSR 0.75:1 is to apply to all
development within the B2 Local Centre zone. This is higher than the existing non-residential FSR requirement of FSR 0.3:1
which applies in the B2 zone north of the rail line.
Both provisions for affordable housing and non-residential floorspace will have implications for development feasibility. The
viability of the proposed planning controls, in addition to requirements for affordable housing and non-residential floorspace,
are examined next.
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3.3

Feasibility of New Development

This section carries out generic feasibility testing to ascertain the minimum FSR thresholds needed for development to be
feasible across the Study Area. Testing also acknowledges that development in the Study Area will be subject to:
•

Minimum non-residential floorspace requirement of FSR 0.75:1 in the B2 Local Centre zone;

•

Affordable housing contributions on residential GFA.

Where a site is the beneficiary of planning uplift (e.g. increase in FSR) there is generally a commensurate increase in land value.
It is through this value increase that there will be incentive for redevelopment to occur and for the new development to make
contributions. For any (additional) contributions to be viable, development needs to be viable in the first instance.

3.3.1

Methodology

Generic feasibility modelling is undertaken firstly to test the density required for development in the Study Area. Testing is
then iteratively undertaken to test the implications of various development contribution and requirements.
The Residual Land Value (RLV) approach is adopted as the method of assessment. The RLV approach involves assessing the
value of the completed product, making a deduction for development costs and a further deduction for profit and risk while
ensuring the development achieves target profit margin and target return. The amount that a development can afford to pay
for land is a ‘residual’, i.e. the amount that remains after development costs are deducted and target hurdle rates are achieved.
Figure 3.3 illustrates the concept of the Residual Land Value (Hypothetical Development) approach.
Figure 3.3: The Residual Land Value Method

Source: RICS (2019)

The RLV is therefore the maximum price a developer would be prepared to pay for a property in exchange for the opportunity
to develop the site while achieving target hurdle rates for profit and project return. For there to be an incentive to develop,
the RLV must exceed the value of the existing use (representing a premium) so as to ‘displace’ that use.
There are several steps in the generic feasibility modelling:
1.

Step 1 – Nominate hypothetical development scenarios representative of the areas envisaged to change under the draft
Masterplan.

2.

Step 2 - Incorporate cost and revenue assumptions to assess Residual Land Values (RLVs) in each scenario. Compare
assessed RLVs to the opportunity cost of land to observe the required FSRs that would facilitate feasible development.

3.

Step 3 - Test the tolerance of development to requirement for affordable housing contributions. Examine the impact on
FSRs required for feasible development.
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3.3.2

Step 1 – Nominate Hypothetical Development Scenarios

The objective of Step 1 is to develop a set of hypothetical development scenarios and development typologies for testing.
Scenarios adopted are those considered to provide representative insight into the nature of development response and
density thresholds required for development to be feasible. The scenarios additionally reflect the nuances of varying
locational qualities in the Study Area.
To guide the development of hypothetical development scenarios, properties unlikely to be developed are firstly removed.
This is to mimic investment and development activity, with developers typically targeting the most cost-effective
opportunities before seeking to consolidate more expensive sites.
For the purposes of selecting hypothetical development scenarios, the following types of property have been excluded:
•

Strata-titled residential unit blocks;

•

Government-owned property and land;

•

Civic and community buildings (e.g. churches, community centres, etc);

•

Active development sites.

Based on these criteria, the following scenarios are considered for generic testing assuming a notional site area of 1,000sqm:
•

North of Rail Line:


Existing commercial buildings currently zoned B2 Local Centre (FSR 1.5:1) are developed for shop top housing at
the proposed Base FSR 2.5:1.



Existing detached houses zoned R2 Low Density Residential which are proposed as B2 Local Centre are developed
for shop top housing at the proposed Base FSR 2.5:1.



Existing detached houses zoned R2 Low Density Residential which are proposed as R4 High Density Residential
are developed as residential flat buildings at the proposed FSR 1:1.

•

South of Rail Line:


Existing detached houses currently zoned B2 Local Centre (FSR 2.5:1) are developed for shop top housing at the
proposed Base FSR 2.5:1.



Existing detached houses zoned R2 Low Density Residential which are proposed as R3 Medium Density
Residential are developed for multi-dwelling housing at the proposed FSR 0.7:1.

Figure 3.2 summarises the five hypothetical development scenarios adopted for generic feasibility testing.
Table 3.2: Hypothetical Development Scenarios, Mortdale Local Centre
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

Notional
Site Area

Existing
LZN

Existing
FSR

Existing
Improvements

Proposed
LZN

Proposed
FSR (Base)*

Tested
Typology

1,000sqm

B2

1.5:1

Commercial buildings

B2

2.5:1

Mixed use

1,000sqm

R2

0.6:1

Detached housing

B2

2.5:1

Mixed use

1,000sqm

R2

0.6:1

Detached housing

R4

1:1

Residential flat
building

1,000sqm

B2

2.5:1

Detached housing

B2

2.5:1

Mixed use

1,000sqm

R2

0.6:1

Detached housing

R3

0.7:1

Multi-dwelling
housing

Source: Atlas

*Hypothetical development sites within the B2 Local Centre zone are assumed to require provision of FSR 0.75:1 of nonresidential floorspace.
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3.3.3

Step 2 - Assess Required FSRs for Feasible Development

Based on the hypothetical development scenarios established in Step 1, Step 2 undertakes generic feasibility modelling to
assess the feasibility of the Base FSR controls proposed in the draft Masterplan.
Adoption of Revenue and Cost Assumptions
Generic feasibility testing carried out in Step 2 relies upon a series of high-level revenue and cost assumptions.
Revenue assumptions for new residential and commercial floorspace are premised on the findings of the Property Market
Appraisal (annexed to this Study at Schedule 2). These revenue assumptions are summarised in Table 3.3.
Table 3.3: Revenue Assumptions for Generic Feasibility Modelling, Study Area
Area

Residential (including GST)

North of Rail Line

Range - $8,400/sqm to $10,900/sqm

•

Retail - $8,000/sqm

•

1 bedroom units ($420,000 to $650,000)

•

Commercial office - $6,000/sqm

•

2 bedroom units ($650,000 to $800,000)

•

3 bedroom units ($850,000 to $900,000)

Range - $8,400/sqm to $10,900/sqm

•

Retail - $7,750/sqm

•

1 bedroom units ($420,000 to $650,000)

•

Commercial office - $6,000/sqm

•

2 bedroom units ($650,000 to $800,000)

•

3 bedroom units ($850,000 to $900,000)

South of Rail Line

Non-residential (excluding GST)

Source: Atlas

High-level cost assumptions are based on standard benchmarks (Rawlinsons Construction Handbook, 2021) and industry
knowledge. A detailed description of the generic feasibility modelling assumptions relied upon is provided in Schedule 3.
Consideration of Opportunity Cost of Land
This section considers the opportunity cost of land of the sites selected. This is relevant is it represents the price developers
would be required to pay to consolidate a development site.
The ‘opportunity cost of a site’ refers to the value of a foregone option. In the Study Areas, sites derive value from their
existing buildings and uses. This is also referred to as a site’s value in existing-use. Some sites derive more value from latent
development potential, in which case their value as a development site is greater than their value in existing-use. The use that
results in the highest value is referred to as ‘the highest and best use’.
The term ‘highest and best use’ is defined as “the use of an asset that maximises its potential and that is physically possible,
legally permissible and financially feasible” (Australian Property Institute, 2021).
The analysis of sales activity carried out in the Property Market Appraisal (Schedule 2) shows a varying range of prices paid
for sites in the Study Area. This is because the highest and best use of sites is different - some are most valuable in their existing
use while others are most valuable as redevelopment opportunities.
Table 3.4 outlines the opportunity cost of land observed across the Study Area.
Table 3.4: Observed Opportunity Cost of Land, Study Area
Location

Existing Zone

Existing Improvements

Opportunity Cost of Land*
($/sqm overall site area)

North of
Train Line

South of
Train Line

B2

Strip retail, commercial buildings

$5,000/sqm to $7,000/sqm

R3

Detached housing, townhouses, unit blocks

$3,500/sqm to $4,500/sqm

R2

Detached housing, unit blocks

$2,800/sqm to $4,000/sqm

B2

Detached housing

$5,000/sqm to $7,000/sqm

R2

Detached housing, unit blocks

$2,800/sqm to $4,000/sqm

Source: Atlas

Mortdale Local Centre Masterplan | page 16

*The assessed opportunity cost of land is a broad range (quoted on a rate per square metre of overall improved site area)
based on market analysis and desktop observations.
In most cases the assessed opportunity cost of land represents the sites’ highest and best use - which could be an existing use
or its value as a development opportunity.
Base FSRs Required for Feasible Development
Table 3.5 outlines the generic feasibility testing results in the Study Area. Testing results reflect the ‘Base FSR’ applicable in
the B2 Local Centre zone (i.e. without provision of affordable housing contributions) along with the minimum non-residential
floorspace requirement of FSR 0.75:1.
Table 3.5: Viability of Proposed FSRs (Base Case) and FSR Tipping Points
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

Testing Results

Site Area

Existing
LZN

Existing
Improvements

Proposed
LZN

Proposed
FSR

Feasible?

FSR Tipping
Point

1,000sqm

B2

Commercial buildings

B2

2.5:1

No

2.60:1 to 3.50:1

1,000sqm

R2

Detached housing

B2

2.5:1

Yes

1.75:1 to 2.25:1

1,000sqm

R2

Detached housing

R4

1:1

Marginal

1.05:1 to 1.6:1

1,000sqm

B2

Detached housing

B2

2.5:1

No

2.60:1 to 3.50:1

1,000sqm

R2

Detached housing

R3

0.7:1

No

1.05:1 to 1.6:1

*Assuming a minimum non-residential FSR 0.75:1
Source: Atlas

The following observations can be drawn for the feasibility results:
•

Development of existing commercial buildings within the B2 Local Centre (north and south of the rail line) is unlikely to
be viable at the proposed Base FSR 2.5:1 (including the non-residential FSR 0.75:1).
This reflects the high existing use values of commercial buildings (particularly along Morts Road). South of the rail line,
the proposed Base Case FSR coupled with the non-residential floorspace requirement results in a decrease in
residential development potential, further compounding feasibility issues.
Tipping points of between FSR 2.60:1 and FSR 3.50:1 were assessed as the minimum densities needed to facilitate
comprehensive redevelopment.
This does not conclude that all development will be unviable. There will undoubtedly be examples of less valuable sites
(i.e. less valuable the assumed opportunity cost) within the existing B2 zone that may be developable under the
proposed Base FSR. There are also potential incremental forms of development (refurbishments, additions, extensions),
rather than comprehensive forms of development.

•

Existing detached housing within the R2 Low Density Residential zone proposed to be incorporated into an expanded
B2 Local Centre to the north of Morts Road are found to be viable for development under the Base FSR 2.5:1.
This is attributed to the lower opportunity cost associated with properties in the R2 zone, with detached houses
typically more economical to acquire and consolidate than retail strip shops or commercial buildings.
Analysis suggests a lower densities of FSR 1.75:1 to FSR 2.25:1 would be sufficient to incentivise redevelopment.

•

The feasibility of sites zoned R2 Low Density Residential proposed as R4 High Density Residential (FSR 1:1) is found to
marginal –higher FSRs 1.05:1 to 1.60:1 would be needed to facilitate comprehensive development.
That said, there could be some sites that are feasible at FSR 1:1 if their existing use value is below that of the assumed
opportunity cost.

•

Sites currently zoned R2 Low Density Residential proposed as R3 Medium Density Residential (FSR 0.7:1) are not
considered feasible . Greater densities are likely required to facilitate development.

The next step considers the implications of imposing affordable housing contributions on development across the Study Area.
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3.3.4

Step 3 - Test Tolerance to Affordable Housing

Step 2 assessed the feasibility of the Base Case FSRs proposed in the draft Masterplan, including the requirement for a nonresidential floorspace of FSR 0.75:1 for sites within the B2 Local Centre zone. The minimum densities (i.e. tipping points) for
each development scenario were identified.
This step (Step 3) considers the implications of requiring a 3% affordable housing contribution on residential floorspace (GFA)
and whether the ‘Bonus’ FSR 3:1 in the B2 Local Centre will be sufficient to incentivise delivery of affordable housing.
Table 3.6 summarises the impact of a 3% affordable housing contribution.
Table 3.6: Viability of Proposed FSRs with 3% Affordable Housing Contribution
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

FSR Tipping Point

Site Area

Existing
LZN

Existing
Improvements

Proposed
LZN

Proposed
FSR

No Affordable
Housing

3% Affordable
Housing

1,000sqm

B2

Commercial buildings

B2

3.0:1

2.60:1 to 3.50:1 2.85:1 to 3.75:1

1,000sqm

R2

Detached housing

B2

3.0:1

1.75:1 to 2.25:1 1.85:1 to 2.35:1

1,000sqm

R2

Detached housing

R4

1:1

1.05:1 to 1.6:1 1.20:1 to 1.70:1

1,000sqm

B2

Detached housing

B2

3.0:1

2.60:1 to 3.50:1 2.85:1 to 3.75:1

1,000sqm

R2

Detached housing

R3

0.7:1

1.05:1 to 1.6:1 1.20:1 to 1.70:1

*Assuming a minimum non-residential FSR 0.75:1
Source: Atlas

The inclusion of a 3% affordable housing contribution applied on residential floorspace represents an additional cost to
development. This additional cost negatively impacts development feasibility, reducing the price a developer would pay for
land to pursue development.
This therefore necessitates additional GFA to offset the cost of affordable housing. New tipping points as a result of the 3%
affordable housing contribution include:
•

In the existing B2 Local Centre zone, the earlier assessed FSR tipping points would rise to FSR 2.85:1 to FSR 3.75:1. This
at the upper limit or greater than the proposed Bonus FSR 3:1 in the B2 zone.

•

In the R2 Low Density Residential zone proposed to form part of the expanded B2 zone north of the rail line, the
previously concluded tipping points increase to FSR 1.85:1 to FSR 2.35:1. This is within the proposed Bonus FSR 3:1.

•

The R2 Low Density Residential zone proposed to be rezoned as R4 High Density (FSR 1:1) would require FSRs of
between 1.2:1 and 1.7:1.

•

Sites zoned R2 Low Density Residential proposed as R3 Medium Density Residential would also need FSRs of between
1.2:1 and 1.7:1.

Analysis of the opportunity cost of land against the assessed RLVs indicates wide ranging outcomes. Some properties are ripe
for development (i.e. existing R2 sites being rezoned for mixed use). Others are more valuable in their existing use. These
properties require higher FSRs to ‘displace’ the existing uses and for redevelopment to occur.
Affordable housing contributions are shown to increase the minimum density required for development to be feasible. In
most instances, this additional density is greater than that proposed under the draft Masterplan. Accordingly, the imposition
of the draft Masterplan controls is unlikely to result in significant affordable housing outcomes under proposed planning
controls.
It is reiterated that economic feasibility is only one factor of consideration in masterplanning for centres. Urban design and
built form outcomes, traffic and social infrastructure considerations, inter alia, are equally important.
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3.4

Matters for Consideration

3.4.1

Variables Influencing Development Feasibility

Generic feasibility testing was premised on a series of hypothetical development scenarios which reflected potential
development outcomes resulting from the draft Masterplan. These scenarios are intended to mimic development activity,
with developers typically targeting the most cost-effective opportunities in recently rezoned or upzoned precincts.
The feasibility analysis and its conclusions are influenced by several key variables:
•

Location within the Study Area
Certain areas within the Study Area would expectedly attract higher end sales revenues then others. These better
located sites would therefore theoretically be more viable development opportunities. For example, a site on the fringe
of the Study Area that does not benefit for exposure or visibility would be less valuable for non-residential floorspace
compared to a site close along Morts Road. Similarly, some locations in the Study Areas lend themselves to higher
residential revenue rates than other locations.

•

Opportunity cost of land
The opportunity cost of land is arguably the most critical variable influencing development feasibility in the Study Area.
The nature of existing uses/buildings, planning controls, ownership and size (site area) all influence the opportunity cost
of land and the cost of site amalgamation. Where the opportunity cost of land is greater, there is a higher density (tipping
point) needed to facilitate comprehensive redevelopment.

•

Proportion of residential GFA: non-residential GFA
The Study Area do not at present benefit from large scale market demand for commercial office space. Demand is highly
localised and generally limited for smaller, affordable commercial space. Accordingly, potential revenue from nonresidential office floorspace is notably lower than residential floorspace. The introduction of a non-residential
floorspace requirement of FSR 0.75:1 therefore impacts the viability of development within the B2 Local Centre zone.

The Study notes that while feasibility testing may indicate minimum FSRs required for redevelopment, it is conceivable that
lower FSRs may be acceptable in instances where sites have an opportunity cost lower than that assumed in the Study.
Opportunity costs adopted in the Study Area are intended to reflect the majority of properties within the Study Area, i.e. the
bell curve. There will be invariably be examples of properties with values higher or lower than the adopted opportunity costs.

3.4.2

Large-scale Renewal v Incremental Development

The principal challenge for revitalisation of established centres is valuable existing uses and fragmented lot and ownership
patterns. The fine grain nature of lots makes it challenging and expensive to consolidate development sites.
The feasibility testing suggests that in some cases incremental development (e.g. additional storey/s, part demolition and
development) could be more likely to occur under the proposed planning controls than comprehensive development.
Where properties are highly valuable (e.g. popular hotel/ pub, collection of fine grain retail shops), comprehensive
redevelopment may not necessarily be the most appropriate or viable outcome. Where existing properties are highly valuable,
by implication they bring value to a centre and their continued presence is desirable. The displacement of these valuable uses
could damage the desirability of a centre. This is directly observable in a well-functioning, desirable centre such as Mortdale.
The feasibility analysis suggests the draft Masterplan could facilitate a mix of incremental and comprehensive development.
The latter is expected in the expanded B2 Local Centre zone north-east of Morts Road as the lower opportunity cost of land
coupled with the proposed planning controls will likely be sufficient to see a swift uptake of development opportunities.

3.4.3

Affordable Housing Contributions

Feasibility testing examined the impact of the including a 3% affordable housing contribution on future residential floorspace.
The framework, methodology and recommendations for affordable housing contributions will be outlined in the Mortdale
Local Centre Affordable Housing Contributions Scheme.
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4.

Economic Impacts

4.1

Overview

This Chapter examines the economic activity and impacts that could result from development facilitated by the draft
Mortdale Masterplan. These impacts are considered during both the construction and operational phases.
The economic impacts are assessed at the Georges River Local Government Area (LGA) level. An Input-Output model
(including the development of specific regional Input-Output transaction tables) was developed to reflect the economic
structure of the Georges River LGA (see Schedule 2 for further detail).
Input-Output modelling describes economic activity through the examination of four types of impacts described in Table 4.1.
Table 4.1: Economic Indicators
Indicator

Description

Output

The gross value of goods and services transacted, including the cost of goods and services used in the
development and provision of the final product. Care should be taken when using output as an indicator
of economic activity as it counts all goods and services used in one stage of production as an input to later
stages of production, thus overstating economic activity.

Gross Product

The value of output after deducting the cost of goods and services inputs in the production process. Gross
product (e.g. Gross Regional Product (GRP)) defines a net contribution to economic activity.

Incomes

The wages and salaries paid to employees as a result of the Project either directly or indirectly.

Employment

Employment positions generated by the Project (either full time or part time, directly or indirectly).
Employment is reported in terms of Full-time Equivalent (FTE) positions or person-years.

Source: Atlas

Input-Output modelling estimates show the impacts of direct spending in a particular industry as well as from Productioninduced impacts (Type I) or Consumption-induced impacts (Type II).
•

Production-induced impacts (Type I) show the effects of industrial support effects of additional activities undertaken
by supply chain industries increasing their production in response to direct spending.

•

Consumption-induced impacts (Type II) estimate the re-circulation of labour income earned as a result of the initial
spending through other industry impacts (or impacts from increased household consumption).

The estimates of economic impacts consider production and consumption-induced flow-on impacts. Type II impacts are
commonly considered to overstate economic activity and therefore the types of flow-on impacts are reported separately.

4.2

Modelling Approach

This Chapter seeks to understand the net economic impacts of progressing the draft Mortdale Local Centre Masterplan.
Economic modelling is based on a 20-year development horizon (2021-2041). It is not expected that the entirety of the
residential and non-residential planning capacity facilitated by the Masterplan will be fully realised within this period.

4.2.1

Base and Proposal Case

To establish the net additional growth that could be facilitated by the Masterplan, high-level take-up forecasts for residential
and non-residential uses within the 20-year modelling period have been carried out under two scenarios:
•

The Base Case (no change to planning controls with growth continuing as per historic levels).

•

The Proposal Case (planning controls are amended in line with draft Masterplan which facilitates an uptick in growth).

These forecasts have been based on historic take-up rates observed in Mortdale, current market conditions and the future
economic outlook. Based on these forecasts, the draft Masterplan is expected to facilitate:
•

535 additional residential dwellings, accommodating 1,338 more residents compared to the Base Case.

•

2,000sqm of additional retail/commercial gross floor area.
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4.2.2

Drivers of Economic Activity

To understand the economic impacts likely to result from the Proposal compared to the Base Case, it is necessary to
distinguish economic impacts during the construction phase and those economic impacts that will be more permanent in
nature following construction completion and operations commencement and stabilisation.
•

Construction Phase: Construction activity will draw resources from and thereby generate economic activity in the
Georges River LGA as well as from outside the LGA. Assumptions are made on the proportion sourced from within and
from outside the LGA.

•

Operational Phase: On completion of development, new development facilitated through the draft Masterplan is
expected to generate ongoing economic/ operational activity through the direct turnover generated by new direct and
dispersed employment (persons working from home) and household expenditure.

Refer to Schedule 2 for a description of the drivers and assumptions that underpin the assessed economic impacts.

4.3

Economic Activity and Impacts

Economic impacts arising in the Construction phase are estimated separately to the Operational phase. Construction impacts
are expected to be short-term in nature and will conclude when development activity is completed.

4.3.1

Construction Phase

The Masterplan is projected to generate significant construction impacts for Georges River LGA, including (cumulative to
2041):
•

$220.9 million in output ($136.6 million directly).

•

$74.8 million contribution to GRP ($32.4 million direct contribution).

•

$43.4 million in wages and salaries paid to local workers ($22.3 million directly).

•

553 FTE jobs (291 direct FTE).

Table 4.2 summarises the estimated economic impacts generated through construction activity.
Table 4.2: Construction Impacts (Net Additional, Draft Masterplan), Georges River LGA
Indicator

Output ($M)

GRP ($M)

Incomes ($M)

Employment (FTE)

Direct

$136.6

$32.4

$22.3

291

Flow-on Type I (Production-induced)

$54.3

$24.2

$14.0

164

Flow-on Type II (Consumption-induced)

$30.1

$18.2

$7.1

97

Total

$220.9

$74.8

$43.4

553

Note: Totals may not sum due to rounding.
Source: Atlas

4.3.2

Operational Phase

The Masterplan is estimated to support the following ongoing economic activity through direct and indirect (flow-on) impacts
associated with operations and disposed employment (annual from full development by 2041):
•

$60.4 million in output (including $38.6 million in direct activity).

•

$31.7 million contribution to GRP (including $19.9 million in direct activity).

•

$18.0 million in incomes and salaries paid to households (including $12.1 million in direct income).

•

211 FTE jobs (including 140 FTE directly).

Table 4.3 summarises the estimated economic impacts during the operational phase in both the Base and Proposal Case.
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Table 4.3: Operational Impacts (Net Additonal, Draft Masterplan), Georges River LGA
Indicator

Output ($M)

GRP ($M)

Incomes ($M)

Employment (FTE)

Direct

$38.6

$19.9

$12.1

140

Flow-on Type I (Production-induced)

$11.4

$5.6

$3.3

35

Flow-on Type II (Consumption-induced)

$10.4

$6.3

$2.6

37

Total

$60.4

$31.7

$18.0

211

Note: Totals may not sum due to rounding.
Source: Atlas

4.3.3

Household Expenditure

Additional local retail expenditure associated with the additional 535 new residential dwellings are estimated to support the
following economic activity through direct and flow-on impacts (per annum from full development in 2041):
•

$38.3 million in output (including $26.3 million in direct activity).

•

$21.9 million in contribution to GRP (including $15.2 million in direct activity).

•

$11.5 million in incomes and salaries paid to households (including $8.3 million in direct activity).

•

184 FTE jobs (including 142 FTE jobs directly).

Table 4.4 summarises the economic impacts associated with additional household retail spend under the Masterplan.
It should be noted that not all households residing in the development would be net new to the Georges River LGA, and that
a degree of double counting exists between the expenditure of residents and the operational impacts resulting from the
Masterplan (e.g. retail).
Table 4.4: Household Retail Impacts in Georges River LGA (Addiitonal Masterplan)
Indicator

Output ($M)

GRP ($M)

Incomes ($M)

Employment (FTE)

Direct

$26.3

$15.2

$8.3

142

Flow-on Type I (Production-induced)

$5.4

$2.7

$1.6

18

Flow-on Type II (Consumption-induced)

$6.6

$4.0

$1.6

23

Total

$38.3

$21.9

$11.5

184

Note: Totals may not sum due to rounding.
Source: Atlas

4.4

Summary of Findings

The draft Masterplan is anticipated to result in an uplift in development activity compared to no change to current planning
controls. Modelling results show this would result in positive economic impacts to the Georges River LGA.
Compared with the Base Case, the draft Masterplan is estimated to result in a net increase in economic activity during the
construction phase (to 2041) through a mix of direct and indirect (flow-on) activity, including:
•

$220.9 million in output ($136.6 million directly).

•

$74.8 million contribution to GRP ($32.4 million direct contribution).

•

$43.4 million in wages and salaries paid to local workers ($22.3 million directly).

•

553 FTE jobs (291 direct FTE).

By 2041, the Proposal is estimated to result in an annual net increase in economic activity with:
•

$60.4 million in output (including $38.6 million in direct activity).

•

$31.7 million contribution to GRP (including $19.9 million in direct activity).

•

$18.0 million in incomes and salaries paid to households (including $12.1 million in direct income).

•

211 FTE jobs (including 140 FTE directly).
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Additional local retail expenditure associated with the 535 additional residential dwellings is estimated to support additional
economic activity through direct and flow-on impacts (per annum) by 2041, including:
•

$38.3 million in output (including $26.3 million in direct activity).

•

$21.9 million in contribution to GRP (including $15.2 million in direct activity).

•

$11.5 million in incomes and salaries paid to households (including $8.3 million in direct activity).

•

184 FTE jobs (including 142 FTE jobs directly).

Whilst it is unlikely that all development opportunities envisaged in the draft Masterplan will be taken up over the coming
decades to 2041, the impacts estimated in this Chapter demonstrates the draft Masterplan has economic merit and could
contribute to the local Georges River economy.
Furthermore, the draft Masterplan will also contribute to the provision of affordable housing across the Georges River LGA,
resulting in positive social outcomes for local residents and workers.
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Schedules
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SCHEDULE 1

Employment Growth (2011-2016), Mortdale Local
Centre
Figure S1.1: Employment by Industry (2011-2016), Mortdale Local Centre (West of Mortdale Train Station)
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Figure S1.2: Employment by Industry (2011-2016), Mortdale Local Centre (East of Mortdale Train Station)
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SCHEDULE 2

Property Market Appraisal
Residential Market Conditions
Australia’s east coast housing boom of 2012-2017 resulted in extraordinary price growth across Greater Sydney. Tightening
credit conditions over the course of 2017-2019 saw a slowdown in market activity, with many purchasers (notably investors)
retreat from the market. Price declines occurred across many markets in Greater Sydney (including Mortdale) throughout
2018 and 2019, with purchasers becoming more selective on location and overall product quality.
Following the Federal Election in May 2019, market conditions began to improve driven by cash rate reductions by the
Reserve Bank of Australia (RBA), a review of servicing buffer requirements for banks by APRA which eased lending conditions
for purchasers and policy certainty around treatment of negative gearing and capital gains tax.
This renewed burst of activity halted in Q1 2020 as a result of the COVID-19 outbreak. Soft market sentiment in the wake of
a major uptick in unemployment saw dwelling values fall over the first half of 2020. However, since June 2020, market
sentiment has improved with a ‘two speed’ change in dwelling price growth now observed. A preference for traditional
housing as compared to smaller housing typologies has been observed throughout this period. This is reflected in house prices
having returned to positive growth whereas apartments have continued to decline.
Figure S1.3: Change in Dwelling Values (Dec 2019-Jan 2020), Greater Sydney

Source: CoreLogic RP Data (2021)

This flight to traditional housing compared to smaller housing formats (i.e. townhouses, apartments) is not expected to persist
over the medium to long-term. Housing affordability in Greater Sydney remains a central issue, with recent price growth
offsetting much of the declines observed over the course of 2018-2019. Well-located apartments proximate public transport,
amenity and green spaces will remain a popular typology for a large cohort of the market.
This bodes well for high-density development in Mortdale given the high level of amenity offered in the centre.

Commercial Market Conditions
Commercial office markets in Greater Sydney have commenced 2021 in a period of significant flux. The economic
ramifications of the COVID-19-induced recession on the Australian economy are still playing out. This follows Australia’s
largest contraction in domestic economic activity since the Great Depression, with GDP falling 7% in Q2 2020. With the
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continued easing of restrictions and initial vaccine rollout scheduled in February 2021, normal economic activity is expected
to slowly return. Growing retail spending and a declining unemployment rate demonstrate this recovery is already underway.
That said, businesses remain cautious with many deferring major capital expenditure until there is further certainty in the
global economy. Many occupiers, particularly those in the private sector, are also hesitant to commit to any large and longterm office tenancy commitments as forced working from home practices over the course of 2020 have seen most businesses
reconsider their workspace requirements.
Greater Sydney’s largest commercial office market – the Sydney CBD – recorded an upswing in vacancy levels over 2020,
rising from 3.9% to 5.9% over the 6 months to July 2020. In January 2021, vacancy has risen to a 7-year high of 8.6% (PCA,
2021). Office landlords have responded by offering greater incentives, with average incentive rates up to 25%-30%
compared to circa 17%-20% in early 2020 (Knight Frank, 2020). Some forecasters suggest CBD office vacancy could peak at
20% over the coming four years (JP Morgan in The Australian, 2021).
Smaller serviced-based centres such as Mortdale have been more immune to the economic headwinds facing the traditional
commercial office markets. Mortdale is a more retail-focused centre, though does comprise a sizeable amount of commercial
floorspace and is predominantly occupied by ‘customer-facing’ commercial occupiers, such as medical and allied health
providers, accountants and tax agents and real estate agencies. Working from home practices are unlikely to be taken up to
the same extent as other professional industries, somewhat insulating local centres such as Mortdale.

Existing Property Values
A review of recent sales activity within the suburb of Mortdale is indicative of a range of ‘existing use’ or ‘as is’ property values.
Whilst every property is unique with their own set of characteristics driving their underlying value, a broad range of existing
use values can be categorised by location, land zone and existing use.
•

The retail/ commercial strip is concentrated along Morts Road and Pitt Street and consists of fine grain shop fronts and
commercial buildings within the B2 Local Centre zone. Ground floor shops fronts within mixed use complexes are
observed to the south of the railway line. Retail/ commercial land uses on the northern side of the rail line command
higher values comparative to shopfronts on the southern side. This is due to the greater critical mass of residents and
workers on the northern side of the rail line. Shop fronts and commercial properties to the north command rates in the
order of $6,000/sqm to $7,000/sqm of site area– a reflection of their fine grain lot pattern and tightly held nature.

•

Detached dwellings are observed in the R2 Low Density Residential zone to the east of Morts Road and to the north and
south of the B2 Local Centre zone. Lot sizes generally range between 200sqm to 850sqm. Smaller lots are observed in
the streets immediately adjoining the retail/ commercial strip. A consistent range of prices is observed for dwellings
throughout the Study Area, ranging from $850,000 up to $2m ($1,500/sqm to $6,200/sqm of improved site area). Lot
size and existing improvements are the primary drivers of value for detached dwellings.

•

Townhouse are observed in the R3 Medium Density pocket to the west of Morts Road. Key drivers of price are, inter alia,
accommodation, size and age/quality. The following sale price ranges for townhouses in the Study Area:

•



2 bedroom- $650,000 to $950,000



3 bedroom - $700,000 to $1.2m

Strata units in low rise/ walk up blocks are also observed in R3 Medium Density Residential pocket and in the R2 Low
Density Residential zone to the south of the rail line. Key drivers of price are not dissimilar to townhouses however it is
noted that units on the northern side of the rail line generally achieve higher prices than units to the south . The following
sale price ranges are observed:

•



1 bedroom - $440,000 to $450,000



2 bedroom - $470,000 to $725,000



3 bedroom - $650,000to $1,165,000

Older style walk up residential unit blocks are observed throughout the Study Area. These properties would present
amongst the most expensive sites to acquire and consolidate. Depending on the size and the number of units in the block
and the premium required to incentivise existing owners to divest, site values for such blocks could commence at $9m.
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Market Activity
Owing to soft market conditions observed across Greater Sydney since Q1 2020 and a modest development pipeline, there
has been limited new apartment developments that have recently completed or commenced marketing.
The following sales in Table S2.1 represent the most recently completed complexes in Mortdale.
Table S2.1: Sales Evidence of New and Recently Completed Apartments, Mortdale and Surrounds
‘Macquarie Apartments’
37-39 Macquarie Place, Mortdale
A circa 2017 built 3 storey residential flat building containing 8 x
3-bedroom apartments all with 2 car spaces within a single
basement level.
The most recent sale in complex was in February 2020 for $1.01
million.

Unit Type/ No.
3 bedroom units/ 8

Av. Internal Area (sqm)

Sale Price

$/sqm (internal area)

107

$925,000-$1,250,000

$8,600-$11,700

Av. Internal Area (sqm)

Sale Price

$/sqm (internal area)

76

$760,000-$830,000

$10,500

‘The Lighthouse’
85-87 Railway Parade, Mortdale
A circa 2020 built 6 storey mixed use complex containing ground
floor retail/ commercial space of circa 200sqm and 40 residential
apartments above (7 x 1 bedroom, 30 x 2 bedroom and 3 x 3
bedroom) over 2 levels of basement car parking.
The selling agent has sold 15 out of the 40 units ‘off the plan’ over
the 6 months to March 2021. Buyers are predominantly first home
buyers.
Asking prices for the remaining units start from $650,000 for the 1
bedroom units, $760,000-$830,000 for the 2 bedroom units and
$1 million for the 3 bedroom units.
Unit Type/ No.
2 bedroom units/ 30
11-13 Apsley Street, Penshurst
A circa 2018 built 3 storey residential flat building containing 16 x
2 bedroom units over a single level of basement car parking.
The majority of sales occurred over the course of 2018 with sale
prices ranging between $720,000 to $790,000.
The most recent sale was a 2-bedroom unit in July 2020 for
$685,000.

Unit Type/ No.

Av. Internal Area (sqm)

Sale Price

$/sqm (internal area)

2 bedroom/ 16

84

$685,000-$790,000

$8,100-$9,000

Source: Atlas
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Development Activity
There has been very limited development site sale activity observed in Mortdale over the past 6-12 months – a reflection of
soft economic conditions with developers remaining cautious over this period. The following development site sales
(recorded over 2017-2021 from Mortdale and nearby comparable suburbs) provide insight into the prices paid for
development opportunities within Mortdale.
•

32-34 Station Street, Mortdale
A consolidated site measuring circa 920sqm and falling within the R3 Medium Density Residential zone. The site has a
designated FSR 1.1:1 and maximum building height of 12m under existing planning controls.
Existing improvements at the time of sale consisted of a circa 1970’s built 4 storey strata titled residential flat building
containing 9 units which provide holding income.
The site sold at auction after a 30-day marketing campaign for $4.275 million, equivalent to $4,200/sqm permissible
GFA.

•

89-91 Railway Parade, Mortdale
Two adjoining residential properties measuring a combined 1,783sqm and falling within the B2 Local Centre zone. The
site is on the southern side of the railway line, 400m from Mortdale train station.
A development application was submitted andrefused by Council due to the narrow width of the site (16.5m) which
would limit activation opportunities.
The two properties were purchased individually in June 2019 totalling $3.4 million, equivalent to $1,900/sqm
permissible GFA.

•

1 Ellen Subway, Mortdale
An irregular shaped site measuring approximately 1,300sqm and falling within the B2 Local Centre zone with a
designated 2.5:1 FSR. Features an elevated position adjacent to Mortdale train station and a pocket park with a gentle
sloping topography.
The site sold without development consent. Subsequent development consent was obtained for a 7 storey mixed use
development to comprise 38 apartments over ground floor retail/ commercial and basement car parking.
This is a dated sale in August 2017 for $7 million equivalent to $2,100/sqm overall permissible GFA.

•

63 Connells Point Road, South Hurstville
A regular shaped and level development site measuring circa 480sqm within the B2 Local Centre zone with a designated
2.5:1 FSR and 21m building height limit. The site is currently used as a car park. Features a main road position off King
Georges Road with surrounding properties consisting of a service station and fast food outlets.
The site was marketed as a development opportunity. It sold in October 2020 for $1.1 million equivalent to $915/sqm
overall permissible GFA.

The analysis of development site sales evidence suggests a range of prices paid for development opportunities in Mortdale,
ranging from $915/sqm to $4,200/sqm of GFA potential. This analysis provides a necessary secondary check on the financial
feasibility modelling outcomes concluded in Chapter 3 of the Study.
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SCHEDULE 3

Generic Feasibility Modelling Assumptions
Feasibility modelling has been undertaken to ascertain the minimum FSR thresholds needed for development to be feasible
across the Study Area. Testing also acknowledges that development in the Study Area will be subject to:
•

Minimum non-residential floorspace requirement of FSR 0.75:1 in the B2 Local Centre zone;

•

Affordable housing contributions on residential GFA.

Revenue Assumptions
Based on development and market activity, development yield assumes average unit sizes and mixes have been developed
for the purposes of generic feasibility modelling. The average unit sizes adopted are summarised in Table S3.1.
Table S3.1: Average Unit Size and Mix, Mortdale Local Centre
Unit Type

Mix (%)

Average NSA (sqm)

1 bedroom

30%

55

2 bedroom

55%

75

3 bedroom

15%

105

Source: Atlas

Car parking is assumed according to development controls in the Hurstville Development Control Plan.
Revenue assumptions for new residential and commercial floorspace are premised on the findings of the Property Market
Appraisal (annexed to this Study at Schedule 2).
Table S3. 2: Average Revenue Assumptions
Area

Residential (including GST)

North of Rail Line

Range - $8,400/sqm to $10,900/sqm

•

Retail - $8,000/sqm

•

1 bedroom units ($420,000 to $650,000)

•

Commercial office - $6,000/sqm

•

2 bedroom units ($650,000 to $800,000)

•

3 bedroom units ($850,000 to $900,000)

Range - $8,400/sqm to $10,900/sqm

•

Retail - $7,750/sqm

•

1 bedroom units ($420,000 to $650,000)

•

Commercial office - $6,000/sqm

•

2 bedroom units ($650,000 to $800,000)

•

3 bedroom units ($850,000 to $900,000)

South of Rail Line

Non-residential (excluding GST)

Source: Atlas

Other revenue assumptions:
•

75% of apartments are pre-sold prior to construction and the balance sold on completion at a rate of 3-5 units per month.

•

GST is included on the residential sales but excluded on non-residential sales.

•

Marketing and legal costs are assumed at 1% and 0.5% respectively of gross sales revenue.

•

Sales commission on sales included at 2.5% of gross residential sales and 2.0% of non-residential sales.

Cost Assumptions
Cost assumptions are generic in nature and based on experience and industry cost publications.
•

Land cost based on estimate of existing property values by existing land use zone:
o

$5,000/sqm to $7,000/sqm of site area in the B2 Local Centre zone.
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o

$2,800/sqm to $4,000/sqm of site area in the R2 Low Density Residential zone.

o

$3,500/sqm to $4,500/sqm of site area in the R3 Medium Density Residential zone.

•

Legal and due diligence costs assumed at 0.5% of land cost and is assumed to be paid on exchange in Month 1.

•

Demolition cost at $100/sqm of site area.

•

Construction build costs:


Residential at $2,250/sqm of residential building area;



Residential balconies at $800/sqm;



$1,800/sqm for retail/commercial building area;



$50,000 per basement car space.

•

Site costs and lead-in services works each at 2% of construction cost.

•

Professional fees at 8% of construction cost.

•

Development management at 1% of construction cost.

•

Construction contingency of 5% of construction cost.

•

Statutory fees and charges:

•



DA, CC and long service levy at statutory rates.



Section 7.12 contributions as per current rates.

Holding costs including land tax, Council and water rates.

Other cost assumptions:
•

Developer equity used for land purchase cost with remaining costs debt funded with interest capitalised monthly
(nominal 6% per annum)

•

Finance establishment cost of 0.35% of peak debt.

Hurdle Rates and Performance Indicators
Target hurdle rates are subject to perceived risk of a project (planning, market, financial and construction risk). The higher
the project risk, the higher the hurdle rate. The following performance indicators are relied upon:
•

Development Margin profit divided by total development costs (including selling costs). A target development margin
of 20% is assumed as the hurdle rate.

•

Discount rate refers to the project internal rate of return (IRR) where net present values of an investment is zero. A
target discount rate of 20% is assumed as the hurdle rate.

•

Residual Land Value is arrived at by assessing the maximum land value a developer is willing to pay based on both
hurdles of development margin and discount rate being met.
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SCHEDULE 4

Input-Output Modelling Assumptions
Input-Output models are a method to describe and analyse forward and backward economic linkages between industries
based on a matrix of monetary transactions. The model estimates how products sold (outputs) from one industry are
purchased (inputs) in the production process by other industries.
The analysis of these industry linkages enables estimation of the overall economic impact within a catchment area due to a
change in demand levels within a specific sector or sectors.
Impacts are traced through the economy via:
•

Direct impacts, which are the first round of effects from direct operational expenditure on goods and services.

•

Flow-on impacts, which comprise the second and subsequent round effects of increased purchases by suppliers in
response to increased sales. Flow-on impacts can be disaggregated to:


Industry Support Effects (Type I) derived from open Input-Output models. Type I impacts represent the
production induced support activity as a result of additional expenditure by the industry experiencing the stimulus
on goods and services, and subsequent round effects of increased purchases by suppliers in response to increased
sales.



Household Consumption Effects (Type II) derived from closed Input-Output Models. Type II impacts represent the
consumption induced activity from additional household expenditure on goods and services resulting from
additional wages and salaries being paid within the catchment economy.

Economic analysis considers the following four types of impacts.
Table S4-1: Economic Activity Indicators
Indicator

Description

Output

The gross value of goods and services transacted, including the cost of goods and services used in the
development and provision of the final product. Care should be taken when using output as an indicator
of economic activity as it counts all goods and services used in one stage of production as an input to later
stages of production, thus overstating economic activity.

Gross Product

The value of output after deducting the cost of goods and services inputs in the production process. Gross
product (e.g. Gross Regional Product (GRP)) defines a net contribution to economic activity.

Incomes

The wages and salaries paid to employees as a result of the Project either directly or indirectly.

Employment

Employment positions generated by the Project (either full time or part time, directly or indirectly).
Employment is reported in terms of Full-time Equivalent (FTE) positions or person-years.

Source: Atlas

REGIONAL MODEL DEVELOPMENT
Multipliers used in this assessment have been created using a regionalised Input-Output model derived from the 2017-18
Australian transaction table (ABS, 2020).
Estimates of gross industry production in the catchment area were developed based on the share of employment (by place of
work) of the Catchment Area within the Australian economy (ABS, 2017a) using the Flegg Location Quotient and Cross
Hauling Adjusted Regionalisation Method (CHARM). See Norbert (2015) and Kronenberg (2009) for further details.
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MODELLING LIMITATIONS AND ASSUMPTIONS
Input-Output modelling is subject to a number of key assumptions and limitations (ABS, 2020):
•

Lack of supply–side constraints: The most significant limitation of economic impact analysis using multipliers is the
implicit assumption that the economy has no supply–side constraints. That is, it is assumed that extra output can be
produced in one area without taking resources away from other activities, thus overstating economic impacts. The
actual impact is likely to be dependent on the extent to which the economy is operating at or near capacity.

•

Fixed prices: Constraints on the availability of inputs, such as skilled labour, require prices to act as a rationing device.
In assessments using multipliers, where factors of production are assumed to be limitless, this rationing response is
assumed not to occur. Prices are assumed to be unaffected by policy and any crowding out effects are not captured.

•

Fixed ratios for intermediate inputs and production: Economic impact analysis using multipliers implicitly assumes that
there is a fixed input structure in each industry and fixed ratios for production. As such, impact analysis using multipliers
can be seen to describe average effects, not marginal effects. For example, increased demand for a product is assumed
to imply an equal increase in production for that product. In reality, however, it may be more efficient to increase
imports or divert some exports to local consumption rather than increasing local production by the full amount.

•

No allowance for purchasers’ marginal responses to change: Economic impact analysis using multipliers assumes that
households consume goods and services in exact proportions to their initial budget shares. For example, the household
budget share of some goods might increase as household income increases. This equally applies to industrial
consumption of intermediate inputs and factors of production.

•

Absence of budget constraints: Assessments of economic impacts using multipliers that consider consumption induced
effects (type two multipliers) implicitly assume that household and government consumption is not subject to budget
constraints.

Despite these notable limitations, Input-Output techniques provide a solid approach for assessing the direct and flow on
economic impacts of a project or policy that does not result in a significant change in the overall economic structure.

BASE AND PROPOSAL CASE
To establish the net additional growth that could be facilitated by the Masterplan, high-level take-up forecasts for residential
and non-residential uses within the 20-year modelling period have been carried out under two scenarios:
•

The Base Case (no change to planning controls with growth continuing as per historic levels).

•

The Proposal Case (planning controls are amended in line with draft Masterplan which facilitates an uptick in growth).

These forecasts have been based on historic take-up rates observed in Mortdale, current market conditions and the future
economic outlook. Based on these forecasts, the draft Masterplan is expected to facilitate:
•

535 additional residential dwellings, accommodating 1,338 more residents compared to the Base Case.

•

2,000sqm of additional retail/commercial gross floor area.

Table S4.1 summarises the estimated take-up of residential and non-residential uses in the Study Area over the 2021-2041.
Table S4.1: Take-Up Forecasts (2021-2041), Base and Proposal Case

Use

2021-26

2026-31 2031-2036 2036-41

Change
(2021-46)

Avg. Annual
Growth (2021-46)

Base Case
Dwellings
Non-Residential Floorspace
(sqm)
Proposal Case
Dwellings
Non-Residential Floorspace
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90

85

80

75

330

16.5

1,000

1,000

1,000

1,000

4,000

200

235

235

210

185

865

43.25

1,500

1,500

1,500

1,500

6,000

300

Net Additional Growth
Dwellings

145

150

130

110

535

Non-Residential Floorspace

500

500

500

500

2,000

Source: Atlas

DRIVERS OF ECONOMIC IMPACT
In order to understand the economic impacts likely to result from the Proposal, it is necessary to distinguish economic impacts
during the construction phase and those economic impacts that will be more permanent in nature following construction
completion and operations commencement.
•

Construction Phase: Construction activity will draw resources from and thereby generate economic activity in the
Georges River LGA as well as from outside the LGA. Assumptions are made on the proportion sourced from within and
from outside the LGA.

•

Operational Phase: On completion of development, the Site is expected to generate ongoing economic/ operational
activity through the direct turnover generated by new direct and dispersed employment (persons working from home),
and household expenditure.

Construction Phase
For modelling purposes, construction costs (including contingency) for the additional 535 dwellings and 1,600 sqm
retail/commercial space developed under the Masterplan compared to the Base Case were broken down into Australia and
New Zealand Standard Industrial Classification (ANZSIC) industries:
•

$148.8 million to residential building construction.

•

$15.5 million to professional, scientific and technical services.

•

$3.4 million to non-residential building construction.

•

$3.0 million to construction services.

Of the above capital outlay, not all activity will be undertaken within the Georges River LGA economy. It was assumed:
•

Approximately 80% of the direct expenditure on construction-related activity would be sourced from local businesses
and labour. Of this:


Approximately 25% of purchases on goods and services (supply chain related activity) made by constructionrelated businesses sourced from outside the Georges River LGA would be spent within the local economy (i.e., 25%
of the Type I flow on activity associated with non-local construction companies is assumed to represent additional
local activity in Georges River LGA).



Approximately 5% of wages and salaries paid to construction-related workers sourced from outside the region
would be spent on local goods and services, such as food and beverages (i.e. 5% of the Type II).

Only flow-on activity of locally sourced professional, scientific and technical services activity (80%) is included, as it is not
anticipated professional, scientific and technical services businesses located outside of Georges River LGA would purchase
goods/ services locally.
Operational Phase
Operational activity has been modelled based on:
•

An additional 100 net new jobs under the Masterplan compared to the Base Case.

•

An additional 40 dispersed jobs (60% of new residents employed times 3.3% working from home (ABS, 20187a).

Employment was allocated to ANZSIC categories based on the catchment’s existing employment profiles (ABS 2017a) for
residents and workers and converted to an annual output estimate using the transaction tables developed for this project.
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Household Expenditure Supported
This section outlines the household expenditure that would be associated with the new dwellings created by the Masterplan,
and potential economic activity supported.
The household expenditure activity supported should not be combined with the impacts in the section above, as some of
these impacts are likely to have already been captured in the assessment in order to avoid potential double counting of some
direct and flow on economic activity.
The ABS Household Expenditure Survey (ABS, 2017b) was used to identify the proportion of weekly household incomes that
is spent across expenditure items in the Georges River LGA. The third quintile of NSW residents was used to best represent
the expenditure patterns of residents in the Georges River LGA.
The household survey only contains household expenditure data, and individual residents must be converted to an equivalent
number of households. This was achieved by applying the estimated number of additional dwellings 535 and a vacancy rate
of 2% (representative of the current rental market).
This data was converted to 2021 values (ABS, 2021), annualised and allocated into their respective ANZSIC industries. The
breakdown to ANZSIC industries was developed based on assumptions by Atlas regarding the most appropriate ANZSIC
industries for each activity.
The table below shows the additional household expenditure estimates for the Georges River LGA under the Masterplan.
Table S4-2: Estimated Household Expenditure Supported

ANZSIC

Total Annual
Spend ($M)

% Spent in
LGA

Local Spend
($M)

Ownership of Dwellings

$8.4

50%

$4.2

Retail Trade

$7.9

75%

$5.9

Food and Beverage Services

$4.2

75%

$3.2

Personal Services

$2.3

75%

$1.7

Other Services

$2.3

75%

$1.7

Telecommunication Services

$1.4

25%

$0.4

Road Transport

$3.0

50%

$1.5

Rail Transport

$1.8

50%

$0.9

Air and Space Transport

$1.2

0%

$0.0

Sports and Recreation

$3.7

75%

$2.8

Primary and Secondary Education
Services

$0.5

75%

$0.4

Technical, Vocational and Tertiary
Education Services

$0.4

60%

$0.2

Arts, Sports, Adult and Other
Education Services

$0.1

60%

$0.1

Health Care Services

$2.6

75%

$1.9

Heritage, Creative and Performing
Arts

$1.6

75%

$1.2

Electricity Transmission, Distribution,
On Selling and Electricity Market
Operation

$0.6

25%

$0.1

Total

$42.1

62%

$26.3

Note: Totals may not sum due to rounding.
Source: ABS (2017b), Atlas
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