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GIRRAHWEEN POINT - TURRELLA
SUBMISSION ON THE GREATER SYDNEY REGION PLAN AND REVISED DRAFT EASTERN CITY DISTRICT PLAN

PREPARED FOR TURRELLA PROPERTY PTY LTD



Strategic Context
• Recently identified as a Planned Precinct 

(Priority Precinct) which is recognised 
as an initiative and opportunity for 
additional capacity for housing supply 
(planning priority E5)

• Wholly located within Bayside LGA and 
on the border of Canterbury-Bankstown 
Council 

• Turrella has historically been largely 
overlooked in Metro, district and local 
planning strategies 

• The Turrella Precinct is well serviced by 
transport infrastructure – rail and bus 

• The T2 rail corridor has existing capacity 
for growth and has not been the focus of 
growth like the T3 and T4 corridors 

• Within the T2 rail corridor, Turrella 
represents a significant opportunity for 
large scale renewal 

• Adjacent to the Eastern City District’s 
Green Grid Priority Project - Wolli Creek 
Regional Park and Bardwell Valley 
Parklands

Future Vision of Girrahween Point
• A vibrant mixed-use Transport Oriented 

Development focused around Turrella 
Railway Station and the banks of Wolli 
Creek.

• A diversity of employment uses 
(including urban services) that will 
create vibrancy through varied activity 
and will support the future needs of the 
local population of Girrahween Point and 
surroundings.

• Reconnect the Bayside community 
with Wolli Creek and Bardwell Valley 
parklands, whilst respecting and 
enhancing the history of the Precinct 
and natural environment. It will embrace 
Wolli Creek by providing a public 
waterfront where people can relax, 
socialise, be entertained and inspired.

• A diverse range of housing suiting 
different life stages and lifestyles. 
Housing will have sweeping views along 
Wolli Creek but will also be respectful of 
the existing surrounding dwellings to the 
southern side of the Precinct.

• A sustainable and resilient urban 
setting that improves quality of life, and 
minimise the effects of climate change 
through reduced carbon emissions and 
environmental impacts.

EXECUTIVE SUMMARY

Source: Scott Carver



Key Drivers for Change
• The operation of traditional industrial

uses is highly constrained within the
Precinct that will affect the long term
occupancy of these types of businesses.
Such constraints include:

 - limited access for heavy truck
movements

 - land use conflicts that arise from 
existing residential areas surrounding 
the precinct

• the rehabilitation and enhancement
of Wolli Creek and Bardwell Valley
Parklands as part of Greater Sydney’s
Green Grid

• Existing transport infrastructure has
capacity to accommodate higher density
housing and jobs

• Turrella’s housing stock in the
surrounding area does not respond
to the current and changing housing
demand by smaller household types
– lone person and couple households
without children, as projected by the 
NSW Department of Planning and 
Environment for the area 

• A complex suite of drivers for change –
infrastructure, economic and housing

Key Findings and Opportunities
Turrella Property Pty Ltd supports the 
draft Greater Sydney Region Plan and 
Eastern City District Plan. 

The recognised strategic direction 
for Turrella as a Priority Precinct is ideally 
aligned with the proponent’s vision for 
Girrahween Point. 

The vision for Girrahween Point also 
recognises the importance and need for 
urban services in the Eastern City District, 
and proposes for over 33,000 sqm of 
floorspace for these purposes. This aims to 
provide an appropriate balance of planning 
priorities E5 and E12 that will support the 
needs of the Eastern City.

In summary, this is a significant opportunity 
to transition Turrella into a vibrant mixed 
use  community at scale, through Transit 
Oriented Development will deliver upon the 
Greater Sydney Region Plan and Eastern 
City District Plan’s 10 key Directions and 
Planning Priorities by: 
• optimising the utilisation of existing

transport infrastructure along the T2
East Hills line, enhancing access for
workers and residents with many of
Sydney’s key employment areas and
recreation destinations being within 30
minutes

• creating a vibrant and rejuvenated
centre that fosters a place to live,
work and play and a more connected
community, both in terms of the ability
for people to access surrounding
Strategic Centres, and opportunities
for community interaction within the
precinct

• addressing housing supply and
affordability issues through provision of
housing for all stages, ages and income
levels close to infrastructure networks

• facilitating greater economic and
employment diversity by transitioning
toward a range of retail, commercial
and urban services in the Precinct, with
residential as an enabler

• delivering public benefit and a connected
community through infrastructure
funding associated with renewal

• delivering high quality open space in 
the Precinct and contributing to the 
Green Grid Priority Project throught he 
rehabilitation of Wolli Creek Regional 
Park and Bardwell Valley Parklands 
through accommodating land uses with 
a lower environmental impact on the 
Wolli Creek ecosystem

• promoting sustainable and ecologically
sensitive urban development that will
improve quality of life, and minimise
the effects of climate change through
reduced carbon emissions and
environmental impacts.

EXECUTIVE SUMMARY

It will not only deliver the capacity for 
additional and more diverse jobs and 
housing, but will also unlock the opportunity 
to rehabilitate and enhance access to the 
Wolli Creek and Bardwell Valley Parklands 
as its primary natural asset, and key 
component of Greater Sydney’s Green 
Grid.



• Turrella Property Pty Ltd have been 
undertaking investigations into 
opportunities to sustainably plan
for Turrella Industrial Precinct in a
co-ordinated way. This has focused on 
accommodating the capacity for 
additional and more diverse jobs and 
housing, while protecting Turrella’s local 
character and environment, such as the 
Wolli Creek and Bardwell Valley 
Parklands, while supporting the need for 
services and facilities to support the 
local population, including retail, urban 
services, community facilities and open 
space.

• The proposal aims to facilitate the
renewal of the Precinct into a new
mixed-use community, comprising
residential and employment generating 
uses together with open space and social 
infrastructure.

• The Proponent is two years into their
preparation of the planning proposal.
After extensive consultation with
Bayside Council and State Government
agencies and departments, the
Proponent is now well advanced, with
the intention to lodge December 2017.

• Council and the Proponent have entered 
into a Deed of Agreement to fund the 
assessment of the Planning Proposal.

BACKGROUND

Source: Scott Carver



Consultation with relevant stakeholders 
has been undertaken in preparation of 
Planning Proposal. This has involved:

• Bayside Council have informed the
scoping of technical studies for the
compilation of the planning proposal
over a 3 month period.

• Bayside Council have also attended
a 12 month consultative program to
inform the compilation of the Planning
Proposal.

• Briefing the Wolli Creek Preservation
Society on proposal and ecological
findings

• All landowners have been consulted on
the Planning Proposal

• Meeting with State government
agencies, to identify key issues to be
adressed for Gateway Determination.
This involved:

 - Roads and Maritime Services
 - Transport for NSW
 - Office of Environment and

Heritage; and
 - Sydney Trains

• The Proponent has met with the Urban
Renewal team within the Department
of Planning and Environment (DP&E)
to discuss the appropriate rezoning
pathway for the Turrella Industrial
Precinct in concurrence with DP&E
Planned Precinct (Priority Precinct)
investigations for Turrella. It was
agreed with the DP&E that the Turrella
Property Pty Ltd may continue with
lodgement of a planning proposal for the
Turrella Industrial Precinct.

STAKEHOLDER ENGAGEMENT

Significant stakeholder engagement has been undertaken during the preparation of the Girrahween Point Planning Proposal.

Source: Scott Carver



• Approximately 13ha in area

• Immediately adjacent to Turrella Rail
Station extending some 750m to the
east

• Sits along the T2 (East Hills) rail corridor
and adjacent Wolli Creek

• Site within the Bayside LGA and
currently zoned IN2 Light Industrial

• Adjacent to Wolli Creek and regionally
significant open space as part of
Sydney’s Green Grid, including Wolli
Creek Regional Park and Bardwell Valley
Parklands

• Approximately 9km from the Sydney
CBD, 20km from Parramatta CBD and
3km from Sydney International Airport

• Comprises two consolidated industrial
areas (north and south), with
predominantly single dwelling housing
environment around its frame to the
south and open space to the north.

• Proximity to current renewal projects,
including: Discovery Point – a recent
urban renewal precinct of Wolli
comprising development up to 24
storeys

• Bayside West Precincts (Banksia,
Arncliffe and Cooks Cove) – Recently
released Land Use Infrastructure
Strategy and Rezoning Proposals, with
proposed height limits up to 70 metres
and maximum FSR up to 4.5:1

GIRRAHWEEN POINT (THE PRECINCT)

Girrahween Point lacks a well-defined urban structure or sense of place

Industrial Precincts Open Green Space Local Centre  Education   LGA Boundary

Source: Ethos Urban



Draft Greater Sydney 
Regional Plan
• Turrella identified as a Priority Precinct

 - targeted development focused on housing diversity 
around a centre and transit node/rail station 

 - infrastructure schedules and funding options.

• Not identified as a strategic or local centre.

• Identified need to support future housing and jobs 
growth in well transport nodes to deliver a 30-minute 
city to provide better access to jobs, schools, and health 
care within 30 minutes of people’s homes.

• Aims to create great local places by protecting heritage 
and biodiversity, while enhancing the Green Grid and 
tree canopy cover.

• Recommends to the NSW Government that planning 
authorities should manage industrial zoned land by 
protecting all industrial zoned land from conversion to 
residential development, including conversion to mixed-
use zonings in the Eastern City District.

Draft Future Transport Strategy & Services 
& Infrastructure Plan
• No upgrades to East Hills line identified within 

committed initiatives or initiatives for investigation of 
the Services and Infrastructure Plan

• Encourages greater sustainable travel behaviour

• Identifies initiatives to harness future forms of mobility

• Aims to optimise the capacity of existing infrastructure

• Investing in new capacity with a focus on right mode for 
the right journey

Draft Eastern City 
District Plan
• Focus of jobs growth in Strategic Centres and Health 

and Education Precincts (e.g. Sydney CBD, Green 
Square- Mascot) 

• Proposed priorities and actions described in terms of: 

 - A productive city 
 - A liveable city 
 - A sustainable city 

• Adjacent to the Eastern City District’s Green Grid 
Priority Project - Wolli Creek Regional Park and Bardwell 
Valley Parklands

• Turrella identified as a Priority Precinct which is 
recognised as an initiative and opportunity for additional 
capacity for housing supply (planning priority E5)

• Is recognised as industrial and urban services land, which 
is now protected under planning priority (E12) to protect 
industrial and urban services land.

The strategic planning vision outlined for Turrella is unclear with conflicting planning priorities proposed. Specifically, Turrella’s role as a Priority Precinct 
(Planned Precinct) targeting delivery of housing an job, while recommending the protection of industrial lands from conversion to residential and mixed use.

STRATEGIC CONTEXT - REGIONAL AND DISTRICT PLANNING Strategic Context



Arncliffe and Banksia
• Arncliffe and Banksia have both been 

nominated as Priority Precincts.

• The NSW Department of Planning 
and Environment released the draft 
Bayside West Precincts Land Use and 
Infrastructure Strategy (LUIS) on public 
exhibition. The strategy sets out the 
future delineation of growth within 
Arncliffe and Banksia, and the potential 
renewal of Cooks Cove.

• The proposed amendments to the 
Rockdale LEP propose for heights up to 
70 metres and floor space ratios up to 
4.5:1. The LUIS has also recognised the 
potential renewal of Cooks Cove and 
relocation of the Kogarah Golf Course.

BAYSIDE LGA’S PRIORITY PRECINCTS

During June 2017, the DP&E announced a further fifteen (15) Priority Precincts (now referred to as Planned Precincts) within Greater Sydney. Priority Precincts 
are locations where new transport infrastructure or government land are a catalyst to boost the supply of new homes, jobs and services. 

Strategic Context

TUrrella PrecinctTurrella Precinct

Source: Department of Planning and Environment



Turrella
• In June 2017, DP&E announced 

Turrella as a new Priority Precinct. Its 
nomination aims to boost the supply of 
new homes, jobs and services.

• This will involve a state-led draft 
renewal proposal for the precinct that 
will outline strategies and initiatives for 
land use, urban design, transport and 
open space. 

• At this time, it is understood that 
DP&E have yet to begin its preliminary 
investigations and have so far 
undertaken a community information 
session on the 24th of July 2017.

• In October 2017, Turrella Property Pty 
Ltd met with the Urban Renewal team 
within the Department of Planning 
and Environment (DP&E). This involved 
discussions regarding the planning and 
proposal and appropriate rezoning 
pathway for Girrahween Point in 
concurrence with DP&E Priority Precinct 
investigations for Turrella.

• It was agreed with the DP&E that 
Turrella Property Pty Ltd would lodge a 
planning proposal for Girrahween Point 
to Bayside Council for its assessment.

BAYSIDE LGA’S PRIORITY PRECINCTS
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Turrella Priority Precinct
Turrella Preliminary Investigation Area
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Frequently asked  questions

September 2017

Strategic Context

Source: Department of Planning and Environment



Although not a consolidated 
corridor strategy, the principles 
of Transit Oriented Development 
have been implemented along rail 
stations between Wolli Creek and 
Hurstville.

The T2 East Hills rail corridor 
beyond Wolli Creek has not been 
the focus of recent strategic 
planning initiatives that have 
occurred along the T3 and T4 
corridors.

Turrella’s location on the T2 rail 
line and its proximity to Wolli 
Creek and the Arncliffe and 
Banksia Priority Precincts make 
it a highly appropriate location 
for future renewal into a transit-
oriented community.

TRANSIT ORIENTED RENEWAL

TurellaTurella

EarlwoodEarlwood

Arncliff
Banksia

Cook Cove

Arncliff
Banksia

Cook Cove

Wolli CreekWolli Creek

CampsieCampsie

BankstownBankstown

GreenacreGreenacre

PunchbowlPunchbowl

PeakhurstPeakhurst

RiverwoodRiverwoodPadstowPadstow

LakembaLakemba

SydenhamSydenham

BurwoodBurwood

MascotMascot

RandwickRandwick

Harbour CBDHarbour CBD

Bondi JunctionBondi Junction

Eastgardens -
Maroubra
Junction

Eastgardens -
Maroubra
Junction

KogarahKogarah

HurstvilleHurstville

RockdaleRockdale

Green 
Square
Green 
Square

EastlakesEastlakes

Port BotanyPort Botany HillsdaleHillsdale

MatravilleMatraville

Bayside West Land Use and 
Infrastructure Strategy 
Arncliffe and Banksia have both 
been nominated as Priority 
Precincts within A Plan for 
Growing Sydney. Identification 
as Priority Precincts will lead to 
the preparation of a new plan 
for both precincts to support the 
delivery of new jobs and housing 
along the rail corridor. 

Discovery Point at Wolli 
Creek 
The Precinct is located 
immediately west of Discovery 
Point, which has seen a 
significant transformation of the 
area into a mixed use precinct, 
comprising development of up to 
24 storeys. 

The renewal of the Precinct has 
seen significant amenity and 
access improvements along the 
Wolli Creek and Cooks River 
foreshore.

Rockdale Town 
Centre 
The Rockdale Residential 
Strategy (2007) and Urban 
Strategy aims to focus growth 
within Rockdale as the primary 
town centre for the former 
Rockdale LGA encompassing a 
mixed use area surrounding a 
local centre zone. This action has 
been realised within the Rockdale 
LEP 2011. 

Kogarah Town 
Centre 
The Kogarah New City Plan 
(Georges River Council) proposes 
to increase housing opportunities 
close to Kogarah Town Centre 
to encourage the use of public 
transport and provide for 
diversity and choice in housing. 
The new plan for Kogarah 
(Georges River Council) was 
gazetted in May 2017.

Hurstville Town 
Centre 
The Kogarah New City Plan 
(Georges River Council) proposes 
to increase housing opportunities 
close to Hurstville Town Centre 
to encourage the use of public 
transport and provide for 
diversity and choice in housing. 
The Planning Proposal is 
currently with the GSC / DP&E 
for gazettal.

Girrahween Point is surrounded by a number of Local and State government led renewal precincts, further reinforcing transit-oriented developed in this area 
and the ‘30-minute city’.

Strategic Context

Source: Ethos Urban

  The Site



Future Vision of Turrella

1. A vibrant mixed-use Transport 
Oriented Development 
focused around Turrella 
Railway Station and the banks 
of Wolli Creek.

2. A diversity of employment 
uses 
(including urban services) that 
will create vibrancy through 
varied activity and will support 
the future needs of the local 
population of Girrahween 
Point and surroundings.

3. Reconnect the Bayside 
community with Wolli 
Creek and Bardwell Valley 
parklands, whilst respecting 
and enhancing the history 
of the Precinct and natural 
environment. It will embrace 
Wolli Creek by providing a 
public waterfront where 
people can relax, socialise, be 
entertained and inspired.

4. A diverse range of housing 
suiting different life stages 
and lifestyles. Housing will 
have sweeping views along 
Wolli Creek but will also be 
respectful of the existing 
surrounding dwellings to the 
southern side of the Precinct.

5. A sustainable and resilient 
urban setting that improves 
quality of life, and minimise 
the effects of climate change 
through reduced carbon 
emissions and environmental 
impacts.

THE ROLE OF TURRELLA

The opportunity to 
convert Turrella Industrial 
Precinct should be 
leveraged to transition 
Turrella into a vibrant 
mixed-use community 
at scale, through Transit 
Oriented Development 
and a diversity of 
activities that will be 
generally consistent 
with the priorities of the 
revised draft District 
Plan.

Future Vision

Source: Scott Carver



AEC undertook an Employment Analysis 
of the Turrella Industrial Precinct to 
understand the land use composition and 
characteristics of the Precinct and if they 
are appropriate and sustainable in the long 
term. The study found that:

• The Precinct’s location within the 
Bayside LGA positions it in a relatively 
central position within metropolitan 
Sydney, proximate to Port Botany and 
Sydney Airport. Its access by road 
however, is its major limitation for being 
competitive as an industrial destination. 

• Given the location of the Precinct a 
distance from Princes Highway and the 
need to traverse residential roads to and 
from, the types of business activity that 
will be sustainable will be those that do 
not require heavy and frequent truck 
access.

• Notwithstanding the limitations of 
the Precinct, it has an opportunity to 
accommodate urban services businesses 
that respond to local population and 
business need. This could accommodate:

 - Maintenance and repair (vehicle, 
building, pest control). 

 - Construction (residential and non-
residential building, heavy and civil 
engineering, building trades services) 

 - Wholesale and retail of homewares, 
garden supplies, hardware, clothing/
footwear, etc. 

 - Food product manufacture and 
distribution.

• The provision of over 33,100sqm of 
floorspace would accommodate the 
projected floorspace required by urban 
services businesses.

SHIFTING TURRELLA’S EMPLOYMENT PROFILE

Although Action 50, outlines the 
protection of all industrial zoned 
land from conversion to residential 
and mixed use zones, the revised 
draft District Plan recognises the 
following:

“…the need to review the list of 
appropriate activities within 
any precinct to allow flexibility 
for new and evolving business 
practices, new industries and 
emerging technologies.”

(pg. 87 of draft Eastern City 
District Plan, 2017)

URBAN SERVICES 33,158SQM

RETAIL 3,462SQM

COMMERCIAL 3,000SQM

Employment uses 
proposed within 
Girrahween Point

Future Vision

2011 2016 2021 2026 2031 2036 2041

Historical Forecast

25,808 30,502 30,550 30,914 31,914 32,562 33,893

Demand 
for Urban 
Services



• Businesses that are focused on providing 
urban services are those who may carry 
out repair and maintenance activities, 
wholesale and retail, or distribution and 
logistics activities. These businesses 
typically service a local catchment 
and primarily need to be close to their 
customers and suppliers. Depending 
on the individual business, their main 
activities could be carried out on-site 
(e.g. vehicle repair) or be a combination 
of on-site and distribution activities (e.g. 
coffee roasting for distribution to local 
businesses).

• With a view to achieving the Greater 
Sydney Commission’s objectives 
for employment and urban services 
lands, there is a ‘case for change’ to 
accommodate more intensive jobs that 
can serve the local community with 
retail, smaller office uses and urban 
services, with residential required to 
enable this transition to occur.

• There is sufficient capacity at the 
precinct to accommodate the future 
projected employment growth and 
change, along with residential and 
local retail and business services. The 
opportunity to renew the precinct and 
achieve its full economic potential can be 
realised through:

 - Accommodating more diverse 
business types that support greater 
employment density

 - Supporting the need for urban 
services lands within the Precinct

 - Improving worker amenity and 
meeting tenant requirements

 - Residential as an enabler
 - Flexible land use zones

ACCOMMODATING URBAN SERVICES

The Precinct has an opportunity to service the local community by transitioning toward more intense commercial activity with retail and smaller office uses, 
and importantly urban service

Future Vision

Residential uses as an enabler
• Residential to activate and enable new local 

urban services, retail and other business 
premises

Include flexible land use zones
• Current zone (IN2) not suitable
• More flexible zoning required to:

 - respond to renewal opportunities and 
demonstrated need within the Precinct

 - enable diverse composition of employment 
uses such as urban services through good 
design

Improve worker amenity / meet higher 
order tenant requirements
• Accommodate higher order uses through 

improved amenity and place-making, including 
access to retail, child care facilities, community 
facilities, quality public open space and lifestyle 
options

Accommodate a diverse range of 
population serving business types
• Retaining key urban services to support local 

population
• Creating a new retail core to service local 

community
• Commercial office space included to support 

local service businesses, including:
 - Professional services 

(e.g. accountants, tax advisor)
 - Commercial services (e.g. bank/medical 

services)
 - Child care services

JOBS AND
ECONOMY
ACHIEVING
RENEWAL



ACCOMMODATING URBAN SERVICES Future Vision

Source: Scott CarverSource: Precinct 75 Gallery



PUBLIC TRANSPORT NETWORK

• Turrella is located on the T2 line between 
Wolli Creek and Bardwell Park 

• Turrella has four all-station services 
per hour during peak periods in each 
direction

• Existing seated capacity as of 2011 was 
1:1. This was based on seated capacity, 
highlighting available standing capacity

• Train capacity diminishes the closer you 
get to the CBD, however the proposed 
Southwest Metro (T3) will assist in 
increasing capacity on the T2 line  

• The Western Sydney Rail Needs Study 
identifies the conversion of the T2 line 
(between Revesby and the CBD) to a 
metro style service as one of the options 
being considered to serve the Western 
Sydney Airport 

• Current bus route 473 provides Turrella 
with direct access to the T3 (Campsie) 
to the north and the T4 line (Rockdale) 
to the south

Turrella benefits from excellent public transport accessibility and is located on a network with addtional capacity

Key Drivers for Change
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ACCESS FOR WORKERS AND RESIDENTS
– THE ‘30-MINUTE CITY’

• The existing rail and bus network places 
Turrella within a 30 min travel time from 
a large number of strategic centre and 
employment precincts 

• Turrella currently experiences a high 
proportion (72%) of private car usage 
for journey to work for people working 
in Turrella (2011 BTS data) - workers 
at Turrella typically come from within 
a 5-10km radius where it is easier and 
quicker to drive 

• For residents living in Turrella rail usage 
comprises 21% (more than the Sydney 
average of 12%) – with an increased 
resident population, this proportion can 
increase over time 

• The Long Term Transport Master 
Plan identifies improvements to the 
rail network will provide more capacity 
on the East Hills Line with capacity to 
accommodate another 9,600 passengers 
in the peak hour.

Many of Sydney’s strategic are accessbile within 30 minutes of Turrella

Key Drivers for Change
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HOUSING – SUPPLY AND AFFORDABILITY

Housing Demand 
NSW Department of Planning and 
Environment projections show that an 
additional 28,050 dwellings will be required 
in Bayside LGA between 2016 to 2036. 
Further, the average household size is 
expected to decline over this period, with 
increasing numbers of lone person, couple-
only and single parent families.

Housing Supply
Turrella’s current housing stock is limited 
with a total of 824 dwellings within the 
suburb. The majority of dwellings within 
Turrella comprise of 3 or more bedrooms, 
making up over 50% dwellings. 

When analysing DP&E’s forecast 
household projections, there will be a 
significant increase of single and couple 
only households within Bayside LGA from 
2011 to 2036. Based on this data this 
highlights a significant imbalance with the 
already limited stock of smaller dwellings in 
Turrella.

The draft District Plan highlights 
the critical importance of 
diversifying housing types to suit 
an ageing population, increasing 
proportions of single person and 
couple only households and to 
deliver better housing affordability 
that is well located to access 
jobs, human services and other 
facilities.

There is a significant opportunity to address housing supply and affordability issues in Turrella

Key Drivers for Change
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HOUSING – ADDRESSING AFFORDABILITY

Consistent with wider metropolitan trends, Turrella has 
experienced significant house price growth over the past 9 
years with a current median house price of $1,260,500 in 
2017 (YTD) having risen from a median price of $492,000 
in 2008 (pricefinder.com.au). This represents an average 
annual growth rate of around 9.25%.

These trends indicate that housing supply and affordability 
issues may be exacerbated in Turrella if opportunities to 
deliver residential development at scale are not realised.

By contrast, apartment sales have been relatively more 
affordable. In 2007, the median price of an apartment 
was $625,000, while in 2017 (YTD) it was $728,000. This 
represents an average annual growth rate of 1.4%.

The precinct is a significant opportunity to meet the 
direction of ‘Housing in the City - Giving people housing 
choices, within the Greater Sydney Region Plan.

The goal for renewing Turrella Precinct is to ensure that 
land use planning is optimised in this area to deliver housing 
supply and diversity in appropriate locations that align with 
Transit Oriented Development principles.

The delivery of additional housing, and its required 
affordable housing contribution, will help the area 
accommodate its future growth forecasts and alleviate 
some pressure on the local housing market. This is 
considered a significant positive contribution in renewing 
the precinct as a new transit-oriented community. 

The renewal of the Turrella Precinct is also a strategic 
opportunity to deliver a higher proportion of smaller 
dwellings in a transit oriented location with access to 
excellent amenities and employment. This is especially 
necessary, given the projected growth of smaller household 
sizes by 2036. The site is capable of making a significant 
contribution to the supply and diversity of housing in 
the District. This will promote the opportunity for older 
generations to age in place and afford younger generations 
with the opportunity to buy into the area they grew up in by 
increasing the supply and diversity of dwellings.
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There is a significant opportunity to address housing supply and affordability issues in Turrella

Key Drivers for Change



PUBLIC BENEFIT

• Developer contributions through a
new s94 plan and additional funding
mechanisms will facilitate significant
improvements to the public domain and
enhance amenity through upgraded
streets, public open space and new
facilities.

• Further, renewal would assist in
achieving the draft Plans’ sustainability
priority of delivering the Green Grid
through opportunities to enhance
recreation / open space linkages. The
Wolli Creek Regional Park and Bardwell
Valley Parklands is a critical component
of the Green Grid and Blue Grid for
Central Sydney. Wolli Creek is to be
enhanced as a regional open space, and
active transport corridor, while ensuring
protection from development by
improving stormwater management.

• The renewal of the precinct will enhance
public access to of this part of the
Wolli Creek and Cooks River foreshore,
encouraging this important recreational
corridor as a place to meet, exercise and
enjoy the river environment.

• Upgraded public transport facilities, in
particular Turrella Rail Station, can also
be delivered to improve station access.

• A new multi-purpose community centre
that will support a range of uses for the
local community, including:

 - function and community rooms;
 - out of school hours (OOSH) care;
 - an operating café and outdoor dining

to encourage greater activation of 
the centre.

05.3 Social Wheel
05 DESIGN CONSIDERATION

Urban Structure drivers

Planning Proposal | Preliminary Masterplanning Report]
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Renewal of Girrahween Point can deliver significant public benefit to the local community

Key Drivers for Change



PUBLIC BENEFIT - COMMUNITY CENTRE AND OPEN SPACE Future Vision

Source: Scott Carver

Source: City of Sydney, 2016



GIRRAHWEEN POINT - A CATALYST FOR CHANGE

Echoing the principles of the Draft Eastern City District Plan (eg, 
30-minute city) and consistent with best practice for ‘Transit Oriented 
Development’ in Sydney and other global cities.

The Turrella Precinct supports the principles of the Draft Eastern City 
District Plan (30-minute city) and will be consistent with best practice 
for Transit-Oriented Development. The large scale renewal of the 
precinct will allow for a consolidated response to deliver on the following 
key outcomes:

1. Place making:
Creating a vibrant and rejuvenated centre that fosters a place to
live, work and play and a more connected community, both in terms
of the ability for people to access surrounding Strategic and Local
Centres, and opportunities for community interaction within the
precinct

2. Access:
Excellent accessibility for workers and residents

3. Infrastructure capacity
Capacity for local infrastructure delivery to enhance the public realm
an create a place to live, work and play

4. Housing Supply:
Opportunity to address housing supply and affordability issues and to
significantly contribute to the supply of housing types that are better
aligned with projected demographics and household structures

5. Increased Economic Activity:
Opportunity to support economic and jobs growth, in particular
employment opportunities in local population serving industries,
such as retail, professional services (e.g. accountants, tax advisor,
lawyers), health services, and importantly urban services

6. Public Benefit:
Delivery of wide ranging public benefits, including community
facilities, public spaces, and enhanced access to Wolli Creek
foreshore

Importantly, the Turrella Precinct is a significant opportunity to deliver 
on these urban renewal objectives at a critical scale that will result in 
long-lasting benefits to the area.
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STRATEGIC ALIGNMENT

The Greater Sydney Region Plan outlines ten (10) directions that underpin many of the priorities of the revised draft Eastern City District Plan

Greater Sydney Region’s 10 Directions Response Eastern City District Planning Priorities

A city supported by 
infrastructure 
Infrastructure supporting new 
developments

Achieving the Planning Priority E1 of Planning for a city supported 
by infrastructure is explicit in the delivery of Girrahween Point. 

• Planning Priority E1 A city supported by
infrastructure

A collaborative city 
Working together to grow a 
Greater Sydney

Turrella Property Pty Ltd have and will continue to work closely and 
in collaboration with Bayside Council, DP&E and GSC in the delivery 
of Girrahween Point.

• Planning Priority E2 Working through
collaboration

A city for people 
Celebrating diversity and putting 
people at the heart of planning

The project will enable key services and social infrastructure 
is provided that leverages off the existing open spaces and 
infrastructure and meet the changing needs of the local (and 
wider) community. 

• Planning Priority E3 Providing services
and social infrastructure to meet people’s
changing needs

• Planning Priority E4 Fostering healthy,
creative, culturally rich and socially
connected communities

Housing the city 
Giving people housing choices

The project clearly provides significant opportunities for housing 
supply, choice and affordability, with improved access to jobs and 
services.  The proposal can provide a level of affordable housing as 
determined through future social impact analysis. 

• Planning Priority E5 Providing housing
supply, choice and affordability with access
to jobs and services

A city of great places 
Designing places for people

The Girrahween Point project will create a new public domain that 
will significantly enhance the amenity of Turrella, while improved 
open space areas will support the passive and recreational needs 
of the future community. The establishment of a new retail focal 
point will establish a new neighbourhood centre to support the local 
community and create a greater place for people.

• Planning Priority E6 Creating and
renewing great places and local centres,
and respecting the District’s heritage

Key Opportunities



STRATEGIC ALIGNMENT

Greater Sydney Region’s 10 Directions Response Eastern City District Planning Priorities

A well-connected city 
Developing a more accessible 
and walkable city

The provision of housing directly around Turrella station will 
provide a greater number of dwellings in the LGA that are located 
within the ‘30-minute City’. 

• Planning Priority E10 Delivering integrated
land use and transport planning and a
30-minute city

Jobs and skills for the 
city
Creating the conditions for a 
stronger economy

The proposal will provide direct and indirect employment floor 
space allied to Urban Services (Planning Priority E12). This will 
serve a role in supporting the needs of a local population in not just 
retail and business premises uses, but other key population serving 
jobs.

• Planning Priority E12 Protecting industrial
and urban services land

• Planning Priority E13 Supporting growth
of targeted industry sectors

A city in its landscape
Valuing green spaces and landscape

The project will seek to deliver high quality open space in the Precinct 
(Planning Priority E17) and contribute to the Green Grid Priority Project 
for Wolli Creek Regional Park and Bardwell Valley Parklands through 
accommodating land uses with a lower environmental impact on the 
Wolli Creek ecosystem.

The proposal will also enhance existing open space areas surrounding 
the precinct, including Turrella Reserve and Walker Street Reserve to 
provide better quality of open space for the future community.

The public domain will be an important aspect of the project, 
particularly as the linkages that the redevelopment can provide will be 
important to pedestrian and cycle connections through the Precinct 
and to surrounding open space areas.

• Planning Priority E15 Protecting and
enhancing bushland and biodiversity

• Planning Priority E16 Protecting and
enhancing scenic and cultural landscapes

• Planning Priority E17 Increasing urban tree
canopy cover and delivering Green Grid
connections

• Planning Priority E18 Delivering high quality
open space

An efficient city 
Using water and waste resources 
efficiently and wisely

The Precinct is underutilised relative to its strategic location above 
and adjacent a railway station (which does not have a purpose of 
serving freight and logistics).  The better utilisation of this land 
results in the efficient use of this resource.  

A Sustainability Strategy will also be prepared to outline 
sustainability initiatives that address the management of water, 
energy, resources and waste in the Precinct. 

• Planning Priority E19 Reducing carbon
emissions and managing energy, water and
waste efficiently

A resilient city 
Adapting to a changing world

The project will analyse and account for the impacts of urban and 
natural hazards. A Sustainability Strategy will be prepared to 
address this Direction through recommending resilience planning 
measures to be incorporated into the project.

• Planning Priority E20 Adapting to the
impacts of urban and natural hazards and
climate change

Key Opportunities



SUMMARY OF KEY FINDINGS AND OPPORTUNITIES

Turrella Property Pty Ltd support the draft GSRP and Eastern City District Plan. The 
recognised strategic direction for Turrella as a Priority Precinct is aligned with the 
proponent’s vision for Girrahween Point. This is evident by the proposal's vision to deliver 
capacity for additional and more diverse jobs and housing, while unlocking the opportunity 
rehabilitate and enhance access to the Wolli Creek and Bardwell Valley Parklands as its 
primary natural asset, and key component of Greater Sydney’s Green Grid.

The vision for Girrahween Point also recognises the importance and need for urban 
services, and proposes for over 33,000 sqm of floorspace for these purposes. This aims 
to provide an appropriate balance of planning priorities E5 and E12 that will support the 
needs of the Eastern City.

The significant opportunity to transition Turrella into a vibrant mixed use  
community at scale, through Transit Oriented Development will deliver upon the Greater 
Sydney Region Plan and Eastern City District Plan’s 10 key Directions and Planning 
Priorities by: 

• optimising the utilisation of existing transport infrastructure along the T2 East Hills
line, enhancing access for workers and residents with many of Sydney’s key employment
areas and recreation destinations being within 30 minutes

• creating a vibrant and rejuvenated centre that fosters a place to live, work and play
and a more connected community, both in terms of the ability for people to access
surrounding Strategic Centres, and opportunities for community interaction within the
precinct

• addressing housing supply and affordability issues through provision of housing for all
stages, ages and income levels close to infrastructure networks

• facilitating greater economic and employment diversity by transitioning toward a range
of retail, commercial and urban services in the Precinct, with residential as an enabler

• delivering public benefit and a connected community through infrastructure funding
associated with renewal

• delivering high quality open space in the Precinct and contributing to the Green Grid
Priority Project throught he rehabilitation of Wolli Creek Regional Park and Bardwell
Valley Parklands through accommodating land uses with a lower environmental impact
on the Wolli Creek ecosystem

• promoting sustainable and ecologically sensitive urban development that will improve
quality of life, and minimise the effects of climate change through reduced carbon
emissions and environmental impacts.

There is a significant opportunity to transition the Precinct into a vibrant mixed-use community that is Girrahween Point, which will foster the principles of a 
productive, liveable and sustainable city. This is clearly supported by the DP&E’s nomination of Turrella as a Planned Precinct (Priority Precinct), with a focus to 
provide new homes and jobs.

Key Findings and Opportunities 
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