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Introduction 

This submission to the Greater Sydney Commission (GSC) has been prepared by APP Corporation Pty Limited (APP) 

on behalf of the Orange Grove Land Owners Consortium (OGLOC). It follows APP’s previous submission to the first 

round release of the Draft South West District Plan in March 2017 which is enclosed with this submission.  

 

Liverpool CBD is forecasted to generate 7,000 new jobs over the next 20 years. The Metropolitan City Cluster has a 

strong health and education focus, with multiple institutes located in its CBD. The Draft Western City District Plan 

builds upon the strengths of Liverpool, and highlights the need to continue developing the centre to accommodate 

the current expansion of social infrastructure.   

 

The OGLOC 

The OGLOC are a group of property owners who represent the interests of approximately 35 hectares of industrial 

lands to the immediate north of the Liverpool City Centre in Warwick Farm (see Figure 1 below). The Orange Grove 

Road Precinct (the precinct) has been previously identified as suitable for urban renewal to transform an historic 

industrial and evolving ‘big box’ business zone into a model 21st century mixed use employment precinct for the 

long term future.  

 

 

Figure 1   Orange Grove Precinct 

Level 7, 116 Miller Street  

North Sydney NSW 2060 

 

 

 



 

 
 

The precinct is zoned IN1 General Industrial and is a Northern Gateway into the Liverpool City Centre. It currently 

comprises derelict, abandoned heavy industrial factories, with scattered operational warehouses and smaller 

industrial units.  

 

The OGLOC has formed following 12 months of discussions around the SOAR Development Group Planning Proposal 

(PP) lodged with Liverpool City Council in late 2015 to rezone their site at 36-42 Orange Grove Road, Warwick Farm 

for a mixed use employment precinct. The OGLOC are well informed on the issues and concerns of Government in 

rezoning the precinct, particularly with respect to existing traffic constraints. 

 

Liverpool City Council Position 
It is largely understood that Liverpool City Council (LCC) understand the strategic merits and public benefits in the 

urban renewal now sought by the OGLOC for the precinct. The Council, being an important representative in the 

Liverpool Collaboration, are aligned with priorities in the Draft Western City District Plan, particularly in regards to 

preserving key employment lands as job centres close to homes, services and transport. The precinct is one of few 

remaining small industrial precincts in close proximity to Liverpool and its preservation is understood to be very 

important for Council and the Collaboration. 

 

Council have previously acknowledged the importance of driving urban renewal and uptake in this precinct to create 

more jobs within walking distance of homes and the Liverpool CBD. The outdated factory buildings and industrial 

yards that lay baron in the precinct will not contribute towards the growth of 7,000 new jobs in Greater Liverpool 

by 2037 without incentives for redevelopment and urban renewal.  

 

Larger industrial operators are no longer drawn to locations like the Orange Grove Road precinct. This is due largely 

to problems with accessibility into the precinct from the Hume Highway and Cumberland Highway and traffic which 

has over time prohibited the safe access and movement of larger heavy rigid vehicles and medium sized trucks. The 

increase of new residential development in the city centre to the south has also compounded traffic problems at a 

regional level. This in turn has impacted the operations of larger industrial users in the precinct.  

 

The SOAR PP, which was revised in November 2017 seeks to deliver urban renewal in the form of a mixed use 

employment precinct that: 

- Will at least triple the number of jobs, generating $108.2 million annually; 

- Generates $22.2 million back in to the local economy; 

- Delivers at least 13,000m² of light industrial space; 

- Contributes over 9,000m² of public open space, creating a new local green grid; and 

- Delivers supportive commercial and residential uses to create a living precinct that can contribute to a 

night time economy. 

 

It is understood that Council’s preliminary review of the proposal is generally supportive of the approach to 

employment generating uses and the high quality urban renewal sought. However, the ancillary residential 

components of the proposal are not supported, notwithstanding an acknowledgement of the benefits of a night 

time economy and living presence in the precinct. There is a genuine concern from Council that a rezoning 

permitting residential uses would dilute opportunities for renewed employment uses, particularly contemporary 

industries that is highly desired in this location.  

 

Council have also acknowledged the broader traffic consequences of the proposal, particularly if it were to be 

extended across the whole precinct. The existing and future traffic conditions across Greater Liverpool requires a 

regional response to funding and coordination of infrastructure. This is a fundamental priority for the Liverpool 

Collaboration. 



 

 
 

 

The Draft Western City District Plan 

The Draft Western City District Plan identifies Greater Liverpool as a Metropolitan City Cluster. The future growth 

of Liverpool through to 2037 will be leveraged against educational, health and employment drivers as well as its 

proximity to the Western Sydney Airport and Aerotropolis. Greater Liverpool will contribute approximately 15,000 

new homes and over 7,000 new jobs to the Western City District targets by 2037. These new homes and jobs are 

focussed mainly around the Liverpool CBD with access to good services and public transport. 

 

 

Figure 2   Jobs and Services in the Draft Western City District Plan (Liverpool) 

 

The Orange Grove Road precinct in Warwick Farm is broadly identified in the Liverpool Collaboration Area. The plan 

does not specifically identify job growth potential in the precinct, instead focussing attentions around lands to the 

south of the CBD along the banks of the Georges River (see Figure 2).  

 

The plan has identified the need for the efficient delivery of new office precincts and strengthened, contemporary 

land use approaches to industrial employment precincts. The precinct has been broadly identified for review and 

management of employment lands under the plan which is consistent with the overarching aims of the plan.  

 

 

 

 



 

 
 

The Liverpool Collaboration 
An important update to the District Plan since March 2017 has been the creation of the Liverpool Collaboration 

Area. The precinct sits in the northern part of the Collaboration Area and the contributions of Warwick Farm to the 

growth of the Liverpool City Centre is a key consideration of the Collaboration. It is the aims of the Collaboration to: 

• Consider and manage strong developer interest in rezoning land for additional housing; 

• Increase housing diversity and provide affordable housing; 

• Improve and coordinate transport and other infrastructure to support job growth; 

• Develop smart jobs around the health and education precinct, particularly in the areas of advanced 

manufacturing and logistics, automation and translational research; 

• Improve the night time economy, mixed use and transport connections; 

• Improve urban liveability and Liverpool’s sense of place; 

• Develop its Greater Sydney Green Grid Projects. 

 

Importantly, the Collaboration is tasked with working closely with RMS and TfNSW to resolve the traffic constraints 

to allow for the future growth of Greater Liverpool. The area warrants a regional response to road network 

improvements and additional investments in public transport to create a Greater Liverpool that is liveable, 

accessible and capable of supporting job growth.  

 

The OGLOC precinct proposal has capacity to deliver a more permeable and accessible network of streets, opening 

up connections with neighbouring precincts and improving traffic flows. An assessment conducted by The Transport 

Planning Partnership in support of the SOAR Development Group PP identified that three major local intersections 

have existing capacity constraints. The future redevelopment of the precinct can provide the required local road 

infrastructure improvements to overcome traffic impediments and deliver enhanced accessibility.  

 

What the Precinct can deliver: 
The OGLOC proposal is aligned with the priorities of the Draft Western City District Plan. Its outcomes will contribute 

to resolving the challenges to be examined in the future by the Liverpool Collaboration. The future of this mixed 

use employment precinct can contribute significant resources to improving the regional road network through 

upgrades, road widening and the provision of a new, extensive local road network.  

The majority employment component is capable of delivering 21st century jobs in advanced manufacturing, medical 

science and urban services technologies whilst supportive commercial, residential and recreational uses will 

contribute to the creation of a living precinct with an exciting night time economy. The benefits of the proposal are 

discussed further below: 

 

Meeting Demand and Adapting to Change 

The Draft District Plan highlights a changing demand in employment, with a reduction in demand for traditional 

industrial services on sites made poorly accessible by congested road networks. Economic reports prepared by Hill 

PDA and SGS Economics has confirmed that demand for professional and financial services, high level health and 

education jobs, supportive retailing and office jobs will be desired in the precinct. From this perspective, the precinct 

can play an important role in supporting Liverpool’s economy into the future, and complementing development in 

the nearby city centre. 

 

The Draft District Plan acknowledges the changing nature and environments of industrial operations. The heavy 

industrial precincts of the past have become redundant in locations across Greater Sydney, including the Orange 

Grove Road precinct. Job growth and the securing of smart jobs in these transformative precincts needs to be 

underpinned by a flexible planning framework that protects employment uses, but also encourages supportive 

mixed uses to drive feasible and high quality urban renewal. The proposal seeks to allow for flexibility in a change 



 

 
 

to zoning and development standards which need to be resolved in longer-term consultation with Council and the 

GSC.  

 

Generate Greater Economic and Social Benefits including a Net Gain in Jobs 

The new precinct will have the capacity to deliver triple the number of jobs in the precinct. The increased salary and 

economic output will have positive results for Greater Liverpool. Projected economic benefits clearly establish that 

potential employment, consumer expenditure and living amenity will be substantially enhanced through the 

creation of smart jobs in the broader health and education precinct. The improvement of the urban environment, 

including the creation of high quality living and working spaces together with a new 9,000m²+ green spine will 

contribute to the GSC’s aim of creating great places within the 30 minute city.   

 

Increase Housing Diversity and Affordable Housing 

The precinct proposal is focussed at delivering high quality employment spaces to drive job growth, particularly for 

contemporary industrial users who require larger floor-plate areas than can be provided for in the Liverpool CBD. 

The proposal does include a supportive residential component in the areas of highest amenity around the new 

green spine park, and located closer to the city centre. This supportive residential will be capped to ensure 

employment uses are not diluted. 

 

The inclusion of affordable and diverse housing in the precinct is important in achieving a mixed urban setting which 

is a living, resilient and self-sustaining environment. The precinct can act as the inner-suburb of Greater Liverpool 

with enhanced urban amenity that supports the development of a 21st century city.  

 

Improved Traffic flow and Accessibility 

The greatest challenge facing the growth and renewal of Greater Liverpool is the existing compounding traffic 

capacity and accessibility issues. The Hume Highway, Cumberland Highway (Orange Grove Road) and surrounding 

local roads to the north of Liverpool are operating at or near capacity and intersection upgrades are required to 

accommodate the current traffic volumes.  

 

Future renewal and growth in Greater Liverpool requires consideration of road improvements, widening and 

importantly infrastructure funding and planning. Renewal of the Orange Grove Road precinct can deliver significant 

funding contributions to assist with road widening, upgrades and the provision of a new local road network that 

will funnel traffic flows away from the congested highways. The OGLOC are keen to discuss improvement options 

and contributions with the Liverpool Collaboration ahead of a rezoning process to ensure the necessary 

infrastructure is appropriately planned and funded.  

 

Conclusion and Recommendations: 
The Orange Grove Road precinct has been excluded from the Greater Liverpool Collaboration Area. The precinct is 

a significant opportunity for Government to realise the creation of a 21st century mixed employment precinct at the 

northern edge of the Liverpool CBD.  

 

The final Western City District Plan needs to acknowledge the opportunities which exist now in the precinct with 

the mobilisation of the OGLOC and strong developer interest to revitalise this derelict industrial precinct. The 

renewal of the precinct must be underpinned by a flexible approach to rezoning and development standards which 

the OGLOC are keen to collaboratively resolve with the Collaboration.  

 

Road network improvements however must be the focal point of short-term discussions. The redevelopment of this 

precinct can unlock substantial contributions and collaborative planning to improve the regional road network so 

as to future proof Greater Liverpool for enhancement and growth.  



 

 
 

 

It is therefore requested that: 

• The Orange Grove Road precinct be confirmed as part of the Liverpool Collaboration Area and 

acknowledged in the final District Plan as a future opportunity for a renewed mixed employment precinct, 

subject to ongoing collaborative investigation between Government, land owners and developers; 

• The final plans acknowledge the benefits of capped supportive mixed use and the need for flexible 

approaches in planning to accommodate the fast changing pace of employment precincts into the 21st 

century; and 

• The Collaboration establish a framework to communicate collaboratively with key land owner groups, 

individual land owners and developer stakeholders in realising the vision for Greater Liverpool.  

 

We trust our contribution will be given serious consideration and would welcome the opportunity to work 

collaboratively with the Commission and the Greater Liverpool Collaboration for the future planning of the Orange 

Grove Road precinct.   

 

Yours sincerely, 

 
JOSH OWEN 

SENIOR ASSOCIATE PLANNER 

APP Corporation Pty Limited 
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Appendix 2 – Consistency with Liverpool City Council 
Strategic Plans    

Growing Liverpool 2023 

Growing Liverpool 2023 is Liverpool City Council’s Community Strategic Plan to transform Liverpool into a vibrant 

and dynamic city which is the destination of choice for business, investment, living and recreation. The plan 

identifies seven strategic directions with a number of strategies to achieve the community’s vision for a vibrant 

regional city of opportunity, prosperity and diversity. The seven strategic directions are:. 

 Direction 1: Vibrant Prosperous City  

 Direction 2: Liveable Safe City 

 Direction 3: Healthy Inclusive City 

 Direction 4: Proud Engaged City 

 Direction 5: Natural Sustainable City 

 Direction 6: Accessible Connected City 

 Direction 7: Leading Proactive Council 

The proposed urban renewal concept for a 21
st
 century mixed use precinct is consistent with these directions in the 

strategic plan by delivering a new precinct of urban renewal with a mix of land uses and urban design that delivers 

a vibrant, liveable, healthy, sustainable and connected new precinct that supports the growth and development of 

the Liverpool Regional City Centre and for which the Council can lead and the community can be proud.   

 

Liverpool City Centre Strategy / Building Our New City 

Liverpool City Council’s Building Our New City project includes initiatives to revitalise the Liverpool Regional City 

Centre including investment in city centre events, public domain projects and health and medical precinct.  The 

proposed urban renewal concept for a 21
st
 century mixed use precinct is consistent with Liverpool Business 

Centres and Corridors Strategy Review 2013 and the Building Our New City project in that it would deliver:  

 a new resident population delivering increased spending, investment and a labour force that support the 

growth and development of Liverpool Regional City Centre; 

 a new main road enterprise zone that supports new and emerging businesses and bulky retailing (which 

complements and does not undermine the core business zones in Liverpool Regional City Centre);  

 neighbourhood convenience retail, café, community and child care uses to serve the new residents in housing 

on the subject land and the local community (which are small in scale and do not significantly compete with 

the commercial uses in the Liverpool Regional City Centre); and 

 new housing with a lead time for development that follows further housing development and a diminishing 

residential land supply in the City Centre, and which offers a different market choice for housing and living 

environment to the Liverpool City Centre. 

 

The proposed urban renewal concept for a 21
st
 century mixed use precinct with a mix of zones, land uses and 

masterplan is designed to support Liverpool city centre with the following:  
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 a new main road B6 enterprise zone that supports businesses of a type and scale which complement and do 

not undermine the commercial role of Liverpool  city centre;  

 neighbourhood convenience retail, café, community and child care uses to serve the new residents in housing 

on the subject land and the local community which are small in scale and do not significantly compete with the 

commercial uses in the Liverpool  city centre;     

 a new resident population in the precinct delivering increased spending, investment and a labour force that 

supports the growth and development of Liverpool  city centre; 

 housing with a development timeframe and a living environment that is different to, and does not directly 

compete with, housing being developed inside Liverpool city centre.  

In contrast to the proposed mixed use precinct, a business only zone across all the subject land would allow a type 

and scale of employment uses that threaten to undermine the commercial role of Liverpool city centre.    

 

Liverpool city centre is the centre of business and commercial activity in the LGA and plays a major retail role in 

South West Sydney. It is home to one of Sydney's major medical precincts based around Liverpool Hospital, the 

Liverpool TAFE, and Western Sydney University and University of Wollongong campuses. Council’s city centre 

strategies aim to create more jobs and homes in the CBD and areas to its east. It believes rezoning land to permit 

mixed-use will encourage greater levels of residential development. An increased residential population will 

stimulate demand for retail and other commercial services, acting as a catalyst for further development. 

Encouraging mixed-use development is clearly on Council’s agenda. 

 

As the term implies, mixed-use development can include commercial, retail, community and even complimentary 

industrial uses. It can, and should, create urban forms in response to the character of a particular area, incorporate 

different building typologies and offer a range of economic opportunities. Mixed-use development also includes 

new forms of employment generating uses such as flexible units that cultivate the growth of start-up, creative 

industry and business incubator type uses. The latter often offer ‘shell only’ spaces with the capacity to be used as 

commercial, residential, both or either over time. This product recognises that many new enterprises start their life 

in a semi-residential or even home environment. It also meets the needs of small to medium sized organisations 

and businesses not wishing to locate in a traditional CBD environment. Some mixed-use precincts include live/work 

typologies such as shop and factory-top housing. 

 

Mixed-use development is, currently, only being considered in the city centre, Moorebank and Georges River 

precincts. Strategies for these areas intend to stimulate a wide variety of land uses to establish well-balanced 

communities with access to diverse amenities. These include retail, commercial, community, recreation, cultural, 

aged care, education, health, hotel and service accommodation, and significant proportions of high to medium 

density residential.  

 

There is, therefore, no conceptual impediment to extending mixed-use development to the city centre’s north west 

and the Orange Grove precinct.  As the urban renewal concept shows, the precinct can have a distinctly different 

character generated by activated frontages to Orange Grove Road, Homepride Avenue and the central green spine 

of parkland. Different building heights driven by urban design objectives and individual block FSR requirements will 

help create a unique character. Relatively small development parcels will encourage variety in the external 

character of individual buildings and this can be reinforced in the landscape treatment of each central courtyard. In 

many respects the approach in the urban renewal concept reflects the now highly regarded perimeter block and 

street character of cities like Paris and Barcelona. 
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The Orange Grove precinct does not have to be seen as a competitor. Instead, it can offer a mixed-use 

environment and character complimentary to the city centre, Moorebank and Georges River Precincts. From an 

employment generating perspective the sum of these parts can benefit Liverpool and South West Sydney while 

offsetting the employment numbers losses that may arise from simple redevelopment of IN1 zoned industrial land. 

It is also instructive to note that strategies recommended for Liverpool’s residential land over the next 25 years 

include high density residential zones adjacent to town centres and major transport nodes and grouping high 

density residential zones.  It also includes mixed-use residential and utilising additional uses and development 

standards to create distinctive characters, introducing location development standards to respond to specific 

capacity or existing or desired urban characters and amenity, building form, housing mix and open space in 

different areas.  

  

APP and out client landowner SOAR Development support these strategies and firmly believe the urban renewal 

concept illustrates how each strategy can be achieved in the Orange Grove precinct. Furthermore, the scale of 

development can support a component of affordable private housing. 

 

Including the Orange Grove precinct in plans for Liverpool’s core precincts can only help “…cement Liverpool’s 

status as a key regional city centre for NSW…” and create “…a bright new city centre alive with people enjoying 

new shops, residences and entertainment…” As the Mayor has said, “If we get Liverpool right, we get Sydney 

right.” 

 

Liverpool Residential Strategy 

The Liverpool Residential Strategy was implemented by Council in July 2008 and is a 25 year strategy that 

establishes the direction of housing for the Liverpool Local Government Area. This includes determining areas that 

can accommodate more growth in housing and population, based on the services and infrastructure already 

provided and planned for the near future. A balanced approach is recommended between the development of new 

release areas and the redevelopment of existing urban areas. The main strategies are: 

 Consolidate medium density residential zones to areas around activity centres (200 – 800 m) and major 

transport nodes and down-zone fringe areas. 

 Introduce new high density residential zone nodes adjacent to main town centres and major transport 

nodes. (APP emphasis in bold) 

 Encourage modest affordable private housing types within medium density zones, particularly around main 

town centres at Moorebank, Casula, Miller and Green Valley. 

 Group all high density residential zones (including mixed-use residential) into one zone and utilise additional 

uses and development standards to create distinctive characters. 

 Introduce new location specific development standards (minimum lot size, floor space ratio and building 

height) to respond to specific capacity or existing or desired urban characters of different areas. 

The proposed urban renewal concept for a 21
st
 century mixed use precinct adjacent to the Liverpool Regional City 

Centre is consistent with a main strategy in the Liverpool Residential Strategy for high density residential zone 

nodes adjacent to main town centres.     
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Liverpool Economic Development Strategy 2013-2023 

Liverpool City Council’s Economic Development Strategy 2013 – 2023 represents the community’s aspirations for 

Liverpool to become a vibrant, dynamic location where prosperity is shared across all sections of the community 

and where business can operate effectively in an environmentally and economically sustainable manner. The 

Strategy is Council’s road map to guide the growth of the local government area’s economy for the next five to ten 

years. 

 Marketing Liverpool as the business destination of choice in South West Sydney for business and investment  

 Working with existing businesses in Liverpool by assisting them to link to programs and services delivered by 

the Commonwealth and NSW Governments that help these firms grow, innovate and improve their 

competitiveness 

  Targeting the attraction of new job generating business investment to Liverpool, with a focus on the area’s 

competitive advantages in health, education and medical research, distribution and logistics, professional 

services, retail and construction 

 Activating the City Centre and developing vibrant places that attracts residents, visitors and workers to 

Liverpool 

 Working with prospective and existing local employers to create local employment and self-employment 

opportunities 

 Building community awareness and ownership of activities that strengthen Liverpool’s economic base.  

 Working with the Commonwealth and NSW governments to advocate for infrastructure and services in the 

Liverpool local government area commensurate with Liverpool‘s regional city status 

The proposed urban renewal concept for a 21
st
 century mixed use precinct is consistent with Liverpool Economic 

Development Strategy 2013-2023 in that it would deliver:  

 a new resident population delivering increased spending, investment and a labour force that support the 

growth and development of Liverpool Regional City Centre; 

 a new main road enterprise zone that supports new and emerging businesses (which complements and does 

not undermine the core business zones in Liverpool Regional City Centre);  

 neighbourhood convenience retail, café, community and child care uses to serve the new residents in housing 

on the subject land and the local community (which are small in scale and do not significantly compete with 

the commercial uses in the Liverpool Regional City Centre).     

The current industrial zoning of the subject land is an underutilisation of its potential to contribute to economic 

development in the Liverpool LGA particularly as it is obsolete for large scale industrial and warehouse use after 

being surpassed by the release of larger more suitable and accessible employment zones in the district, and 

represents an oversupply of land for smaller industrial units for the foreseeable future.             
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Liverpool Business Centres and Corridors Strategy Review 2013 

The Liverpool Business Centres and Corridors Strategy guides future planning and policy decisions regarding the 

role and function of centres within the Liverpool LGA. The strategy encourages a consistent and responsive 

decision making and support Council’s vision in promoting sustainable growth of existing centres. Through the 

strategy, Council aims to create greater certainty in investing in the city and ensure positive social and economic 

outcomes for the community. Through adopting a retail hierarchy, Council has identified the role and function of 

existing and planned centres. Council will continue to identify opportunities to enhance the amenity of its centres, 

ensuring that they are attractive places for business. Council recognises the role of its corridors as supporting 

centres by accommodating start-up businesses, showrooms, building supplies, small retail outlets and bulky goods 

clusters which do not always fit in conventional centres. The following strategies guide development: 

 Preserve a commercial core area (excluding residential) in the Liverpool CBD for future business, office and 

retail growth. 

 Limit professional office premises to business zones to capitalise on, and concentrate infrastructure and 

services.  

 Establish and maintain Liverpool’s Retail Centre Hierarchy. 

 Support the expansion of existing retail and business centres in accordance with the adopted Retail Centres 

Hierarchy 2012. 

 Ensure that new centres complement existing centres and do not impact upon their viability. 

 Expand start-up business opportunities (and restrict residential) in extended enterprise corridor zones leading 

into main centres and nodes. 

 Support growth of existing bulky goods clusters in accordance with the retail centre hierarchy and limit other 

locations to serve a district role. 

The proposed urban renewal concept for a 21
st
 century mixed use precinct is consistent with the business centres 

and corridors strategy review in providing a suitably balanced mix of business and residential uses that widen the 

range of business and employment opportunities in the precinct including for start-up businesses and limited 

retailing which complement and do not undermine the core business zones in Liverpool city centre.  
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