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MARKET AND STRATEGIC REVIEW, INDUSTRIAL USE OF LAND AT KEMPS CREEK AND HORSLEY PARK 

In this report MacroPlan considers the relevance of the use of two properties at Mamre Road, Kemps 
Creek and the Horsley Drive, Horsley Park for industrial purposes from both a market and strategic 
land use perspective. 

Our assessment considers: 

▪ The current planning framework that applies to the subject land; 
▪ The site context and relationship of the subject lands to surrounding land uses;  
▪ The current supply and take-up rates for new industrial land in western Sydney; and 
▪ Relevant market indicators.  

Based on this reconnaissance our report finds that the subject lands are suited to an industrial use and 
would provide a valued contribution to the supply of industrial land in western Sydney. 

Subject Lands 

The subject sites and their locational and planning context are described below. Whilst each of the 
sites are comprised of several existing allotments, our reconnaissance assumes that their potential 
development for industrial purposes will follow an ‘acquire-consolidate-redevelop’ model, allowing for 
their shape, size and road frontages to be tailored to meet market need. Our assessment therefore is 
not hindered by the current configuration or fragmentation of the land. 

Site 1 – 657-703 & 757-769 Mamre Road, Kemps Creek 

Site 1 consists of two separately titled allotments (Lot 34 DP1118173 & Lot 22 DP258414). It has an 
area of approximately 45 hectares and a combined frontage to Mamre Road of approximately 600 
metres, in two separate sections.  

Site 1 is currently used for the purposes of rural-residential living and associated activities.  Land 
adjoining the site is used for similar purposes whilst land immediately north of the nearby Sydney 
Water pipeline is presently used for industrial purposes and/or is undergoing land use change for this 
purpose. The extension of such uses south of the pipeline on Mamre Road is therefore a logical 
expansion of the adjacent ‘employment’ designation of land. 

The site is predominantly zoned for rural purposes (RU2 Rural Landscape) and is included in the frame 
of the Western Sydney Priority Growth Area (WSPGA), having previously been identified as part of the 
expanded Western Sydney Employment Area (WSEA).  

Site 2 – Keyhole Site, Various Lots, Horsley Park 

Site 2 consists of 24 separate properties situated between Chandos Road and the Horsley Drive, Horsley 
Park (spanning across Redmayne Road). The site has a total area in the order of 55 hectares, with 
frontage to the three roads mentioned above. 

Site 2 is used and zoned for rural purposes. The land is known as the ‘keyhole site’ as it is surrounded 
by lands that form part of the broader Western Sydney Parklands.  
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Current Planning Framework  

The Draft Greater Sydney Regional Plan (DGSRP) applies to the metropolitan region and sets the 
planning framework for the five districts which comprise the broader region. The draft Plan seeks to: 

▪ set a 40-year vision (up to 2056) and establish a 20-year plan to manage growth and change 
for Greater Sydney in the context of economic, social and environmental matters; 

The draft Plan has been prepared in accordance with section 75AC of the Environmental Planning and 
Assessment Act 1979. This requires the draft Plan to include or identify: 

▪ the basis for strategic planning in the region, having regard to economic, social and 
environmental matters;  

▪ a vision statement; 
▪ objectives consistent with that vision;  
▪ strategies and actions for achieving those objectives; as well as an outline of the basis on which 

the implementation of those actions will be monitored and reported. 

The following map extract from the DGSRP identifies the approximate location of Site 1 and Site 2 
under the draft plan. 

Map Extract: Draft Greater Sydney Regional Plan

Source: Greater Sydney Commission, 2017 

As can be seen, Site 1 is situated east of the Western Sydney Airport and is located either in the 
designated ‘Western Sydney Employment Area’ or in its adjacent ‘Land Release Area’.  

Site 2 is identified as being part of a ‘Protected Natural Area & Open Space’. We note that the regional 
plan does not show the current configuration of the keyhole site within the Western Sydney Parklands. 
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The subject lands are also covered by the recently exhibited Draft Western City District Plan (DWSDP) 
which seeks to provides district level guidance relevant to the implementation of the broader regional 
plan. 

A map extract from the DWSDP with Site 1 and 2 identified on it follows: 

Map Extract: Draft Western City District Plan

Source: Greater Sydney Commission, 2017 

The sites are more clearly identified on the DWCDP plans, particularly site 2. 

Key Findings of Relevance to Subject Land  

Our findings with respect to the current regional and district planning frameworks relevant to the 
subject sites are detailed below.  
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Site 1 – Mamre Road – Planning Implications: 

▪ The subject land is identified either as part of the ‘Western Sydney Employment Area’ or within 
an adjacent ‘Land Release Area’ – either designation signifies that there would be limited 
departmental, agency or other stakeholder resistance to the site’s use for urban purposes. We 
note that Site 1 has previously been identified as part of the intended expansion of the WSEA. 

▪ The DWCDP identifies a ‘Freight Rail Investigation’ corridor in proximity to and/or directly 
transecting part of the subject land – this would suggest that the site is more suited to an 
industrial/employment end use rather than to other urban forms. 

Site 2 – Keyhole Site – Planning Implications: 

▪ The subject land is identified as either part of a Protected Natural Area or the Metropolitan 
Rural Area – either designation is not conducive to industrial/employment generating 
development. We note however, the encroachment of recent industrial development into 
similarly designated land immediately west of the Wetherill Park Industrial Estate, a sort 
distance from the subject lands.  

▪ We note also the fact that the original Western Sydney Parkland (WSP) designation did not, 
and currently does not, apply to the subject lands. Further, we note that a key approach of the 
Parklands Trust is to identify lands within its control that are suited to commercial use. Given 
the current zoning of the keyhole site and its non-inclusion in the WSP, there would seem to 
be little reason as to why this land ought to be considered differently from other WSP lands 
that have been identified for commercial use. The Parklands already co-exists with a range of 
commercial undertakings, including land used for industrial, retail, tourism and other business 
purposes.     

▪ The DWCDP identifies a ‘Freight Rail Investigation’ corridor and ‘Train Link / Mass Transit 
Investigation’ corridor in proximity to and/or directly transecting part of the keyhole site. 
These provisions further highlight the site’s suitability for more intensive urban development.  

▪ We also note that the suggested Metropolitan Rural Area designation is contrary to the 
broader intent of this classification and would appear, at best, to represent a de facto 
reservation without acquisition. The land, clearly, has not been designated as public land 
previously.    

Industrial Land Market - Western Sydney 

Whilst western Sydney has long been regarded as a bastion for industrial development, recent reports1 
have highlighted the dearth of available employment land across the region. 

Assuming a median annual industrial GFA supply of 500,000m2, the UDIA has estimated that Sydney 
currently has enough ‘actual zoned and serviced’ employment land (i.e. short-term supply) to meet a 
single year of high demand or 2 years supply at average take-up rates. This compares to a supply 
standard of 5-7 years.  

                                                 

1 UDIA, Building Jobs for NSW, 2017 
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Further, the UDIA has identified that a large proportion of the 2,270ha of zoned employment lands 
that are expected to be available in the medium term (i.e. lands that are zoned but are yet to be 
serviced) will be lost to site constraints (including vegetation and flooding in Western Sydney).  

A good deal of land within the Western Sydney Employment Area is so constrained. Indeed, the UDIA 
report points to the fact that only 10% of the rezoned land in the WSEA Precinct situated south of the 
Sydney Water Warragamba pipeline has secured development consent for employment generating 
development in the 8 years since rezoning occurred. Additionally, there have been significant access 
and servicing constraints in relation to the delivery of these lands subsequent to the issue of 
development consent. 

Similarly, UDIA estimates that up to 40% of the long-term industrial land supply (i.e. identified but not 
yet zoned) within the Western Sydney Priority Growth Area will be lost to site constraints. 

A recent market report by Colliers2 confirms the lack of serviced land in Sydney’s west. The lack of 
supply is reflected in the substantial reduction in sales in the Eastern Creek region, close to the subject 
sites, between FY 2016 and FY2017, as depicted in the chart below.  

 

Colliers find that this lack of supply in combination with large investments in transport infrastructure 
has caused land values to rise by over 40 percent over the past year.  

Conclusion 

Both of the subject sites investigated in this report are geographically suited to an industrial land use 
zoning. They are near to other industrial land, of substantial size and are adjacent to planned freight 
and/or transit infrastructure.  

The shortage of zoned, serviced and available industrial land in western Sydney is reflected in fast-
rising land values. The shortage of land and the constrained nature of land that is zoned or intended 
to be zoned for industrial purposes emphasise the need for new industrial land to be identified.  

                                                 

2 Colliers – Industrial Market Report, Q2 2017 
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In light of these considerations the subject sites, in our opinion, would provide a valued contribution 
to the supply of industrial land in western Sydney.  

Yours sincerely, 
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Site 1 – Mamre Road – Planning Implications: 
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have highlighted the dearth of available employment land across the region. 

Assuming a median annual industrial GFA supply of 500,000m2, the UDIA has estimated that Sydney 
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1 UDIA, Building Jobs for NSW, 2017 
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Further, the UDIA has identified that a large proportion of the 2,270ha of zoned employment lands 
that are expected to be available in the medium term (i.e. lands that are zoned but are yet to be 
serviced) will be lost to site constraints (including vegetation and flooding in Western Sydney).  

A good deal of land within the Western Sydney Employment Area is so constrained. Indeed, the UDIA 
report points to the fact that only 10% of the rezoned land in the WSEA Precinct situated south of the 
Sydney Water Warragamba pipeline has secured development consent for employment generating 
development in the 8 years since rezoning occurred. Additionally, there have been significant access 
and servicing constraints in relation to the delivery of these lands subsequent to the issue of 
development consent. 

Similarly, UDIA estimates that up to 40% of the long-term industrial land supply (i.e. identified but not 
yet zoned) within the Western Sydney Priority Growth Area will be lost to site constraints. 

A recent market report by Colliers2 confirms the lack of serviced land in Sydney’s west. The lack of 
supply is reflected in the substantial reduction in sales in the Eastern Creek region, close to the subject 
sites, between FY 2016 and FY2017, as depicted in the chart below.  

 

Colliers find that this lack of supply in combination with large investments in transport infrastructure 
has caused land values to rise by over 40 percent over the past year.  

Conclusion 

Both of the subject sites investigated in this report are geographically suited to an industrial land use 
zoning. They are near to other industrial land, of substantial size and are adjacent to planned freight 
and/or transit infrastructure.  

The shortage of zoned, serviced and available industrial land in western Sydney is reflected in fast-
rising land values. The shortage of land and the constrained nature of land that is zoned or intended 
to be zoned for industrial purposes emphasise the need for new industrial land to be identified.  
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In light of these considerations the subject sites, in our opinion, would provide a valued contribution 
to the supply of industrial land in western Sydney.  

Yours sincerely, 
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