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Executive Summary 

Background and Context  

In mid 2015 AEC Group undertook the Priority Growth Areas Housing Market Needs 

Analysis. This included housing market analysis of the North West Growth Centre (NWGC), 
South West Growth Centre (SWGC) and Greater Macarthur Investigation Area (GMIA). 

The analysis of patterns of supply and demand assisted Department of Planning and 
Environment (DPE) understand the adequacy of land provision (both rezoned and yet to 
be zoned) in the Priority Growth Areas. This was accordingly instructive on any potential 
role for Greater Macarthur Investigation Area as a new greenfield/release area. This is 

forthwith referred to as Greater Macarthur Land Release Investigation Area (GMLRIA).  

The work earlier undertaken by AEC projects an overall housing demand figure for GMLRIA 
(including both a low and high scenario). This is a result of projected ‘overflow’ from NWGC 
and SWGC i.e. demand that is unable to be met in these Priority Growth Areas. 

The overarching objective of this analysis is to provide finer grain understanding of likely 
housing demand in GMLRIA to 2036, specifically how the Wilton Priority Growth Area and 
Menangle Park/Mount Gilead Priority Growth Area are positioned to meet housing demand.   

Scope and Approach 

This analysis has been undertaken to consider two key issues.  

 The nature of housing demand in the existing and future GMLRIA, specifically at Wilton 
and Menangle Park/ Mount Gilead priority growth areas. 

 The likely implications major projects such as Western Sydney Airport and release of 
additional land in the sub-region for housing demand in GMLRIA. 

In order to understand the nature of housing demand, this study seeks to identify and 
understand the current drivers of housing demand in the Study Area as well as how market 
preference is likely to influence dwelling types and density as well as the evolution of 

housing formats in the future. 

Case study analysis was undertaken to understand the potential implications on housing 

demand as a result of the proposed Western Sydney Airport. 

AEC used its residential projections model to project likely housing demand in the Study 
Area, considering potential evolution of residential typologies to 2036. Known capacity and 
interest in the Study Area are also considered against projected demand to assess the 
likely need for the release of additional capacity at West Appin. 

Findings  

Drivers of Housing Demand 

Current Drivers  

Purchasers are presently drawn to GMLRIA due to its value-for-money proposition and the 
semi-rural lifestyle that GMLRIA offers. The latter is causing demand for larger lot sizes, in 

the order of 600-700sqm+. Those relocating from the Sutherland Shire and South Coast 
are also attracted to the GMLRIA due to its close proximity to the beaches with relatively 
good access to the Sydney’s orbital motorways (i.e. M7 Motorway).  

Notwithstanding the lifestyle pull, affordability factors are causing purchasers who may be 
priced out of other areas to be drawn to a smaller residential product in GMLRIA. People 
can compromise on location and amenity but can’t control how much they earn (or don’t 
earn). The fact that house prices in GMLRIA are relatively less than SWGC, Western Sydney 

and the South Coast is an important driver of demand in GMLRIA. 

The profile of market activity in GMLRIA is distinct from those of the NWGC and SWGC 
where housing typologies are increasingly focused on smaller lot sizes. The profile of 
market demand in GMLRIA is reminiscent of the NWGC and SWGC 8-10 years ago with lots 



Greater Macarthur Land Release Investigation Area 
Housing Demand Analysis 

 

iii 

sized 600sqm-700sqm the most popular among purchasers. With vacant blocks priced at 

$300,000-$400,000 purchasers are able to procure a fairly sizable home within a budget 
of $550,000-$700,000.  

In the early years the market was generally not interested in small lots in the NWGC and 

SWGC 8-10 years ago, generally seeking 600sqm+ lots. As a consequence, lots smaller 
than 600sqm faced market resistance. As the area gained acceptance and house prices 
elsewhere began to increase due to impediments to supply, small lots became more sought 
after particularly in the last three years. 

Potential Future Drivers 

As urban services are established (retail facilities, schools, medical facilities), the profile of 
GMLRIA will lift. Astute developers will plan for a variety of housing product, from row 

housing/townhouse lots to larger lots, all to be staged over a number of years.  

A present, while GMLRIA is still an emerging market, a large proportion of demand will 
conceivably be for a larger product (500sqm-700sqm blocks). As the market matures and 

gains increased market acceptance, GMLRIA will establish as a residential destination in its 
own right, with a deeper market to draw from and consequently more acceptance of smaller 
and dense residential product. This is largely akin to the experience of the evolution of 

SWGC.     

Nature of Housing Demand 

Demand for housing in GMLRIA as the projections suggest, is at present, dependent on the 
capacity of the priority growth areas (particularly the SWGC) to accommodate housing 
demand. Capacity of the priority growth areas is influenced by infrastructure services 
availability as well as availability of consolidated sites suitable for development. 

While physical delivery of dwellings in the priority growth areas (and indeed urban areas 

in the South West) will affect the extent of demand felt in GMLRIA, GMLRIA has competitive 
advantages already driving demand and market appeal. 

It is difficult to definitively predict market demand in 20 years, however the evolution of 
the SWGC is likely a good benchmark.  

The SWGC commenced as a location for larger residential product, appealing to those who 
were priced out of inner and middle ring suburbs and who could not afford to buy, for 
example, a 600sqm block with house. As the SWGC began to establish itself and emerge 

as a market in its own right, its profile lifted and market acceptance grew. Owing to site 
capacity, environmental constraints and non-alignment of infrastructure services 
availability, supply and delivery issues became apparent. An inability of supply to pace 
demand resulted in a contested environment where prices increased strongly, pricing many 
out of the area.  

Early development in GMLRIA benefitted from the ‘overflow’ (unmet demand) from SWGC, 

purchasers either targeting larger blocks (600-700sqm) at comparatively cheaper prices 
or smaller product at even cheaper prices. 

At present and certainly in the short term before GMLRIA establishes and matures, large 
scale demand for product therein will conceivably be linked to the delivery challenges of 
SWGC (and NWGC to a lesser extent).  

At present, ABS dwellings data affirm the composition of dwelling type in GMLRIA is 
overwhelmingly dominated by detached stock. A lift in its profile and establishment of a 

greater level of urban services will in time be met with increased demand for smaller and 
more dense residential product. 

The issue of the evolution of housing formats depends on a number of issues:  

 Development feasibility 
The ability to deliver different type of housing formats will depend on what is feasible 
to develop. The cost of land is a key factor to development feasibility.  
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 Market preference and lifestyle 

Purchasers of dwellings in GMLRIA gravitate to the area due to the lifestyle offer that 
enables them to combine a semi-rural and urban lifestyle. As a consequence those 
purchasers have a preference for larger sized blocks. 

 Affordability and ability of key markets to pay for product 
Central to the issue of housing formats in demand will be the relative affordability of 
the larger product that is currently on offer. Should this larger product (600-700sqm) 
blocks edge to unaffordable levels, the market could then look to smaller product as a 
solution to pricing and affordability.  

That said, there are purchasers whose budgets do not permit a 600sqm block of land 
with house these purchasers only able to afford a townhouse or attached dwelling at 

sub-$500,000. While this group of purchasers may at present be relatively minor, this 
group is likely to grow as GMLRIA becomes an established residential market. 

If the evolution of SWGC is relied on as a proxy, dwelling formats could potentially increase 
in density as GMLRIA progressively gains market acceptance and becomes established as 
a residential destination.   

Wilton v Menangle Park/Mount Gilead 

While these release areas are still relatively undeveloped, the limitations of relying on a 
small sample of new developments as a proxy for predicting the future are acknowledged.  

Bingara Gorge currently attracts the executive level buyer, this is due to the fact that it 
provides good access to the M5 motorway which provides access to Sydney CBD, Sydney 
Airport, Bowral and Wollongong beaches. The area attracts professionals who commute to 
Sydney for work, yet are after a more relaxed lifestyle away from urban areas.  

The Bingara Gorge development has helped raise the profile of the area. Moving forward it 

is expected that Wilton will continue to attract this type of buyer, however its buyer profile 
will broaden as multiple development fronts occur and particular as the area is replete with 
social infrastructure and urban services.  

Both Menangle Park and Mount Gilead at present appeal to different market segments. 
Owing to legacy uses, Menangle Park attracts families while Mount Gilead is occupied by 

an ageing resident population. As the areas become more urbanised, it could be expected 
that these areas will start to appeal to a broader segment of the market.  

Astute developers will plan for a variety of product type to increase their market appeal 
and accelerate take-up on several development fronts. Even though Bingara Gorge is 
positioned as an executive and premium type product, it is to be expected that subsequent 
stages in Wilton will accommodate a diverse product offering. 

Housing Demand Projections 

As at 2011, the most common dwelling type in GMLRIA was detached dwellings (around 

90%). Based on the key drivers of demand (housing affordability and lifestyle choice), it is 
not envisaged that this will change significantly over time. A realistic assumption could be 
that the dwelling mix by 2036 would comprise 80% detached dwellings, 15% row housing/ 
townhouses and 5% apartments. This is based on where the market is at now and what is 
likely to occur in the future (based on what has occurred in SWGC).   

The dwelling projections demonstrate that in the low scenario GMLRIA would need 11,055 
dwellings by 2036 and in the high scenario GMLRIA would need 55,684 dwellings by 2036. 

This is predicated on the priority growth areas (North West and South West) experiencing 
some constraints to development delivery. 

It is acknowledged that there is a physical limitation to how many lots can be delivered. 
Precincts like Edmondson Park, Oran Park and Turner Road (SWGC) delivered 
approximately 150, 200 and 250 lots respectively per year from 2011-2014. These take 
up rates are used as a proxy to forecast take up in GMLRIA. Our enquires identify lot take 
up within Appin Valley to be 200-300 lots per year which is marginally higher than the 

above rates in Edmondson Park, Oran Park and Turner Road. This is not surprising given 
the minimal development fronts in GMLRIA during the delivery of Appin Valley.  
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Owing to the effects of competition the progress of multiple developments conceivably has 

an impact to reduce the average take up across all developments.    

In the early years (say first 5 years), one or two development fronts could potentially see 
take-up of 50-100 lots each, thereby increasing to 100-200 lots per development front, 

potentially ramping up to 500-1,000 lots overall where there are multiple development 
fronts in GMLRIA. Take-up is dependent on a variety of factors including pricing and product 
type. A diverse product offer will experience higher take-up, appealing to a greater section 
of the market.  

In the high projections scenario i.e. unmet demand of 55,684 dwellings for GMLRIA to 
accommodate, it is unlikely to be physically possible for this number of dwellings (2,200 
dwellings per year) to be delivered to 2036. GMLRIA would hence only be able to meet a 

proportion of the 55,684 dwellings, the remainder having to be met elsewhere.  

Scenario Implications 

Western Sydney Airport 

Western Sydney Airport will be important as Sydney’s second airport and will be a major 
stimulus to the Western Sydney economy. It is envisaged that over the long term, Western 
Sydney Airport will transform and drive future investment and jobs growth in Western 

Sydney. This has the potential to impact the role of the broader South West region 
(including GMLRIA) as a location for housing for those working at the airport. 
Notwithstanding, GMLRIA is approximately 35km south of the airport (at its closest point). 
The SWGC would be closer for airport workers to reside.  

Given GMLRIA’s distance from the airport and Broader WSEA (35km), the key factor that 
could draw airport workers to the GMLRIA for housing is affordability. If workers are unable 
to afford housing in the SWGC, they may consider GMRIA as an alternative. However, this 

is dependent on prices in GMLRIA remaining relatively affordable compared to those in 
SWGC.  

Journey-to-work analysis in section 2.5.2 indicates a strong direct correlation between 
choice of residence location and relative affordability. While it is a truism that people 

prefer to live near where they work, the reality of housing affordability is a compelling 
one that underpins housing choice and location. 

The analysis shows that lower income workers gravitate to locations where median house 

prices are lower - these may or may not be in close proximity to their place of work. This 
would suggest any role that GMLRIA plays in accommodating the housing needs of the 
new airport and Broader WSEA workforce will be dependent on the price v value 
proposition of residential product therein. 

Additionally, in order to draw airport workers to reside in GMLRIA, there would need to be 
adequate access to the new airport and as yet no transport infrastructure is planned from 

GMLRIA to the future airport. 

In 2031, an estimated 8,730 jobs are expected to be located on site at the Western Sydney 
Airport.  

Analysis of Sydney Airport journey-to-work data demonstrates that of the top 15 locations 
of where workers reside, around 26% live more than 30 minutes from the airport (this is 

equivalent to the distance of the future Western Sydney Airport and GMLRIA). If GMLRIA 
captured say 20% of these 8,730 workers, there would be consequent demand for housing 

to accommodate nearly 1,800 workers (and households), equating to as many dwellings.  

If effective access to and from Western Sydney Airport and GMLRIA is established and 
dwelling prices in GMLRIA remain lower in comparison to other locations (i.e. SWGC), 
GMLRIA could potentially capture as many as 30% of airport workers which could equate 
to 2,619 workers and as many dwellings.       

West Appin Land Release 

The release of additional land at West Appin has the potential to accommodate some 

18,000 dwellings. This could cater to some of the dwelling demand in GMLRIA, however, 
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the extent to which additional capacity is required at West Appin is dependent on how 

Wilton, Menangle Park and Mount Gilead deliver housing.  

The pace of delivery in SWGC and NWGC (to a lesser extent) will also influence if the 
release of lots at West Appin is required. In particular, if infrastructure and servicing in the 

SWGC continue to improve and density delivered in the SWGC increases, more lots will be 
delivered to the market and in a timely manner. This could mean a lesser role for GMRLIA 
to play in providing housing to meet demand. On the other hand, if the NWGC and SWGC 
continue to be constrained in delivery of housing GMLRIA will play a greater role in meeting 
housing demand.  

The issue of necessity of land at West Appin to be released additionally depends on the 
ability of the designated priority growth areas (Wilton and Menangle Park/Mount Gilead) to 

accommodate projected housing demand.  

In the low projections demand scenario the GMLRIA results in 11,055 dwellings and in the 
high projections demand scenario results in 55,684 dwellings to 2036. Even if an ‘overflow’ 
of 55,684 dwellings resulted, i.e. there was unmet demand of 55,684 dwellings for GMLRIA 
to accommodate, it is unlikely to be physically possible for this number of dwellings (2,200 

dwellings per year) to be delivered to 2036. GMLRIA would hence only be able to meet a 

proportion of the 55,684 dwellings, the remainder having to be met elsewhere.  

Referring to Table 4.5, there appears to be in excess of 15,000 dwellings that could 
potentially commence within five years. Beyond that there could potentially be another 
12,000 dwellings (South Campbelltown). This analysis suggests there is potential capacity 
in the immediate term to accommodate short term demand (25,666 dwellings in the first 
five years in the high projections scenario). Subject to these dwellings coming on-line, 
there would be no urgency for land at West Appin. 

GMLRIA is not an established market yet. As such, a controlled amount of land should be 
released over the next 10-15 years to be build market acceptance before 18,000 lots in 
West Appin is considered for release. 

We would recommend close monitoring by DPE of delivery progress in the priority growth 
areas to ascertain if housing demand is being met. Ultimately the role and timing for the 
release of West Appin lands is dependent on the capacity and ability for projected housing 

demand to be met in the already designated priority growth areas. 
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1. Introduction 

1.1 Study Background and Brief  

Priority Growth Areas Housing Market Needs Analysis 

In mid-2015 AEC Group undertook the Priority Growth Areas Housing Market Needs 
Analysis. This included housing market analysis of the North West Growth Centre (NWGC), 
South West Growth Centre (SWGC) and Greater Macarthur Investigation Area (GMIA). The 
purpose of the analysis was to assist DPE understand:  

 Supply and demand of housing in the priority growth areas and in the broader context 
of Western Sydney. 

 The drivers of housing demand and how they are likely to impact on the nature of 
future housing demand, and consequently the adequacy of existing land supply in the 
Priority Growth Areas. 

 The capacity and adequacy of residential zoned land in the Priority Growth Areas to 
accommodate new dwellings. 

 Constraints to housing supply and if they are related to the current planning framework 
or more broadly due to market and economic factors.  

 Future housing demand (including quantum and type) for the NWGC, SWGC and GMIA) 
toward 2036.   

The analysis of patterns of supply and demand assisted DPE understand the adequacy 
of land provision (both rezoned and yet to be zoned) in the Priority Growth Areas. This 
was accordingly instructive on any potential role for Greater Macarthur Investigation 
Area as a new greenfield/release area. This is forthwith referred to as Greater Macarthur 
Land Release Investigation Area (GMLRIA), or the Study Area.   

Greater Macarthur Housing Demand Analysis  

AEC Group have been commissioned by DPE to undertake a further piece of work. The work 
earlier undertaken by AEC projects an overall housing demand figure for GMLRIA (including 
both a low and high scenario). This is a result of projected ‘overflow’ from NWGC and SWGC 
i.e. demand that is unable to be met in these Priority Growth Areas.  

DPE are now seeking to understand the overall demand in GMLRIA at a finer grain level. 
Specifically, DPE seeks an understanding on:  

 Nature of housing demand: 

o Dwelling type and density (toward 2036). 

o Housing formats and implications for affordability. 

o Likely differences between Wilton, Menangle Park/Mount Gilead.  

 Impact of major projects and infrastructure on housing demand, including: 

o Western Sydney Airport. 

o Release of additional land within the West Appin precinct.  

The overarching objective of this analysis is to provide finer grain understanding of likely 
housing demand in GMLRIA to 2036, specifically how the Wilton Priority Growth Area 
and Menangle Park/Mount Gilead Priority Growth Area are positioned to meet housing 
demand.  

In line with the parameters of our engagement, this analysis is intended for internal DPE 
use and is not to be quoted or released to third parties.  
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1.2 Methodology  

This housing demand analysis has been undertaken in three key components.  

Market Assessment and Competitive Position 

 Market appraisal of residential uses within Wilton and Menangle Park/Mount Gilead with 
respect to type of accommodation offered, take up rates within new and existing 
developments, sales prices and rental values.  

 Investigation of residential product and housing typologies and respective market 
acceptance levels and comparison against household income levels. 

 Consideration of comparable locations that would compete for market activity and 
developer interest now and in the future.  

 Consideration of whether housing delivery in the GMLRIA is likely to be in competition 
with or in complement to existing residential areas/release areas. This assessment is 
made against market preference, ability to pay and commuting patterns to place of 

work.  

Current Drivers of Demand and Implications for Future Demand 

 Identification of current drivers of housing demand based on research undertaken 
above.  

 Assessment of future drivers of demand which are likely to have an impact on the Study 
Area toward 2036 including progress of housing delivery in SWGC.   

 Use of AEC’s bespoke Residential Projections Model to project likely housing demand, 
taking the above identified drivers of demand into account. 

Scenario Testing 

 Case study analysis to investigate the impact that future drivers of demand, e.g. impact 
Western Sydney Airport is likely to have on Wilton and Menangle Park/Mount Gilead 
with respect to overall housing demand.   

 Consideration of how the potential release of land at West Appin could impact on 
projected housing demand.  

It should be noted that some analysis is extracted from the previous study in the interest 

of completeness. Where necessary updates have been made.   

1.3 Geographical Definitions  

Throughout the analysis geographical definitions are used interchangeably. This section 
outlines the definitions which are used. 

Greater Macarthur Land Release Investigation Area   

The Greater Macarthur Land Release Investigation Area (GMLRIA) identified in A Plan for 
Growing Sydney comprises an area of approximately 17,600 hectares and is located 
approximately 70km south-west of the Sydney CBD. The area spreads across the 

Campbelltown and Wollondilly Local Government Areas and extends from Menangle Park 
in the north, Appin in the East, Wilton in the south and Maldon to the south west. 

With regard to the demographic analysis contained in Chapter 3 and housing demand 

projections in Chapter 0, GMLRIA is the area referred to.   
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Figure 1.1: Greater Macarthur Land Release Investigation Area   

 

Source: DPE (2015) 

Menangle Park/Mount Gilead and Wilton Priority Growth Areas 

The Greater Macarthur Land Release Preliminary Strategy and Action Plan identified that 
its northern and southern precincts present opportunities to increase housing supply 
concurrently with the North West and South West Priority Growth Areas. These areas 
comprise Menangle Park/Mount Gilead in the north and Wilton in the south. 

Where possible, the market analysis undertaken in Chapter 4 refers to the above mentioned 
growth areas specifically.   

Figure 1.2 depicts the locations of each priority growth area - Menangle Park/Mount Gilead 
in the northeast in relative close proximity to Campbelltown and Wilton in the southwest. 
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Figure 1.2: Menangle Park/Mount Gilead and Wilton Priority Growth Areas   

 

Source: DPE (2015) 
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2. Strategic Drivers of Demand  

This section provides an outline of the strategic drivers that have the ability to influence 
the future role and demand for housing in the GMLRIA.  

2.1 South West Rail Link/Extension  

The NSW Government is future proofing public transport options by protecting an additional 
public transport corridor in Western Sydney. The proposed public transport corridor will 
connect with the South West Rail Link (SWRL) into the existing rail network. The proposed 
corridor for the South West Rail Link extension includes a station at Badgerys Creek.  

The South West Rail Link extension may provide SWGC residents with better connections 

to jobs at Broader WSEA and Badgerys Creek/Western Sydney Airport. This has the 
potential to impact demand for housing in the GMLRIA by increasing the pool of workers in 
the general region.  

Figure 2.1: South West Rail Link Extension  

 
Source: TfNSW (2014) 

2.2 Campbelltown-Macarthur Regional City Centre 

A Plan for Growing Sydney identifies Campbelltown-Macarthur as a regional city centre. 
The Plan states that as the North West and South West Growth Centres continue to be a 
focus for greenfield development, new communities in these areas will need to access a 

broad range of services. It is envisaged that Campbelltown-Macarthur will service 
communities in the South West Growth Centre. The Plan sets out the following priorities 
for the Campbelltown Macarthur Regional City Centre:  
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 Work with council to retain a commercial core in Campbelltown-Macarthur, as required 

for long-term employment growth. 

 Work with council to provide capacity for additional mixed-use development in 
Campbelltown-Macarthur including offices, retail, services and housing. 

 Support health-related land uses and infrastructure around Campbelltown Hospital. 

 Support education-related land uses and infrastructure around the University of 
Western Sydney. 

 Work with council to investigate potential business park opportunities on the western 
side of the train line.  

 Work with council to improve walking and cycling connections to Campbelltown and 
Macarthur train stations from the western side of the train line. 

 Work with council to improve walking and cycling connections between Campbelltown 
Hospital and Queen Street. 

2.3 Previous Broader Western Sydney Employment Area 
(WSEA) 

The previous Broader WSEA draft Structure Plan was released in June 2013 (DP&I, 2013). 
It outlines a broad framework for the area including the location of future employment land 
and centres, a road network, potential freight and transport corridors and staging 
scenarios. It is understood that the State government is further refining the draft Structure 

Plan for the area.   

With regard to future land use the draft Structure Plan identifies that a total of 
approximately 8,100ha of employment land, comprising 1,750ha of zoned employment 
land within the Existing WSEA, and 6,350ha of future employment land. Broader WSEA has 
potential to accommodate approximately 57,000 jobs to 2046 of which 36,000 would be 
industrial jobs and 21,000 office based jobs.   

Figure 2.2: Broader WSEA  

 
Source: DP&I (2013) 

In terms of land use, the draft Structure Plan identifies that demand within the Broader 

WSEA is likely to remain directed towards employment uses within the freight and logistics 
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sectors. The draft Structure Plan also identifies 1,250ha of non-employment uses, generally 

located in areas along the ridges to protect the landform.  This has the potential to impact 
the role of the GMLRIA as a location for housing for those who work at Broader WSEA.     

Notwithstanding, it is important to recognise that the Broader WSEA has approximately 

1,000 landowners forming a very fragmented land ownership pattern. Small land parcels 
are located in the areas along Mamre Road, Luddenham Road, Adam Road, and south of 
the Commonwealth owned land. Amalgamating all of these land parcels will take time and 
the amalgamation of all of the parcels may not eventuate. 

Like the SWRL, the accommodation of a large number of jobs in the general region has 
direct implications for housing demand in relative close proximity. 

2.4 Western Sydney Priority Growth Area  

On 8 October 2015, the NSW Government announced a broader investigation into 
opportunities for new jobs and homes around the planned Badgerys Creek Airport in 
Sydney’s west. The new Western Sydney Priority Growth Area (shown in the map below) 

will guide new infrastructure investment, identify new homes and jobs close to transport, 

and coordinate services in the area. The Department of Planning & Environment are 
currently in the initial stages of investigations. Tthe Western Sydney Priority Growth Area 
now encompasses part of the Broader Western Sydney Employment Area.  

Figure 2.3: Western Sydney Priority Growth Area - Previous and New Boundaries   

 

Source: DPE (2015) 

2.5 Western Sydney Airport  

Western Sydney Airport will be important as Sydney’s second airport and will be a major 
stimulus to the Western Sydney economy. It is envisaged that over the long term, Western 
Sydney Airport will transform and drive future investment and jobs growth in Western 
Sydney. This has the potential to impact the role not just of the GMLRIA but the broader 
South West region as a location for housing for those working at the airport.  
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Figure 2.4: Western Sydney Airport Long Term Land Use Plan  

 

Source: Australian Government 2015 

A major piece of economic infrastructure such as an airport has the ability to have game-
changing implications for employment and housing demand.  

2.5.1 Future Employment Potential  

In order to ascertain the extent to which the new Western Sydney Airport will impact on 
employment generation, we have had regard to international examples. This is 

complemented with the Australian Government’s own assessment of direct and indirect 
jobs likely to result following the operation of the new airport. 

International Case Studies 

The international evidence on airport employment affirms that airports can be significant 
sources of employment, providing jobs for both skilled and unskilled workers. The number 
of jobs generally varies with airport size, the range of services provided by the airport and 

whether the airport caters for international services, with jobs per passenger typically 
higher at larger airports that cater to international air services and/or serve as route hubs 
(ACI Europe, 1998). 

As well as direct employment, airports also contribute to employment in upstream 
industries that supply goods and services to airports. Employment at airports tend to be 

less correlated with employment in the associated city than with aircraft operations 
providing a potential source of counter-cyclical employment during local economic 

downturns. 

On the other hand, employment at these airports can be heavily affected by fluctuations 
in aviation activity. This section summarises the key results of international studies into 
airport employment, both generally and at a local level. 

 Employment generally  
The traditional ‘rule-of-thumb’ for airport employment was considered to be generally 
around 1,000 direct on-site jobs per million passengers per annum (mppa). This number 

is supported by several European studies, including Robertson (1995), Twomey and 
Tomkins (1995), Hakfoort et al. (2001) and York Aviation (2004) as cited in ACI Europe 
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(1998). It also reports an average direct on-site job density of 1,100 jobs per mppa 

from a sample of 23 European airports. 

However, job density varies considerably across airports can range from as low as 300 
jobs per mppa to over 2,000 jobs per mppa.  

 Local employment 
Airports may also provide significant employment benefits to the local area, with studies 
of employment at UK airports suggesting over 80 per cent of airport-related employees 
live within 30 minutes’ drive of the airport.  

International airports could increase local resilience to domestic economic downturns, 
for example, CDM Smith (2012) found a higher correlation between direct full-time 
equivalent on-airport jobs and air operations amongst 490 American commercial 

airports, than between direct on-airport jobs and employment in the city. However, this 
may also expose airports to adverse effects from external economic events. 

Local Employment Estimates 

The peak workforce at the Western Sydney airport site in 2022 is expected to consist of 
758 direct jobs. This in turn will generate 1,902 indirect and induced jobs in Western 
Sydney and a further 518 indirect and induced jobs in the rest of Sydney, resulting in a 

total of 3,178 jobs being created across Sydney in the peak year of construction in 2022 
(Australian Government, 2015).  

In 2031, an estimated 8,730 jobs will be required for airport operations on the airport site, 
growing to 61,500 jobs in 2063. This is equivalent to approximately 750 jobs per million 
annual passengers and is consistent with comparisons of employment generated at other 
airports in Australia and overseas. 

In addition to the jobs required for on-site airport operations, the development of a possible 

business park on the airport site could generate an additional 4,440 jobs in 2031 and a 
further 27,000 jobs in 2063. 

Economic analysis in the draft EIS (Australian Government, 2015) shows that during 
construction and operation, the overwhelming majority of jobs will be based on the airport 
site itself. In addition, the draft EIS found that employment growth resulting from the 

proposed airport will be faster in Western Sydney than in any other part of Sydney. This 
means that jobs will be created closer to where people live in Western Sydney. 

In understanding the implications for housing demand in GMLRIA, we have regard to 
worker/dwelling patterns at Sydney Airport. 

2.5.2 Potential Housing Demand 

BTS (2014) data demonstrates that there are approximately 13,522 people employed at 
Sydney Airport. The table below demonstrates the top 15 locations where workers reside 
and their average income. Table 2.1 demonstrates that out of the top 15 locations, 

approximately 26.4% live 30mins or more from Sydney Airport. It is evident that 
employment generated on an airport site has consequential demand for housing in 
proximity, to a degree.  

Table 2.1 demonstrates the relationship between annual household income and median 
house prices. It would appear there is more direct correlation between worker incomes and 

where they live, i.e. the price of housing. Without exception, higher paid workers gravitate 
toward higher priced residential areas (with less regard for distance). This analysis 

suggests that while workers would like to live close to where they work, this is not always 
possible with the price of housing the primary determinant of where people live.  
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Table 2.1: Sydney Airport Workers Place of Residence 

Origin SA3 Distance  Employees 
Median Wkly 

H’hold Income  
Annual H’hold 

Income 

Median 
House Price 

Kogarah-Rockdale 5km  
(12mins) 

1,700 12.2% $1,296 $67,392 $699,000 

Cronulla-Miranda-
Caringbah 

16km  
(30mins) 

1,323 9.5% $1,538 $79,976 $840,000 

Sutherland-Menai-
Heathcote 

26km  
(40mins) 

1,017 7.3% $1,812 $94,224 $834,000 

Hurstville 8km  
(19mins) 

952 6.9% $1,293 $67,236 $880,000 

Eastern Suburbs- 
South 

10km  
(18mins) 

699 5.0% $1,578 $82,056 $851,000 

Canterbury 7.5km  
(16mins) 

673 4.8% $1,021 $53,092 $664,000 

Sydney Inner City 5km  
(15mins) 

597 4.3% $1,644 $85,488 $800,000 

Bankstown 15km  
(20mins) 

593 4.3% $1,104 $57,408 $578,000 

Botany 2km  
(10mins) 

517 3.7% $1,244 $64,688 $774,000 

Campbelltown 46km  
(35mins) 

433 3.1% $1,253 $65,156 $475,000 

Strathfield-Burwood-
Ashfield 

9km  
(21mins) 

408 2.9% $1,418 $73,736 $755,000 

Liverpool 25km  
(30mins) 

367 2.6% $1,278 $66,456 $592,000 

Wollongong  75km  
(60mins) 

271 2.0% $1,164 $60,528 $535,000 

Eastern Suburbs-
North 

18km  
(30mins) 

250 1.8% $2,069 $107,588 $1,179,000 

Marrickville-
Sydenham-Petersham 

7km  
(18mins) 

240 1.7% $1,567 $81,484 $870,000 

Other   3,842 27.7%      
Total   13,882 100.0%      

Source: BTS (2014), ABS (2012), FACS (2014)     

Notably, the lowest income households are observed to gravitate to Canterbury (16 
mins), Bankstown (20 mins) and Wollongong (60 mins). This reinforces the observation 
that affordability over proximity is the key driver for housing demand and its relative 

distribution.  

As such, GMLRIA’s ability to provide affordable housing relative to other locations i.e. 
SWGC will determine whether airport workers decide to located closer to the airport (in 
SWGC) or further away in GMLRIA. 
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3. Socio-Economic Analysis  

3.1 Demographic Trends and Analysis  

In order to understand the nature of housing demand in an area, it is useful to consider 

both the current and historical socio-demographic profile of residents. This is important as 
it provides insight into the current profile of residents and facilitates an understanding of 
how that profile might have evolved over time.     

This section provides a snapshot of the socio-demographic profile of GMLRIA in comparison 
to the broader region within the area is located, specifically the LGAs of Campbelltown and 
Wollondilly. Where relevant, comparisons to the NWGC and SWGC are made.  

Figure 3.1: GMLRIA Analysis Area and ‘Urban Capable Boundary’ 

 
Source: ABS, Google Earth Pro, AEC 

The basis of the demographic analysis is the ABS geographical level known as Statistical 

Area Level 2 (SA2), which broadly comprises 2-3 suburbs. Whilst the two SA2s chosen 
(Douglas Park-Appin and Rosemeadow-Glen Alpine) do not directly align with the 
boundary of the GMLRIA, they are chosen as they represent the smallest unit at which 

the ABS provides time series data. In order to provide a broader set of comparisons 
where possible the SA2s have been compared to the LGAs which the GMLRIA straddles. 
Limitations of non-aligned boundaries of the data and analysis areas are acknowledged.     

The Bureau of Transport Statistics (BTS) 2011 Journey to Work Data (JTW) has also 
been used to inform this socio-demographic analysis to ascertain where residents in the 
SA2s travel to for work and by what mode of transport. 

“GMLRIA” and “GMLRIA Analysis Area” are used interchangeably in this 

chapter. 

Legend
GMIA Urban Capable Boundary
Douglas Park – Appin SA2
Rosemeadow - Glen Alpine SA2
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3.1.1 Where Residents Use to Live  

In order to understand where current GMLRIA residents lived before, we have relied on 
ABS internal migration data. Internal migration is best defined as “the movement of people 
from one defined area to another within a country”. In this case, we have looked at two 

types ABS geographic areas to determine the location of where GMLRIA residents lived one 
and five years ago, these include SA2 areas (which broadly comprise 2-3 suburbs) as well 
as local government areas.  

Table 3.1 finds that five years ago, 76% of residents who currently reside in the GMLRIA 
lived there. A small proportion of current residents previously lived in the suburbs of 
Bradbury, Wedderburn, St Helens Park and Airds (Bradbury-Wedderburn SA2).   

 Table 3.1: GMLRIA Internal Migration 1 and 5 Years Ago (by SA2), 2011 

GMLRIA Internal Migration (by SA2) 

1 Year Ago 5 Years Ago 

SA2 of Usual Residence Persons % SA2 of Usual Residence Persons % 

GMLRIA 23,259 91.5% GMLRIA 18,001 76.0% 

Bradbury-Wedderburn 233 0.9% Bradbury-Wedderburn 665 2.8% 

Claymore-Eagle Vale-Raby 145 0.6% Campbelltown-Woodbine 335 1.4% 

Leumeah-Minto Heights 136 0.5% Leumeah-Minto Heights 322 1.4% 

Campbelltown-Woodbine 134 0.5% Claymore-Eagle Vale-Raby 315 1.3% 

Mount Annan-Currans Hill 109 0.4% Mount Annan-Currans Hill 262 1.1% 

Picton-Tahmoor-Buxton 83 0.3% Minto-St Andrews 244 1.0% 

Minto-St Andrews 80 0.3% Macquarie Fields-Glenfield 177 0.7% 

Macquarie Fields-Glenfield 62 0.2% Ingleburn-Denham Court 121 0.5% 

Elderslie-Harrington Park 51 0.2% Camden-Ellis Lane 120 0.5% 

Camden-Ellis Lane 50 0.2% Picton-Tahmoor-Buxton 119 0.5% 

Rest of Australia 964 3.8% Rest of Australia 2,508 10.6% 

Overseas 111 0.4% Overseas 486 2.1% 

Not Stated 1,466  Not Stated 1,590  

Not Applicable 337  Not Applicable 1,955  

Total 27,220 100.0% Total 27,220 100.0% 

Source: ABS (2012) 

The table below demonstrates that five years ago, 65.3% and 21.0% of GMLRIA residents 

who currently reside in the GMLRIA lived in the Campbelltown LGA and Wollondilly LGA 
respectively. This is not surprising as these two LGAs transect the GMLRIA.    

Table 3.2: GMLRIA Internal Migration 1 and 5 Years Ago (by LGA), 2011 

GMLRIA Internal Migration (by LGA) 

1 Year Ago 5 Years Ago 

LGA of Usual Residence Persons % LGA of Usual Residence Persons % 

Campbelltown 17,988 70.8% Campbelltown 15,447 65.3% 

Wollondilly 6,208 24.4% Wollondilly 4,967 21.0% 

Camden 214 0.8% Camden 526 2.2% 

Liverpool 115 0.5% Liverpool 393 1.7% 

Sutherland Shire 58 0.2% Bankstown 144 0.6% 

Bankstown 57 0.2% Wollongong 128 0.5% 

Wollongong 54 0.2% Fairfield 105 0.4% 

Fairfield 48 0.2% Blacktown 97 0.4% 

Blacktown 45 0.2% Sutherland Shire 87 0.4% 

Penrith 39 0.2% Penrith 76 0.3% 

Rest of Australia 585 2.3% Rest of Australia 1,703 7.2% 

Not stated 1,469  Not stated 1,955  

Not applicable 339  Not applicable 1,591  

Total 27,219 100.0% Total 27,219 100.0% 

Source: ABS (2012) 
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3.1.2 Household Structure  

Table 3.3 demonstrates that overall the GMLRIA contains a high proportion of family 
households (80.5%) followed by lone households (13.3%). This demonstrates that families 
are attracted to the GMLRIA, notably more consistent with the Wollondilly LGA.  

Table 3.3: Household Composition (2011) 

Household Type GMLRIA Campbelltown LGA Wollondilly LGA 

Family households 80.5% 76.2% 79.8% 

Lone person households 13.3% 18.0% 15.6% 

Group households 1.9% 2.1% 1.6% 

Other households 4.3% 3.7% 2.9% 

Total 100.0% 100.0% 100.0% 

Source: ABS (2012) 

Table 3.4 indicates the majority of residents in GMLRIA own their home with a mortgage 
(48.2%), followed by those who own outright (25.8%) and those who rent (25.1%). 

Between 2001 and 2011 the proportion of those who own their own home has decreased 
marginally (from 27.6% to 25.8%). 

Table 3.4: Household Ownership, GMLRIA (2001-2011) 

Household Ownership 2001 2006 2011 Change (2001-2011) 

No. % 

Owned outright 2,267 1,996 2,299 32 1.4% 

Owned with a mortgage 3,745 4,315 4,166 421 11.2% 

Rented 2,113 2,247 2,166 53 2.5% 

Other tenure type 98 29 85 -13 -13.3% 

Total 8,223 8,588 8,647 424 5.2% 

Source: ABS (2012) 

Table 3.5 below indicates the proportion of household income utilised for mortgage 
repayments or rent across the GMLRIA. With more than 32% of median household incomes 

spent on mortgage repayments, the table indicates there is little unexhausted capacity for 

households to pay higher prices to purchase housing. 

Table 3.5: Household Income and Housing Costs (2011) 

 GMLRIA Campbelltown LGA Wollondilly LGA 

Median weekly household income ($) 1,527 1,722 1,248 

Median weekly mortgage repayment ($) 496 542 450 

Median weekly rent ($) 260 360 260 

% of household income spent on mortgage 32.5% 31.5% 36.1% 

% of household income spent on rent 17.0% 20.9% 20.8% 

Source: ABS (2012) 

For contextual purposes, Table 3.6 compares GMLRIA household incomes and housing costs 
against those of NWGC, SWGC and Greater Sydney. 

Table 3.6: Household Income and Housing Costs, GMLRIA, NWGC, SWGC (2011) 

 GMLRIA NWGC SWGC Greater Sydney 

Median weekly household income ($) 1,527 1,724 1,310 1,444 

Median weekly mortgage repayment ($) 496 607 566 542 

Median weekly rent ($) 260 400 315 355 

% of household income spent on mortgage 32.5% 35.2% 43.2% 37.5% 

% of household income spent on rent 17.0% 23.2% 24.1% 24.6% 

Source: ABS (2012) 

While mortgage costs as a proportion of household incomes are high across the analysis 
regions, rental costs as a proportion of household incomes are notably lower (17%) as a 

proportion in GMLRIA compared to the comparison regions (23%-25%).  
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3.1.3 Dwelling Structure  

Table 3.7 demonstrates the majority of houses in the GMLRIA are separate houses (90%), 
with small proportions of semi-detached (8%) houses and apartments (2%). 

Table 3.7: Dwelling Structure (2001-2011) 

Dwelling Type 2001 2006 2011 Change (2001-2011) 

No. % No. % No. % No. % 

Separate house 7,219 87.9 7,460 86.9 7,768 89.8 549.8 2.1 

Semi-detached, row or 
terrace house, townhouse 

913 11.1 946 11.0 686 7.9 -227.7 -3.2 

Flat, unit or apartment 64 0.8 150 1.7 170 2.0 105.9 1.2 

Other dwelling 12 0.1 30 0.3 21 0.2 9.0 0.1 

Total 8,208 100.0 8,586 100.0 8,645 100.0 437.0 5.3 

Source: ABS (2012) 

For contextual purposes, Table 3.8 compares the dwelling structure of GMLRIA against 

those of NWGC and SWGC.  

Table 3.8: Dwelling Structure, GMLRIA, NWGC and SWGC (2011) 

Dwelling Type GMLRIA NWGC SWGC 

No. % No. % No. % 

Separate house 7,768 89.8 8,678 93.0 4,723 94.6 

Semi-detached, row or terrace house, townhouse 686 7.9 201 2.2 120 2.4 

Flat, unit or apartment 170 2.0 117 1.3 29 0.6 

Other dwelling 21 0.2 336 3.6 120 2.4 

Total 8,645 100.0 9,332 100.0 4,993 100.0 

Source: ABS (2012) 

Key findings of the socio-demographic analysis include: 

 Relatively young demographic in GMLRIA (dominant age cohorts of 15-29 and 0-14 

years), consistent with the broader LGAs. 

 Large proportions of GMLRIA residents have lived in the general vicinity, notably the 

LGAs of Campbelltown and Wollondilly. 

 Households types are dominated by families (around 80%), consistent with the LGAs. 

 The rate of household ownership and houses owned outright was fallen marginally from 
27.6% in 2001 to just under 25.8% in 2011. In contrast, the proportion of homes 
owned with a mortgage has risen over the same period, around 45% in 2001 to 48% 
in 2011. 

 Housing costs are more than 32%, indicating little unexhausted capacity for households 

to pay higher prices. The proportion of household income spent of housing costs is even 
higher in the Wollondilly LGA, a function of the lower household income profile of 
resident households. 

 The separate house is still the overwhelming type of dwelling in the GMLRIA. 

3.2 Joruney to Work Analysis 

This analysis provides an understanding of where current residents travel to for work. It is 
a truism that people prefer to live close to (or within good access of) where they work and 
in housing that meets their needs and what they can afford.  

3.2.1 Where Residents Work  

The top five SA2 destinations SA2 residents travel to work are: Campbelltown-Woodbine, 

Rosemeadow-Glen Alpine, Douglas Park-Appin, Sydney-Haymarket and Ingleburn-Denham 
Court.  



 Greater Macarthur Land Release Investigation Area 
Housing Demand Analysis 

 

22 

The analysis demonstrates the majority of residents work locally (29.2% in Campbelltown 

LGA, 7% in Wollondilly LGA and 6% in Camden LGA).   

Table 3.9: Journey to Work, Douglas Park-Appin and Rosemeadow-Glen Alpine SA2 

Destination SA2 Destination 
LGA 

Major Employment Areas No. of 
Employed 
Residents 

% of 
Employed 
Residents 

Campbelltown-Woodbine Campbelltown Campbelltown CBD, University of 
Western Sydney (Campbelltown 
Campus) and cluster of industrial uses 
along Blaxland Road 

2,024 15.8% 

Rosemeadow-Glen Alpine Campbelltown Macarthur Square Shopping Centre, 
Campbelltown Hospital, John Therry 
Catholic High School, Rosemeadow 
Public School, Ambarvale High School, 
Broughton Anglican College  

859 6.7% 

Douglas Park-Appin Wollondilly Boral Concrete Works (Maldon), 
Wollondilly Abattoir, Ingham Poultry 
Farm (Apin)  

733 5.7% 

Sydney-Haymarket-The 
Rocks 

Sydney Sydney CBD 621 4.9% 

Ingleburn-Denham Court Campbelltown Large cluster of industrial uses along 
Williamson Road, Ingleburn. Some of the 
uses include: Storage King Ingleburn, 
Sonoco Consumer Packaging etc. 

496 3.9% 

Liverpool-Warwick Farm Liverpool Liverpool CBD; Sydney Southwest Private 
Hospital; Liverpool Hospital; industrial 
cluster along Cumberland Highway; 
Warwick Farm including: Office Works 
and auto repair services.  

406 3.2% 

Minto-St Andrews Campbelltown  353 2.8% 

Mount Annan-Currans Hill Camden  321 2.5% 

Mount Annan-Currans Hill Camden  189 1.5% 

Picton-Tahmoor-Buxton Wollondilly  165 1.3% 

Chipping Norton-
Moorebank 

Liverpool  159 1.2% 

Parramatta-Rosehill Parramatta  154 1.2% 

Camden-Ellis Lane Camden  144 1.1% 

Elderslie-Harrington Park Camden  111 0.9% 

Elsewhere in NSW -  5,488 42.9% 

No fixed work address 
(GMA) 

No fixed work 
address 
(GMA) 

 570 4.5% 

Total    12,792 100.0% 

Source: BTS (2014) 

3.2.2 How Residents Travel to Work  

The table below show the five top methods by which GMLRIA Analysis Area SA2 residents 

travel to work are: car (as driver), train and car (as passenger). In the interest of 
contextual comparison, SA2 areas for the NWGC and SWGC are also detailed. 

Table 3.10: Method of Travel to Work, GMLRIA, NWGC, SWGC 

Method of Travel to Work GMLRIA Priority Growth Areas 

No. of Employed 
Residents 

% of Employed 
Residents 

NWGC SWGC 

Car as driver 9,247 72.3% 73.0% 67.9% 

Train 1,462 11.4% 5.4% 3.9% 

Car as passenger 845 6.6% 5.0% 5.1% 

Worked at home 469 3.7% 6.3% 11.1% 

Truck 303 2.4% 2.6% 7.4% 
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Method of Travel to Work GMLRIA Priority Growth Areas 

No. of Employed 
Residents 

% of Employed 
Residents 

NWGC SWGC 

Walked only 169 1.3% 1.8% 2.8% 

Bus 148 1.2% 4.5% 0.6% 

Other mode 51 0.4% 0.8% 0.8% 

Motorbike 50 0.4% 0.4% 0.4% 

Other Method of Travel 20 0.2% 0.2% 0.0% 

Taxi 15 0.1% n/a n/a 

Tram 3 0.0% n/a n/a 

Total 12,782 100.0% 100.0% 100.0% 

*primary method of travel data 
Source: BTS (2014) 

Overwhelmingly, residents in the GMLRIA drive to work (more than 70%) with train and 
as a passenger in a car the next mode of travel (11.4% and 6.6% respectively). In 

comparison with the Priority Growth Areas: 

 Train travel in GMLRIA is notably higher as a proportion (11.4%) compared to the 
NWGC and SWGC (5.4% and 3.9% respectively). 

 Truck as a method of travel is notably higher in the SWGC (7.4%) compared to the 

other areas where it is less than 3%. 

 Bus as a travel method is most highly represented in the NWGC (4.5%) compared to 
GMLRIA and SWGC (1.2% and 0.6% respectively). 

3.3 Implications for Housing Demand  

Key factors that influence GMLRIA land and housing demand include: 

 Relatively young age profile with overwhelming composition of family households with 
children of school age.  

 A high proportion of residents working in the local South West region (>40%) - either 

in the Campbelltown, Wollondilly, Liverpool or Camden LGAs. A high proportion of 
residents (>70%) drive to work. 

 Prevailing housing (mortgage) costs are at the upper end of affordability tolerance 

(circa 33%) indicating a third of household income is spent on mortgage cost and 
therefore there is little unexhausted household capacity to pay additional for housing 
without falling into mortgage stress. 

Housing demand will therefore be overwhelmingly for product that is more affordable than 
at current prices. 
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4. Market Appraisal 

4.1 Market Overview & Drivers of Demand  

The housing market is complex. Even though some housing markets may be underpinned 

by similar drivers of demand such as housing affordability and location factors (i.e. 
proximity to transport/ service and facilities), the reality of what is happening ‘on the 
ground’ can be very different. The supply of serviced and developable land are important 
elements in the volume of actual housing delivery, though their impact on housing typology 
is less direct. Varied market demand dynamics of housing markets in the NWGC, SWGC 
and GMLRIA influence type of housing demanded.   

Market analysis undertaken suggests that purchasers in GMLRIA are generally those who 
have larger space requirements and those who seek housing that provides ‘more bang for 
buck’. Anecdotal evidence suggests that many of those purchasing in GMLRIA are families 
already living in Western Sydney (e.g. Campbelltown and Liverpool), Sutherland Shire and 

the South Coast where prices of 3-4 bedroom homes are beyond their financial capability. 
It is in the GMLRIA that many of these purchasers find accommodation that meets their 
space and financial requirements. Those relocating from the Sutherland Shire and South 

Coast are also attracted to the GMLRIA due to its close proximity to the beaches with 
relatively good access to the Sydney’s orbital motorways (i.e. M7 Motorway).  

As such, affordability is still a major driver for where people choose to live. People can 
compromise on location and amenity but can’t control how much they earn (or don’t earn). 
The fact that house prices in GMLRIA are relatively less than SWGC, Western Sydney and 
the South Coast is an important driver of demand.   

The journey to work analysis in section 3.2 demonstrates a large proportion of residents in 

GMLRIA work in Campbelltown and to a lesser extent Liverpool. The continued ability of 
these major centres to generate employment means that there will be sustained demand 
for housing in GMLRIA.      

4.2 Greater Macarthur Land Release Investigation Area 

The limitations of making observations from a small sample of new developments in 
GMLRIA are acknowledged. Notwithstanding, current market sentiment is a good proxy or 
starting point for approximating the future. In many greenfield/release areas, looking to 
the past is a poor proxy for predicting the future. Observations of ongoing development 
activity (albeit small in number) and observations of the evolution of SWGC are useful in 
this regards. 

4.2.1 Exisiting Residential Stock  

Housing affordability is a key driver underpinning its desirability with purchasers able to 
afford larger accommodation at current price levels. Market analysis undertaken suggests 
that purchasers in GMLRIA are generally those who have larger space requirements and 
who seek housing that provides ‘more bang for buck’. There are pockets of existing housing 
stock in GMLRIA which include large rural residential blocks, these also appearing to a 
segment of the market. 

Appin  

Appin is situated about 16 kilometres south of Campbelltown and 35 kilometres north-west 
of Wollongong. The residential market in Appin is performing well and buyer interest is 
strong. Buyers in Appin are typically families and young couples. They are attracted to the 
area due to availability of larger blocks 700sqm-2,000sqm, value for money compared to 
price points in Wollongong and Campbelltown and the semi-rural lifestyle.  

Earlier in 2016 a property sold at 21 Macquariedale Road (980sqm) for $560,000. It is a 

three bedroom home in close proximity to shops and schools. Comparatively, a property 
in Campbelltown located at 47 Allman Street (645sqm) sold for $595,000 in March 2016. 
This property was also in located in close proximity to shops and schools. 
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Selling agents in the local area are of the view that in time there could be large scale 

demand for smaller lots (i.e. 400-500sqm), a shift in market preference akin to that which 
occurred in SWGC over the last decade.       

Menangle Park  

Menangle Park is located 56 kilometres south-west of the Sydney. Similar to Appin, 
Menangle Park attracts families. However, the blocks are much larger comparative to 
Appin, consistent with the more rural nature of the area. Lots in the area are approximately 
10,000sqm and as such price points are significantly higher. For example, 36 Fitzpatrick 
Street (9,738sqm) sold for $1,330,000 in March 2016. It should be noted that this site was 
marketed as a development site, but nonetheless is reflective of the price paid typically for 
a property/lot of this size in Menangle Park. Due to the average price point of $1 million in 

Menangle Park, it is unaffordable for some buyers.        

A comparison of prices paid for rural residential living suggests Menangle Park appears to 
command slightly higher prices than say Wilton. 

Gilead  

Gilead is located 58 kilometres south-west of the Sydney. Due to its size, it is one of 
Campbelltown's largest suburbs. However, Gilead has a very small population base (349 

at the last Census period), being dominated by farms and bush. However, more recently, 
the Mount Gilead Estate was developed, which is an over 55s retirement village. Villas 
within the estate sell for $440,000-$460,000. At the 2011 Census the median age of people 
in Gilead (State Suburbs) was 71 years. Children aged 0 - 14 years made up 7.2% of the 
population and people aged 65 years and over made up 62.6% of the population.  

Wilton  

Wilton is a small town of the Macarthur Region. It is home to a population of 1,279. 

Furthermore, the town is just located off Picton Road which diverges off the Hume Highway. 
It also provides good access to the M5 motorway. With the development of Bingara Gorge, 
Wilton is transforming to attract the executive level buyer, this is due to the fact that it 
provides good access to the M5 motorway which provides access to Sydney CBD, Sydney 

Airport, Bowral and Wollongong beaches. The area attracts professionals who commute to 
Sydney for work, yet are after a more relaxed lifestyle away from urban areas. Block sizes 
in Wilton range from 400sqm-2,000sqm. The new Bingara Gorge development, which is 

detailed in the section below has helped raise the profile of the area. 

Table 4.1 shows recent sales which have occurred in Appin, Menangle Park, Gilead and 
Wilton.  

Table 4.1: Existing Dwelling Sales  

Address  Suburb Bedrooms Site Area Sale Price  Sale Date  

8 Armstrong Rd Appin 3 788 $770,000 23-Mar-16 

4 Market St Appin 4 2,020 $730,000 10-Feb-16 

23 Rixon Rd Appin 4 975 $710,000 23-Jan-16 

12 St James Pl Appin 5 1,139 $666,000 11-Feb-16 

36 Fitzpatrick St Menangle Park 2 9,738 $1,330,000 2-Mar-16 

46 Fitzpatrick St Menangle Park 3 19,500 $2,650,000 24-Feb-16 

14/72 Glendower St Gilead 3 N/A $473,000 17-Nov-15 

10 Camden Street  Wilton 3 977 $618,550 14-Jan-16 

7 Tyson Road Wilton 3 512 $571,300 20-Jan-16 

16 Tyson Road Wilton 4 992 $690,000 9-Feb-16 

Source: RP Data (2016) 

The sales are reflective of the lot and dwelling composition of each area, e.g. Menangle 
Park with significantly large block sizes and Wilton at the other end of the spectrum with 
smaller block sizes. 
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4.2.2 New Residential Product  

There are two major developments presently ongoing in GMLRIA - Appin Valley Estate and 
Bingara Gorge, with the cumulative capacity for nearly 2,000 lots. 

There are two broad groups of purchasers those who target GMLRIA for its lifestyle offer 

and location and those who are priced out of SWGC. 

Anecdotal evidence suggests that many of those purchasing in GMLRIA are families already 
living in Western Sydney (e.g. Campbelltown and Liverpool), Sutherland Shire and the 
South Coast where prices of 3-4 bedroom homes are beyond their financial capability. It is 
in the GMLRIA that many of these purchasers are able to find accommodation that meets 
their space and financial requirements. Those relocating from the Sutherland Shire and 
South Coast are also attracted to the GMLRIA due to its close proximity to the beaches 

with relatively good access to the Sydney’s motorways (i.e. M7 Motorway).  

Purchaser interest and demand in GMLRIA is reportedly dominated by owner occupiers and 
less by investors unlike in the NWGC and SWGC. Buyers typically look to purchase what 
they can afford, potentially compromising on requirements such as size, location and 

amenity. That said, at current price levels in GMLRIA buyers find themselves having to 
compromise less on space requirements.   

Keen market conditions have led to commensurate developer interest and activity to 
assemble blocks and advance rezoning proposals. There are a number of planning 
proposals (at various stages) to rezone land within GMLRIA for urban development. 
Cumulatively, these planning proposals have the potential to accommodate more than 
48,978 new dwellings. 

Appin Valley 

Appin Valley Estate (by Walker Corporation) accommodates 336 lots ranging from 450sqm 

to 1,134sqm, and is understood to have sold out in 12-18 months, reflective of a strong 
annual take-up of 200-300 lots. The most popular lot size in this estate is understood to 
be 700sqm priced at circa $280,000, which is comparably priced to some 400sqm lots in 
the SWGC. Notably in the GMLRIA market smaller lot sizes have not been as popular as 
the area typically appeals to those buyers in search of larger lots at price levels they can 

afford. Larger blocks (circa 700sqm) dominate lot production and represent around 70% 
of overall lots while smaller blocks (400-450sqm) represent about 30% of overall lots.  

The range of lot sizes and price points from the Appin Valley latest release are $230,000 
(400sqm), $280,000 (700sqm) and upwards of $299,000 (>800sqm). It is understood that 
since the first release of lots, prices have increased by approximately 12%, wherein 
400sqm lots currently sell for $230,000 were released in Stage 1 at $205,000. The 700sqm 
lots have experienced the same proportional increase, originally selling for $245,000 in the 
first release and now selling for $280,000. 

Typical purchasers are not uncommonly first home buyers (including families relocating 
from areas such as Campbelltown as well as the South Coast) and investors. Anecdotal 
evidence suggests that approximately 80% of purchasers are owner occupiers. These 
buyers are attracted to the estate as the lots are affordable and in close proximity to 
beaches and the M7 Motorway. The majority of residents drive to work and typically work 
in the general region, in Campbelltown and Liverpool.    

Bingara Gorge  

Bingara Gorge (by Lend Lease) is another ongoing development in the GMLRIA. The estate 
contains approximately 1,165 lots at present (with approval for a total of 1,800 lots) which 
range from 250sqm-1,000sqm, the most popular lot sizes are those ranging from 600sqm-
700sqm. It is understood that enquiries for lots over 1,000sqm is frequent however the 
estate does not provide for lots of this size. Nonetheless, it is indicative of market demand 
for large lots.  

Bingara Gorge is marketed as a ‘community development’ focused around a golf course 

with higher sale prices commensurate with the lifestyle offer. The range of lot sizes and 
price points from Bingara Gorge the latest release are: $390,000 (400sqm) and $400,000-
$549,000 (600sqm-700sqm). It is evident that those which front the golf course achieve a 
higher purchase price. Many purchasers are understood to be families currently residing in 
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the Sutherland Shire, there are also some from Sydney. They are attracted to the estate 

due to the availability of large lots at prices they can afford as well as its close proximity 
to beaches.  

The Wilton Primary School in Bingara Gorge opened in 2011 and additionally making the 

development appealing to young families. The construction of a golf course and planned 
village centre (part of this has already been delivered) also cumulatively contribute to the 
appeal of Bingara Gorge.  

It is understood that future releases are expected to contain a number of smaller lots in 
the range of 400sqm-500sqm as well larger lots in the order of 700sqm. The proportion of 
smaller lots in future release is due to the configuration of the land, it is not purely due to 
market conditions although it is timely and in line with the way the market is moving – 

with some demand geared towards smaller lots.   

Table 4.2: Vacant Block Sales  

Address Lot Size (sqm) Sale Price Sale Date  Comments 

Bingara Gorge, Wilton 

2 Charlton St 330 $210,000  6-May-15 Vacant allotments 

22 Charlton St 377 $350,000 31-Jul-15 

32 Charlton St 429 $350,000 25-Sep-15 

Greenbridge Dr 672 $380,000 20-Oct-15 

23 Charlton St 771 $510,000 11-Dec-15 

25 Fairway Dr 1150 $520,000 27-Oct-15 

Appin Valley, Appin 

8 Kingfisher Rd 451 $305,000 9-Jun-15 This is the re-sale price, the land originally 
sold in November 2013 for $180,000 

10 Morice St 720 $410,000  5-Apr-16 This is the re-sale price, the land originally 
sold in August 2013 for $235,000 

98 Heritage Dr 804 $440,000 27-Jan-16 This is the re-sale price, the land originally 
sold in July 2014 for $298,000 

Source: RP Data (2016) 

Price points at Bingara Gorge are higher if compared to Appin Valley. For example, despite 

an increase in value (from $298,000 to $440,000) of nearly 50% in Appin Valley, a 804sqm 
block (440,000) in Appin Valley is cheaper than a 770sqm block ($510,000) in Bingara 
Gorge. This is primarily due to market positioning by the respective developers. 

4.3 Pricing and Affordability  

The tables below demonstrate the sales evidence comparison between GMLRIA and SWGC. 
The data reveals that prices in SWGC, Wollongong and Sutherland are higher in 
comparison.   

Table 4.3: Existing Dwellings Sales Comparison 

Lot Size GMLRIA  SWGC  Wollongong LGA Sutherland LGA  

<500sqm $500,000-$600,000 $600,000-$700,000 $500,000-$700,000 $650,000-$750,000 

500-600sqm $600,000-$700,000 $650,000-$800,000 $550,000-$900,000 $800,000-$1,200,000 

700-2,000sqm $700,000-$900,000 $700,000-$900,000 $650,000-$3,000,000 $800,000-$1,200,000 

10,000sqm+ $1m $1.8m-$5m N/A N/A 

20,000sqm+ $2m $1.8m-$7m N/A N/A 

   Source: RP Data (2016), AEC 

Table 4.4: Vacant Block Sales Comparison 

Lot Size GMLRIA  SWGC  

<400sqm $210,000-$350,000 $270,000-$350,000 

400-500sqm $300,000-$350,000 $350,000-$475,000 

600-700+sqm $400,000-$500,000 $750,000- $925,000 

   Source: RP Data (2016), AEC 
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The above comparison demonstrates the compelling value proposition offered by 

residential product in GMLRIA, particularly in the pricing of new subdivided blocks. 

4.4 Development Activity  

Current residential development in the GMLRIA is dominated by Appin Valley (Walker 
Corporation) and Bingara Gorge (Lend Lease). Development interest is observed to be 
gathering momentum as a range of planning proposals for rezoning are progressed. 

Development Pipeline  

The residential subdivision projects ongoing in the GMLRIA (Bingara Gorge and Appin 

Valley) are in progress at various stages of delivery (from subdivision application to 
construction). Furthermore, the table below indicates that there are around 48,978 
potential dwellings are proposed in various rezoning proposals. 

Table 4.5: Residential Planning Proposals (GMLRIA) 

Proposal  Area 
(ha) 

Residential 
Yield (dw) 

Employment 
Land (ha) 

Status  

Appin East  63 750 - Preliminary 
enquires  

Brooks Point Road, Appin  24 228 - Revised proposal 
being prepared  

Bulli-Appin Road - 20 - Gateway approval  

Glenlee (Camden-
Campbelltown) 

110  110 Gateway approval  

Macquariedale Road, 
Menangle 

60 340 - Post-exhibition  

Menangle Park Release 
Area  

888 3,400 - Gateway approval  

Moreton Park Road, 
Menangle  

600 390 240 Refused by JRPP 

Mt Gilead  210 1,500 - Post-exhibition  

South Campbelltown  946 12,000 - Referred to DPE 

Station Street, Menangle  38 350 - Post-exhibition  

West Appin (including 3 
individual planning 
proposals) 

3,437 18,000 373 Pre-Gateway  

Wilton Junction  2,774 12,000 181 Pre-Gateway  

Total  9,150 48,978 904  

Source: DPE (2015), DPE (2016) 

In Wilton Junction, Walker Corporation envisage in the order of 3,000 lots delivered to 
2036 subject to market. 

Development Site Sales  

Site sales in GMLRIA predominantly comprise rural lands, homesteads and rural residential 
properties. Sale prices observed range between $50,000/ha to $120,000/ha for sites 
greater than 10ha. Comparatively, prices paid for development sites in SWGC range from 
$2m/ha to $3m/ha. These price levels are distinctly higher than GMLRIA, yet lower than 

those currently witnessed in the NWGC which can be generally in excess of $3m/ha.  

The impact of a rezoning to urban (residential) uses on site values is unmistakable. Sites 
already zoned for residential development are observed to sell for 100% more than 
comparable sites that are still zoned rural. For example, sale of sites in Catherine Fields 
already zoned residential are analysed to achieve $1.3m/ha-$1.5m/ha, and circa only 
$700,000/ha if still zoned for rural uses. This demonstrates the impact an urban zoning 

has on development site values.  

The availability of relatively cheap land is a factor that underpins the lower nature of house 
prices witnessed in GMLRIA. 
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4.5 Implications for Housing Demand 

Research suggests that market demand is influenced not only by GMLRIA-specific 
characteristics but its competitive position is also underpinned by the relative appeal of 
comparable residential locations. The GMLRIA is a young and emerging residential location, 
and is the beneficiary of slower than planned pace of development in SWGC and NWGC.  

The cost of land is a major factor that underpins product pricing. In GMLRIA, developers 
are able to assemble development blocks at comparatively cheaper prices, hence 
commensurate product pricing.    

 Value for money and semi-rural lifestyle  
Purchasers are presently drawn to GMLRIA due to value for money and the semi-rural 
lifestyle that GMLRIA offers. The latter is causing demand for larger lot sizes, in the 
order of 600-700sqm+. Notwithstanding the lifestyle pull, affordability factors are 
causing purchasers who may be priced out of other areas to be drawn to a smaller 
residential product in GMLRIA.  

The GMLRIA is drawing purchasers from the Campbelltown and Wollongong who are 

seeking larger lots and non-urban lifestyle. Infrastructure issues (particularly road and 
transport infrastructure) will need to be resolved in order to ‘unlock’ the area and on a 
large scale, increase demand for smaller lot housing.  

The profile of market activity in GMLRIA is distinct from those of the NWGC and SWGC 
where housing typologies are increasingly focused on smaller lot sizes. The profile of 
market demand in GMLRIA is reminiscent of the NWGC and SWGC 8-10 years ago with 

lots sized 600sqm-700sqm the most popular among purchasers. With vacant blocks 
priced at $300,000-$400,000 purchasers are able to procure a fairly sizable home 
within a budget of $550,000-$700,000. The market was generally not interested in 
small lots in the NWGC and SWGC 8-10 years ago, seeking more 600sqm+ lots. As a 
consequence, lots smaller than 600sqm faced market resistance. As the area gained 
acceptance and house prices elsewhere began to increase, small lots became more 
sought after particularly in the last three years.  

 Price for assembling development sites    
While market and development activity is modest by comparison to NWGC and SWGC, 

current development is met with keen market interest and acceptance. The prices at 
which developers are able to assemble sites underlies comparatively cheaper product 
pricing. Development sites in GMLRIA can be assembled for 50,000/ha to $120,000/ha 
for sites greater than 10ha as opposed to $2m/ha to $3m/ha in SWGC.  

 Lot Sizes 

Existing lot sizes vary depending on which suburb the lots are located in. In Appin and 
Wilton the average lot size ranges from 1,000sqm to 2,000sqm, in Menangle Park tends 
to have lots of approximately 10,000sqm+. Lots located in new developments, such as 
Bingara Gorge and Appin Valley range in size from 330-1,000+sqm. Anecdotal evidence 
suggests at present the most popular lot size in the new estates ranges from between 
600sqm and 700sqm. 

 Future of GMLRIA 
Factors driving purchasers to GMLRIA are predominately value for money and the semi-
rural lifestyle that GMLRIA offers. The latter is causing demand for larger lot sizes, in 
the order of 600-700sqm. The GMLRIA is drawing purchasers from the Campbelltown 

and Wollongong areas who are seeking larger lots and non-urban lifestyle. 

That said, as urban services are established (retail facilities, schools, medical facilities), 
the profile of GMLRIA will lift. Astute developers will plan for a variety of housing 

product, from row housing/townhouse lots to larger lots, all to be staged over a number 
of years. 

A present, while GMLRIA is still an emerging market, a large proportion of demand will 
conceivably be for a larger product (500sqm-700sqm blocks). As the market matures 
and gains increased market acceptance, GMLRIA will establish as a residential 
destination in its own right, with a deeper market to draw from and consequently more 
acceptance of smaller and dense residential product. This is largely akin to the 

experience of the evolution of SWGC.     
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5. Housing Demand Projections  

Projections of housing demand for the North West Growth Centre (NWGC) and South West 
Growth Centre (SWGC) were previously developed in the earlier Priority Growth Areas 
Housing Market Needs Analysis for DPE.  

In brief, three models were used in developing these projections.  

 A ‘ratio model’, which takes official projections from DPE (2014b) for metropolitan 
Sydney and applies a shock to the official projections that results in population and 
households being transferred to the Priority Growth Areas from the rest of 
metropolitan Sydney.  

 An ‘equation model’, which uses historic econometric relationships for metropolitan 
Sydney local government areas between changes in dwelling stock and factors such 
as relative prices, distance friction (to the CBD), changes in households, and 

employment patterns. These relationships are then applied to the Priority Growth 
Areas to project dwelling demand, using results from the ratio model.  

 A ‘distribution model’, which distributes Priority Growth Areas dwelling demand 
projections from the equation model to each of the NWGC, SWGC and GMLRIA using 
qualitative weighted distribution criteria regarding the anticipated ‘attractiveness’ of 
each centre relative to each other. 

The result is distributed dwelling demand projections across the NWGC and SWGC. 

5.1 Scenarios Examined 

In the interest of context, the earlier modelling is presented with finer analysis carried out 
to understand potential implications for GMLRIA. 

Two demand scenarios were modelled with the ratio model, with the results then run 

through the equation model and distribution model to project aggregate dwelling demand 
for the GMLRIA.  

 Scenario 1: is based on an expectation that there is a modest 10% capture of new 
housing demand and consequently residential activity in the rest of metropolitan 
Sydney, which results in redistribution of dwelling demand to the GMLRIA as a result 
of inadequate progress of the priority growth areas for development. This is termed 

the ‘Low Scenario’. 

 Scenario 2: is premised on there being a 20% capture of new housing demand and 
consequent residential activity in the rest of metropolitan Sydney, which is 
redistributed to the GMLRIA as a result of even more constrained development progress 
in the priority growth areas. This is termed the ‘High Scenario’. 

A detailed summary of the results of these two scenarios for greenfield/release areas (in 
aggregate) is provided in Appendix A.  

Table 5.1: Projections of Dwelling Demand by Scenario for Greenfield Areas (in Aggregate) 

Scenario 2011 2016 2021 2026 2031 2036 Change (2011 
to 2036) 

Scenario 1 (10%) 25,077 43,572 62,591 81,375 100,077 123,078 98,001 

Scenario 2 (20%) 25,077 58,183 92,128 125,524 158,722 200,700 175,623 

Source: AEC, DPE (2014b)  

Following the projection of aggregate dwelling demand, the capacity of each priority 
growth area (NWGC and SWGC) over the projection period to accommodate projected 
demand is considered. Any shortfall in capacity to meet the projected demand results in 

unmet demand, termed ‘Overflow’. The unmet demand is presumed to ‘overflow’ to 
GMLRIA. Each demand scenario is presented and discussed separately. 
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5.2 Dwelling Demand Projections 

In the earlier study for DPE, after the demand scenarios were modelled in section 5.1, the 
market capacity of NWGC and SWGC to meet projected demand was examined.  

Working with Mott MacDonald who were engaged by DPE, the market realities of housing 
supply were investigated by applying capacity constraints where: 

 Known services infrastructure lags; 

 Where land is held in fragmented ownership; 

 There is lack of available services infrastructure; 

 Issues of financial feasibility where for example landowner expectations make site 
assembly a prohibitive exercise. 

Together, the above factors can cumulatively impact the capacity of land to deliver new 
housing. Notwithstanding financial feasibility, owner objectives need to be aligned for 
developers to successfully acquire sites for development.  

The above factors were scored and percentages were applied to each precinct in NWGC 
and SWGC to reflect the likelihood of housing delivery within the projection period. This 

process is referred to as ‘With Capacity Constraints’. 

For the purposes of applying capacity constraints, the following factors are considered: 

 Availability of services infrastructure. 

 Existing lot and ownership patterns. 

 Current development activity and development pipeline. 

 Nature and magnitude of development interest. 

The analysis found that both NWGC and SWGC are capacity constrained, and accordingly 
both are challenged from a housing delivery perspective. After applying the capacity 
constraints, there was found likely be unmet demand in NWGC and SWGC. This ‘unmet 
demand’ is referred to as the ‘Overflow’, of which GMLRIA could play a part in meeting. 

The following sections consider each scenario (Low and High) in further detail. 

5.2.1 Scenario 1 (Low Scenario) 

Dwelling Projections 

Dwelling projections by Priority Growth Area were initially undertaken without 
consideration of capacity constraints (‘Without Capacity Constraints’). These were then 
compared to projections incorporating expected capacity constraints in SWGC and NWGC 
to identify a projected overflow of demand (i.e. unmet demand) for dwellings in the GMLRIA 
(‘Overflow’).  

Any overflow for either the SWGC or NWGC was reallocated in the first instance to the 
other priority growth area where there was spare capacity (e.g., if the SWGC was over 

capacity, the overflow was reallocated to the NWGC if it had remaining capacity).  

Table 5.2: Distributed Projections of Dwellings, Scenario 1 

Priority Growth 
Area 

2011 2016 2021 2026 2031 2036 Change (2011 
to 2036) 

Without Capacity Constraints 

SWGC 5,348 15,434 25,806 36,392 46,932 59,895 54,548 

NWGC 10,279 18,688 27,335 35,533 43,695 53,733 43,454 

Total 15,627 34,122 53,141 71,925 90,627 113,628 98,002 

With Capacity Constraints 

SWGC 5,348 6,948 17,320 27,906 38,446 55,546 50,199 

NWGC 10,279 16,119 26,198 34,396 42,558 47,026 36,747 

Total 15,627 23,067 43,518 62,302 81,004 102,572 86,946 
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Priority Growth 
Area 

2011 2016 2021 2026 2031 2036 Change (2011 
to 2036) 

Overflow 

SWGC - 8,487 8,487 8,487 8,487 4,349 4,349 

NWGC - 2,569 1,137 1,137 1,137 6,707 6,707 

Total - 11,056 9,624 9,624 9,624 11,056 11,056 

*Totals may be different due to rounding 

Source: AEC, DPE (2014b)  

After entering the expected capacity to accommodate additional dwellings in each Priority 
Growth Area, demand for dwellings in the SWGC is projected to exceed capacity in 2016 
by 8,487 dwellings, and likewise in the NWGC demand is projected to exceed capacity by 

2,569 in 2016. This suggests an immediate supply issue (unmet demand of 11,056 
dwellings in 2016). 

5.2.2 Scenario 2 (High Scenario) 

Dwelling Projections 

Similar to Scenario 1, dwelling projections by priority growth area were initially undertaken 
without consideration of capacity constraints (‘Without Capacity Constraints’). These were 
compared to projections incorporating expected capacity constraints in SWGC and NWGC 

(‘With Capacity Constraints’) to identify a projected overflow of demand for dwellings in 
the GMLRIA (‘Overflow’).  

Where no constraints are present, dwelling demand in the SWGC is projected to be 97,755 
additional dwellings between 2011 and 2036, while dwelling demand in the NWGC is 
projected to be 77,868 additional dwellings over the projection period.  

Table 5.3: Distributed Projections of Dwellings, Scenario 2 

Centre 2011 2016 2021 2026 2031 2036 Change (2011 
to 2036) 

Without Capacity Constraints 

SWGC 5,348 23,402 41,915 60,736 79,445 103,103 97,755 

NWGC 10,279 25,331 40,763 55,338 69,827 88,147 77,868 

Total 15,627 48,733 82,678 116,074 149,272 191,250 175,623 

With Capacity Constraints 

SWGC 5,348 6,948 19,598 39,198 62,266 88,540 83,192 

NWGC 10,279 16,119 37,225 42,037 43,160 47,026 36,747 

Total 15,627 23,067 56,823 81,235 105,426 135,566 119,939 

Overflow 

SWGC - 16,455 22,317 21,538 17,179 14,563 14,563 

NWGC - 9,211 3,538 13,301 26,667 41,121 41,121 

Total - 25,666 25,855 34,839 43,846 55,684 55,684 

   Source: AEC, DPE (2014b)  

After entering the expected capacity to accommodate additional dwellings in each Priority 

Growth Area, demand for dwellings in the SWGC is projected to exceed capacity in 2016 
by 16,455 dwellings, and likewise in the NWGC demand is projected to exceed capacity by 
9,211 in 2016. This suggests an immediate term supply issue (unmet demand of 25,666 
dwellings) and cumulative unmet demand of 55,684 dwellings* by 2036. This is also 
referred to as ‘the Overflow’. 

*the physical limitations of the ability of GMLRIA to deliver 55,684 dwellings is recognised 

and discussed in section 5.5. 

Table 5.2 and Table 5.3 demonstrate that if the SWGC and NWGC are not constrained and 
are able to meet demand, there would be consequently much less 'overflow’ or unmet 
demand for GMLRIA to accommodate.  
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5.3 Projected Dwellings by Type 

Detached houses were the predominant dwelling type in the GMLRIA in 2011, making up 
90% or more of dwellings in each priority growth area. Projections by dwelling type are 
outlined in Table 5.4 and show that while detached houses are projected to remain the 
dominant type of dwelling, semi-detached dwellings and flats/units are projected to 
contribute an increasing share of dwellings compared to 2011.Table 5.5 shows the 
percentage change in type of dwellings towards 2036.    

While projections were carried out from the base year of 2011, it is understood that a 

modest amount, circa 300-400 lots have been approved between 2011 and 2016. 
Accordingly, we consider the projected demand between 2011 and 2016 to still be a valid 
starting point.   

Table 5.4: Distributed Projections of Dwellings GMLRIA, Scenario 1 and 2 

Dwelling Type 2011 2016 2021 2026 2031 2036 Change 
(2011 to 

2036) 

Scenario 1 

Detached House 8,492 18,208 18,208 18,208 18,208 18,208 9,716 

Semi-Detached House 749 1,782 1,782 1,782 1,782 1,782 1,033 

Flats/ Units 186 471 471 471 471 471 285 

Other Dwelling Type 23 44 44 44 44 44 21 

Total 9,450 20,505 20,505 20,505 20,505 20,505 11,055 

Scenario 2 

Detached House 8,492 31,049 31,211 38,753 46,136 55,606 47,115 

Semi-Detached House 749 3,148 3,168 4,262 5,485 7,261 6,512 

Flats/ Units 186 847 853 1,193 1,589 2,181 1,995 

Other Dwelling Type 23 73 73 82 86 86 63 

Total 9,450 35,116 35,305 44,289 53,296 65,134 55,684 

Source: AEC, ABS (2015), DPE (2014b) 

Table 5.5: Distributed Projections of Dwellings GMLRIA, Scenario 1 and 2  

Dwelling Type 2011 2016 2021 2026 2031 2036 

Scenario 1 

Detached House 89.9% 87.9% 85.9% 83.9% 82.0% 80.0% 

Semi-Detached House 7.9% 9.3% 10.8% 12.2% 13.6% 15.0% 

Flats/ Units 2.0% 2.6% 3.2% 3.8% 4.4% 5.0% 

Other Dwelling Type 0.2% 0.2% 0.1% 0.1% 0.0% 0.0% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Scenario 2 

Detached House 89.9% 87.9% 85.9% 83.9% 82.0% 80.0% 

Semi-Detached House 7.9% 9.3% 10.8% 12.2% 13.6% 15.0% 

Flats/ Units 2.0% 2.6% 3.2% 3.8% 4.4% 5.0% 

Other Dwelling Type 0.2% 0.2% 0.1% 0.1% 0.0% 0.0% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: AEC, ABS (2015), DPE (2014b) 

Note that these are aggregate projections (i.e. they do not consider specific area 
characteristics of Wilton v Menangle Park v Mount Gilead for example). The distribution of 

demand projections across GMLRIA will depend on developer interest and environmental 
capacity of Wilton, Menangle Park and Mount Gilead respectively.  

The method used for projecting dwellings by type is outlined in Appendix A. 
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5.4 Population Projections 

Population projections by five yearly age groupings for 2011, 2021 and 2036 are presented 
in Table 5.6 and Table 5.7. The method used to develop projections of population by age 
is outlined in Appendix A. 

Table 5.6 investigates Scenario 1 both without and with the capacity constraints identified 
in section 5.2. Table 5.7 investigates Scenario 2 both without and with the capacity 
constraints identified in section 5.2. These projections are tied to the demand projections 
and are not reflective of likely take-up rates in the GMLRIA.    

Table 5.6: Population Projections Scenario 1 

Age Population Percent of Total 

2011 2021 2036 2011 2021 2036 

Without Capacity Constraints 

0-4 2,032 2,142 1,909 7.2% 7.8% 7.1% 

5-9 2,023 2,100 2,016 7.2% 7.7% 7.5% 

10-14 2,161 1,962 2,047 7.6% 7.2% 7.6% 

15-19 2,353 1,905 1,953 8.3% 7.0% 7.3% 

20-24 2,113 1,700 1,497 7.5% 6.2% 5.6% 

25-29 1,827 1,631 1,299 6.5% 6.0% 4.9% 

30-34 1,625 1,716 1,379 5.7% 6.3% 5.2% 

35-39 1,789 1,860 1,621 6.3% 6.8% 6.1% 

40-44 1,962 1,881 1,952 6.9% 6.9% 7.3% 

45-49 2,200 1,933 2,023 7.8% 7.1% 7.6% 

50-54 2,214 1,774 1,661 7.8% 6.5% 6.2% 

55-59 1,856 1,619 1,439 6.6% 5.9% 5.4% 

60-64 1,648 1,617 1,347 5.8% 5.9% 5.0% 

65-69 956 1,236 1,222 3.4% 4.5% 4.6% 

70-74 608 1,017 1,183 2.2% 3.7% 4.4% 

75-79 388 610 937 1.4% 2.2% 3.5% 

80-84 256 333 662 0.9% 1.2% 2.5% 

85+ 255 354 632 0.9% 1.3% 2.4% 

Total 28,268 27,388 26,779 100.0% 100.0% 100.0% 

With Capacity Constraints 

0-4 2,032 4,647 4,143 7.2% 7.8% 7.1% 

5-9 2,023 4,557 4,375 7.2% 7.7% 7.5% 

10-14 2,161 4,256 4,442 7.6% 7.2% 7.6% 

15-19 2,353 4,134 4,237 8.3% 7.0% 7.3% 

20-24 2,113 3,688 3,249 7.5% 6.2% 5.6% 

25-29 1,827 3,539 2,820 6.5% 6.0% 4.9% 

30-34 1,625 3,724 2,993 5.7% 6.3% 5.2% 

35-39 1,789 4,035 3,517 6.3% 6.8% 6.1% 

40-44 1,962 4,082 4,235 6.9% 6.9% 7.3% 

45-49 2,200 4,194 4,390 7.8% 7.1% 7.6% 

50-54 2,214 3,850 3,604 7.8% 6.5% 6.2% 

55-59 1,856 3,512 3,122 6.6% 5.9% 5.4% 

60-64 1,648 3,508 2,923 5.8% 5.9% 5.0% 

65-69 956 2,683 2,652 3.4% 4.5% 4.6% 

70-74 608 2,206 2,567 2.2% 3.7% 4.4% 

75-79 388 1,323 2,033 1.4% 2.2% 3.5% 

80-84 256 722 1,437 0.9% 1.2% 2.5% 

85+ 255 768 1,370 0.9% 1.3% 2.4% 

Total 28,268 59,430 58,108 100.0% 100.0% 100.0% 

Source: AEC, ABS (2014; 2013), DPE (2014e) 
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Table 5.7: Population Projections Scenario 2 

Age Population Percent of Total 

2011 2021 2036 2011 2021 2036 

Without Capacity Constraints 

0-4 2,032 2,142 1,909 7.2% 7.8% 7.1% 

5-9 2,023 2,100 2,016 7.2% 7.7% 7.5% 

10-14 2,161 1,962 2,047 7.6% 7.2% 7.6% 

15-19 2,353 1,905 1,953 8.3% 7.0% 7.3% 

20-24 2,113 1,700 1,497 7.5% 6.2% 5.6% 

25-29 1,827 1,631 1,299 6.5% 6.0% 4.9% 

30-34 1,625 1,716 1,379 5.7% 6.3% 5.2% 

35-39 1,789 1,860 1,621 6.3% 6.8% 6.1% 

40-44 1,962 1,881 1,952 6.9% 6.9% 7.3% 

45-49 2,200 1,933 2,023 7.8% 7.1% 7.6% 

50-54 2,214 1,774 1,661 7.8% 6.5% 6.2% 

55-59 1,856 1,619 1,439 6.6% 5.9% 5.4% 

60-64 1,648 1,617 1,347 5.8% 5.9% 5.0% 

65-69 956 1,236 1,222 3.4% 4.5% 4.6% 

70-74 608 1,017 1,183 2.2% 3.7% 4.4% 

75-79 388 610 937 1.4% 2.2% 3.5% 

80-84 256 333 662 0.9% 1.2% 2.5% 

85+ 255 354 632 0.9% 1.3% 2.4% 

Total 28,268 27,388 26,779 100.0% 100.0% 100.0% 

With Capacity Constraints 

0-4 2,032 8,001 13,159 7.2% 7.8% 7.1% 

5-9 2,023 7,847 13,897 7.2% 7.7% 7.5% 

10-14 2,161 7,328 14,108 7.6% 7.2% 7.6% 

15-19 2,353 7,118 13,459 8.3% 7.0% 7.3% 

20-24 2,113 6,351 10,320 7.5% 6.2% 5.6% 

25-29 1,827 6,094 8,957 6.5% 6.0% 4.9% 

30-34 1,625 6,411 9,506 5.7% 6.3% 5.2% 

35-39 1,789 6,948 11,171 6.3% 6.8% 6.1% 

40-44 1,962 7,028 13,453 6.9% 6.9% 7.3% 

45-49 2,200 7,221 13,944 7.8% 7.1% 7.6% 

50-54 2,214 6,629 11,447 7.8% 6.5% 6.2% 

55-59 1,856 6,047 9,917 6.6% 5.9% 5.4% 

60-64 1,648 6,040 9,283 5.8% 5.9% 5.0% 

65-69 956 4,619 8,423 3.4% 4.5% 4.6% 

70-74 608 3,798 8,153 2.2% 3.7% 4.4% 

75-79 388 2,278 6,458 1.4% 2.2% 3.5% 

80-84 256 1,244 4,566 0.9% 1.2% 2.5% 

85+ 255 1,322 4,353 0.9% 1.3% 2.4% 

Total 28,268 102,323 184,575 100.0% 100.0% 100.0% 

   Source: AEC, ABS (2014; 2013), DPE (2014e) 

The age profile in the GMLRIA is projected to experience less of a shift from the existing 
age profile. People aged between 20 years and 65 years are projected to account for 
53% of the GMLRIA population in 2036, a reduction of just 8 percentage points from 
53% in 2011. People aged 65 years and older accounted for just 8.7% of the population 

in 2011 and this is projected to increase to 17.3% by 2036. 
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5.5 Implications for Housing Demand  

Demand for housing in GMLRIA as the projections suggest, is at present, dependent on the 
capacity of the priority growth areas (particularly the SWGC) to accommodate housing 
demand. Capacity of the priority growth areas is influenced by infrastructure services 
availability as well as availability of consolidated sites suitable for development. 

While physical delivery of dwellings in the priority growth areas (and indeed urban areas 
in the South West) will affect the extent of demand felt in GMLRIA, GMLRIA has competitive 
advantages already driving demand and market appeal. 

It is difficult to definitively predict market demand in 20 years, however the evolution of 
the SWGC is likely a good benchmark.  

The SWGC commenced as a location for larger residential product, appealing to those who 
were priced out of inner and middle ring suburbs and who could not afford to buy, for 
example, a 600sqm block with house. As the SWGC began to establish itself and emerge 
as a market in its own right, its profile lifted and market acceptance grew. Owing to site 
capacity, environmental constraints and non-alignment of infrastructure services 

availability, supply and delivery issues became apparent. An inability of supply to pace 
demand resulted in a contested environment where prices increased strongly, pricing many 
out of the area.  

Early development in GMLRIA benefitted from the ‘overflow’ (unmet demand) from SWGC, 
purchasers either targeting larger blocks (600-700sqm) at comparatively cheaper prices 
or smaller blocks at even cheaper prices. 

At present and certainly in the short term before GMLRIA establishes and matures, large 
scale demand for product therein will conceivably be linked to the delivery challenges of 
SWGC and NWGC to a lesser extent.  

At present, ABS dwellings data affirm the composition of dwelling type in GMLRIA is 
overwhelmingly dominated by detached stock. A lift in its profile and establishment of a 
greater level of urban services will in time be met with increased demand for smaller and 
more dense residential product. 

The issue of the evolution of housing formats depends on a number of issues:  

 Development feasibility 
The ability to deliver different type of housing formats will depend on what is feasible 
to develop. The cost of land is a key factor to development feasibility. A requirement 
to assemble sites from multiple landowners with unrealistic expectations does not bode 
well for development feasibility compared to say if a developer is able to release 
holdings from landbanks. 

 Market preference and lifestyle 
Purchasers of dwellings in GMLRIA gravitate to the area due to the lifestyle offer that 
enables them to combine a semi-rural and urban lifestyle. As a consequence those 
purchasers have a preference for larger sized blocks. 

 Affordability and ability of key markets to pay for product 
Central to the issue of housing formats in demand will be the relative affordability of 

the larger product that is currently on offer. Should this larger product (600-700sqm) 
blocks edge to unaffordable levels, the market could then look to smaller product as a 

solution to pricing and affordability.  

That said, there are purchasers whose budgets do not permit a 600sqm block of land 
with house these purchasers only able to afford a townhouse or attached dwelling at 
sub-$500,000. While this group of purchasers may at present be relatively minor, this 
group is likely to grow as GMLRIA becomes an established residential market. 

 Physical limitation 
It is acknowledged that there is a physical limitation to how many lots can be delivered. 
Precincts like Edmondson Park, Oran Park and Turner Road (SWGC) delivered 
approximately 150, 200 and 250 lots respectively per year from 2011-2014. These take 
up rates are used as a proxy to forecast take up in GMLRIA. Our enquires identify lot 
take up within Appin Valley to be 200-300 lots per year which is marginally higher than 
the above rates in Edmondson Park, Oran Park and Turner Road. This is not surprising 

given the minimal development fronts in GMLRIA during the delivery of Appin Valley.  
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Owing to the effects of competition the progress of multiple developments conceivably 

has an impact to reduce the average take up across all developments.    

In the early years (say first 5 years), one or two development fronts could potentially 
see take-up of 50-100 lots each, thereby increasing to 100-200 lots per development 

front, potentially ramping up to 500-1,000 lots overall where there are multiple 
development fronts in GMLRIA. Take-up is dependent on a variety of factors including 
pricing and product type. A diverse product offer will experience higher take-up, 
appealing to a greater section of the market.  

If the evolution of SWGC is relied on as a proxy, dwelling formats could potentially increase 
in density as GMLRIA progressively gains market acceptance and becomes established as 
a residential destination.  
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6. Findings and Conclusion  

6.1 Nature of Housing Demand  

While GMLRIA has within it some established residential stock that exists and therein a 

market for its housing, the market for housing in GMLRIA is relatively modest.  

Housing affordability and the semi-rural lifestyle continues to be an attractor for those 
seeking to locate in GMLRIA. Increasingly the GMLRIA is drawing people in search of more 
affordable housing options and a less urban lifestyle comparative to Campbelltown/ 
Liverpool, Southerland Shire and the South Coast. As such, the relative position of GMLRIA 
to these other areas in terms of price and product/lifestyle offer is important to its 

competitive position.  

At present GMLRIA offers an affordable alternative to those priced out of other areas 
including SWGC. Purchasers may seek to acquire a 600sqm block for a relatively cheap 
price compared to that which they would have to pay in SWGC. Equally, purchasers who 

may not even be able to afford a 600sqm may seek to acquire a smaller dwelling (e.g. 
townhouse or attached) for sub-$500,000. 

At present, GMLRIA is a beneficiary of SWGC’s constraints to housing delivery. Slower than 

anticipated pace of development in the SWGC has resulted in tight supply and consequently 
through contestability driven prices to levels beyond the reach of some. The implications 
are a keen market interest in GMLRIA for affordable and cheaper product. 

Dwelling Type and Density (to 2036) 

The dwelling projections demonstrate that in the low scenario GMLRIA would need 11,055 
additional dwellings by 2036 and in the high scenario GMLRIA would need 55,684 additional 
dwellings by 2036. This is predicated on the priority growth areas (North West and South 

West) experiencing some constraints to development delivery.  

As at 2011, the most common dwelling type in GMLRIA was detached dwellings (around 
90%). Based on the key drivers of demand (housing affordability and lifestyle choice), it is 

not envisaged that this will change significantly over time. A realistic assumption could be 
that the dwelling mix by 2036 would comprise 80% detached dwellings, 15% row housing/ 
townhouses and 5% apartments. Table 6.1 indicates dwelling density that could be planned 

for both now and in the future.  

Increased densities would likely occur towards the end of the build out, once the area 
establishes itself.  

Table 6.1: Dwelling Type and Density (to 2036) 

Dwelling Type 2016 2036 

% Dwelling Density (dw/ha) % Dwelling Density (dw/ha) 

Detached   90% 15-20 80% 15-20 

   400-500sqm 20% 18-20 45% 18-20 

   600-700sqm 70% 15-18 50% 15-18 

   800sqm+ 10% 10-15 5% 10-15 

Semi-detached  8% 30-35 15% 30-35 

Apartments  2% 60-70 5% 60-70 

Wilton v Menangle Park/Mount Gilead 

While these release areas are still relatively undeveloped, the limitations of relying on a 
small sample of new developments as a proxy for predicting the future are acknowledged.  

Bingara Gorge currently attracts the executive level buyer, this is due to the fact that it 
provides good access to the M5 motorway which provides access to Sydney CBD, Sydney 

Airport, Bowral and Wollongong beaches. The area attracts professionals who commute to 
Sydney for work, yet are after a more relaxed lifestyle away from urban areas.  

The Bingara Gorge development has helped raise the profile of the area. Moving forward it 
is expected that Wilton will continue to attract this type of buyer, however its buyer profile 



 Greater Macarthur Land Release Investigation Area 
Housing Demand Analysis 

 

40 

will broaden as multiple development fronts occur and particular as the area becomes 

replete with social infrastructure and urban services. 

Both Menangle Park and Mount Gilead at present appeal to different market segments. 
Owing to legacy uses, Menangle Park attracts families while Mount Gilead is occupied by 

an ageing resident population. As the areas become more urbanised, it could be expected 
that these areas will start to appeal to a broader segment of the market.  

Astute developers will plan for a variety of product type to increase their market appeal 
and accelerate take-up on several development fronts. Even though Bingara Gorge is 
positioned as an executive and premium type product, it is to be expected that subsequent 
stages in Wilton will accommodate a diverse product offering.  

6.2 Scenario Analysis 

Western Sydney Airport 

Western Sydney Airport will be important as Sydney’s second airport and will be a major 

stimulus to the Western Sydney economy. It is envisaged that over the long term, Western 
Sydney Airport will transform and drive future investment and jobs growth in Western 

Sydney. This has the potential to impact the role of the broader South West region 
(including GMLRIA) as a location for housing for those working at the airport. 
Notwithstanding, GMLRIA is approximately 35km south of the airport (at its closest point). 
The SWGC would be closer for airport workers to reside.  

Given GMLRIA’s distance from the airport and Broader WSEA (35km), the key factor that 
could draw airport workers to the GMLRIA for housing is affordability. If workers are unable 

to afford housing in the SWGC, they may consider GMRIA as an alternative. However, this 
is dependent on prices in GMLRIA remaining relatively affordable compared to those in 
SWGC.  

Journey-to-work analysis in section 2.5.2 indicates a strong direct correlation between 
choice of residence location and relative affordability. While it is a truism that people 
prefer to live near where they work, the reality of housing affordability is a compelling 
one that underpins housing choice and location. 

The analysis shows that lower income workers gravitate to locations where median house 
prices are lower - these may or may not be in close proximity to their place of work. This 
would suggest any role that GMLRIA plays in accommodating the housing needs of the 
new airport and Broader WSEA workforce will be dependent on the price v value 
proposition of residential product therein. 

Additionally, in order to draw airport workers to reside in GMLRIA, there would need to be 
adequate access to the new airport and as yet no transport infrastructure is planned from 

GMLRIA to the future airport. 

In 2031, an estimated 8,730 jobs are expected to be located on site at the Western Sydney 
Airport.  

Analysis of Sydney Airport journey-to-work data demonstrates that of the top 15 locations 
of where workers reside, around 26% live more than 30 minutes from the airport (this is 
equivalent to the distance of the future Western Sydney Airport and GMLRIA). If GMLRIA 

captured say 20% of these 8,730 workers, there would be consequent demand for housing 
to accommodate nearly 1,800 workers (and households), equating to as many dwellings.  

If effective access to and from Western Sydney Airport and GMLRIA is established and 
dwelling prices in GMLRIA remain lower in comparison to other locations (i.e. SWGC), 
GMLRIA could potentially capture as many as 30% of airport workers which could equate 
to 2,619 workers and as many dwellings.       

West Appin Land Release 

The release of additional land at West Appin has the potential to accommodate some 
18,000 dwellings. This could cater to some of the dwelling demand in GMLRIA, however, 
the extent to which additional capacity is required at West Appin is primarily dependent on 
how Wilton, Menangle Park and Mount Gilead deliver housing.  
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The pace of delivery in SWGC and NWGC (to a lesser extent) will also influence if the 

release of lots at West Appin is required. In particular, if infrastructure and servicing in the 
SWGC continue to improve and density delivered in the SWGC increases, more lots will be 
delivered to the market and in a timely manner. This could mean a lesser role for GMRLIA 

to play in providing housing to meet demand. On the other hand, if the NWGC and SWGC 
continue to be constrained in delivery of housing GMLRIA will play a greater role in meeting 
housing demand.  

The issue of necessity of land at West Appin to be released additionally depends on the 
ability of the designated priority growth areas (Wilton and Menangle Park/Mount Gilead) to 
accommodate projected housing demand.  

In the low projections scenario the GMLRIA will need to provide 11,055 dwellings and in 

the high projections scenario it will need to provide 55,684 dwellings to 2036. Even if an 
‘overflow’ of 55,684 dwellings resulted, i.e. there was unmet demand of 55,684 dwellings 
for GMLRIA to accommodate, it is unlikely to be physically possible for this number of 
dwellings (2,200 dwellings per year) to be delivered to 2036. GMLRIA would hence only be 
able to meet a proportion of the 55,684 dwellings, the remainder having to be met 

elsewhere.  

Referring to Table 4.5, there appears to be in excess of 15,000 dwellings that could 
potentially commence within five years. Beyond that there could potentially be another 
12,000 dwellings (South Campbelltown). This analysis suggests there is potential capacity 
in the immediate term to accommodate short term demand (25,666 dwellings in the first 
five years in the high projections scenario). Subject to these dwellings coming on-line, 
there would be no urgency for land at West Appin. 

GMLRIA is not an established market yet. As such, a controlled amount of land should be 

released over the next 10-15 years to be build market acceptance before 18,000 lots in 
West Appin is considered for release. 

We would recommend close monitoring by DPE of delivery progress in the priority growth 
areas to ascertain if housing demand is being met. Ultimately the role and timing for the 
release of West Appin lands is dependent on the capacity and ability for projected housing 
demand to be met in the already designated priority growth areas. 
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Appendix A: Housing Demand Projection 
Methodology  

Overview 

Planning for society’s present needs is categorically less complex than trying to predict 
what those needs might be in the future. The main purpose for dwelling and growth 
forecasting is to assist decision makers and land use planners on the future use of land as 
well as the quantum required to accommodate that growth.  

It is important to understand the difference between possible views of the future. The ABS 

makes the following distinctions: 

 Projection: A projection simply indicates a future value for the population if the set of 
underlying assumptions occur. Projections indicate what future values for the population 
would be if the assumed patterns of change were to occur. There are not a prediction 

that the population will change in this manner. 

 Forecast: In a forecast, the assumptions represent expectations of actual future events. 
Forecasts speculate future values for the population with a certain level of confidence, 

based on current and past values as an expectation (prediction) of what will occur. 

 Target: A target is a statement of aspiration or a goal, and not necessarily an 
expectation, a “what-if” or a possibility. 

The process of developing dwelling projections to ascertain the likely nature and quantum 
of residential growth and associated demand for dwellings is accepted practice for long 
term, strategic land use planning. Dwelling projections seek to understand past growth and 
change based on ABS demographic and population data, forward projections are then made 

on the basis of historical growth trends and distribution of dwellings. 

In the case of the Study Area, owing to limited historical dwelling and residential activity, 
developing dwelling projections with a level of certainty is challenging. New major items 

of economic infrastructure (e.g. airport, train line, regional highway, etc.) all have the 
potential to be game-changing. Employment and population patterns are likely to 
assume completely new growth trajectories resulting from the release and rezoning of 

Greenfield areas. Relative house prices, distance (travel times) to employment centres 
and employment patterns all have the ability to cumulatively influence where and how 
many dwellings are demanded. 

AEC is therefore of the view that a slightly different approach needs to be taken to 
estimate the quantum of dwellings that should be catered for in the future. Rather than 
looking to the Study Area’s past to project what might happen in the future, we have 
examined a series of relationships that influence changes in dwelling stock in 

metropolitan Sydney. Overall projected population growth in NSW and metropolitan 
Sydney (official DPE projections) is assumed to be unchanged, instead modelling housing 
demand and distribution patterns in the Study Area based on a projected ‘foundation 
view’ of change underpinned by a shift in demand from existing suburbs to Greenfield 
suburbs (i.e., to those in the Priority Growth Areas). This allows an understanding of the 
potential demand for new dwellings that could result in the Study Area following a 

redistribution of dwelling activity from the rest of metropolitan Sydney. 

The Study has developed a unique modelling approach, combining two models, to enable 
the projection of dwelling need in the Study Area for the period from 2011 to 2036. The 
modelling incorporates official projections of population, households and dwellings for 
metropolitan Sydney (DPE, 2014d), divided into the Study Area and the Rest (i.e. balance 
of metropolitan Sydney). 
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Models Used 

Three models are used in developing projections of dwelling demand across the Study Area 
(Priority Growth Areas which encompass the North West Growth Centre and South West 
Growth Centre). 

Ratio Model 

This is a model of basic ratios, and trends in these ratios, which deconstruct these variables 
and tie them together over time. A simulated shock (a nominated percentage) in this model 
precipitates a redistribution of activity in these official projection variables within 

metropolitan Sydney, particularly to the Study Area.  

The redistribution of population activity is an input into the second model - the equation 
model. 

Equation Model 

The equation model is a historical estimation, using a combination of time series and cross 
sectional regional data for metropolitan Sydney, of an econometric relationship, modelling 
changes in dwelling stock determined by explanatory variables, i.e. relative house prices, 

distance friction, employment patterns and changes in households.  

The projections from the equation model are linked to those of the ratio model, in that the 
ratio model supplies a projected ‘foundation’ view of changes in households in the Study 
Area. The default setting of the other explanatory variables to zero change (i.e. assuming 
they are constant from 2011) in the projection period tends to dampen the growth of 
projected dwelling stock in the equation model. For example, a change in the distance 

friction variable would change projected growth of dwelling stock in the Study Area (for 
instance, reduced travel times following the completion of a train line and train stations 
would increase growth in dwelling stock in the Study Area).  

The ability to develop scenarios for the future path of the explanatory variables in the 
equation model, and for this to be applied to each of the priority growth areas within the 
combined Study Area, makes the equation model the primary projection modelling tool. 

The projected dwelling demand (in aggregate) is an input into the third model - the 

distribution model.   

Growth Centre Distribution Model 

Projections of dwelling demand in the Study Area from the equation model are distributed 
to each of the priority growth areas using qualitative weighted distribution criteria 
regarding the anticipated ‘attractiveness’ of each centre relative to each other.  

Five criteria were used, with each centre scored based on a value from 1 to 3, with the 3 
being the highest score (i.e., most attractive centre for the corresponding criteria), and the 

other centres given a relative score for the criteria compared to the most attractive centre. 
This was not necessarily a ranking of 1 through 3, as some centres may score equally on 
certain criteria.  

The five criteria each centre was scored on were: 

 Affordability: how affordable the centre is in considerable of likely price points and 
incomes of those migrating to the centre. 

 Proximity/ Access to CBD: the relative accessibility of the priority growth area to the 
Sydney CBD. 

 Proximity/ Access to Key Employment Centres: the relative accessibility of 
residents of the centre to nearby jobs.  

 Transport Infrastructure Access: overall accessibility and functionality of transport 
networks linking the priority growth area to other areas of Sydney. 

 Social Infrastructure: proximity to and quality of social infrastructure supporting the 

centre (e.g., health centres, education, community, recreational).  
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Each of the centres were scored against the five criteria for the years 2016, 2021, 2026, 

2031 and 2036. Equal weightings were applied to each criteria in each time period.  

The sum product of the scores for each priority growth area in each time period were 
squared to provide a final score, which was used to reflect the ‘attractiveness’ of each area 

and provide a relative share of total demand to apportion to each area.  

Supply constraints were also factored into the distribution to priority growth areas. Where 
demand was projected to exceed supply capacity for an area, excess demand was 
reallocated to other priority growth area based on their relative attractiveness score. 

Summary of Demand Projections (in Aggregate) 

This section outlines demand projections for the Study Area as a whole as modelled using 
the ratio and equation models, which are compared against baseline (official) projections 
for the combined Study Area and Rest of Metropolitan Sydney. Two demand scenarios are 
modelled and their results compared against the baseline (official) projections.  

 The first scenario is based on an expectation that there is a modest 10% capture of new 

housing demand and consequently residential activity of metropolitan by the Study Area 

as a result of progression/preparation of the Priority Growth Areas for development. This 
is termed a ‘Low Scenario’. 

 The second is premised on there being a 20% capture of new housing demand and 
consequent residential activity of metropolitan Sydney, which is redistributed to the 
Study Area. This is termed a ‘High Scenario’. 

A previous version of the metropolitan plan (Metropolitan Plan for Sydney 2036 released 

in 2010) articulated an aspirational target split of new dwellings (i.e. 70% to be in 
existing suburbs and 30% in Greenfield areas). It was further espoused that 85% of new 
Greenfield dwellings should be in the “Growth Centres”, or Priority Growth Areas as 
referred to in this Study. This would imply an allocation of around 25% (30% x 85%) of 
growth in dwellings in Metropolitan Sydney is targeted to be in the Priority Growth Areas. 
The current official projections indicate only 2.4% of dwelling growth would be in these 
areas. Subsequent versions and indeed the recent A Plan for Growing Sydney (DPE, 

2014d) do not contain reference to any target split of new dwellings. 

The table below contains baseline official projection statistics for the combined Study Area 
and rest of metropolitan Sydney. These baseline projections were used as a basis for 
projecting additional dwelling growth within the Study Area. Note that the official 
projections extend to 2031, but not 2036. Projections to 2036 were only developed for the 
equation model, and are outlined at the end of each scenario below.  

Table A.1. Baseline (Official) Projections, 2011 to 2031 

Indicator 2011 2016 2021 2026 2031 Avg Ann. 
Change 

Sydney Metropolitan Area 

Population 4,286,300 4,657,600 5,064,150 5,467,000 5,861,850 1.58% 

Households 1,566,450 1,717,550 1,875,600 2,032,850 2,190,400 1.69% 

Dwellings 1,673,800 1,834,600 2,003,050 2,170,400 2,338,100 1.69% 

Study Area (Priority Growth Areas) 

Population 75,198 82,552 92,830 103,415 114,007 2.10% 

Households 23,907 27,584 31,338 35,143 38,977 2.47% 

Dwellings 25,077 28,926 32,862 36,846 40,870 2.47% 

Rest of Sydney (Sydney Metropolitan Area less Study Area) 

Population 4,211,102 4,575,048 4,971,320 5,363,585 5,747,843 1.57% 

Households 1,542,543 1,689,966 1,844,262 1,997,707 2,151,423 1.68% 

Dwellings 1,648,723 1,805,674 1,970,188 2,133,554 2,297,230 1.67% 

Study Area as proportion of Sydney Metropolitan Area 

Population 1.75% 1.77% 1.83% 1.89% 1.94% - 

Households 1.53% 1.61% 1.67% 1.73% 1.78% - 
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Indicator 2011 2016 2021 2026 2031 Avg Ann. 
Change 

Dwellings 1.50% 1.58% 1.64% 1.70% 1.75% - 

Source: AEC, DPE (2014b)  

The sections below outlines preliminary demand projections in each scenario where 
reductions in new dwelling demand and residential activity are assumed in the rest of 
Sydney metropolitan area as a result of a policy change (specifically the release and 
rezoning of Greenfield land for urban development).  

Scenario 1: 10% Capture in Dwelling Demand and Activity in Rest of Metro. Sydney 

This demand scenario assumes a 10% capture of dwelling demand and residential activity 
in the Rest of Metropolitan Sydney, commensurate with redistributed demand in the Study 
Area. 

Table A.2. Scenario 1-Modelled (ratio model) projections of Study Area (10% capture) and rest of 
Sydney  

Indicator 2011 2016 2021 2026 2031 Avg Ann. 
Change 

Rest of Sydney 

Population 4,211,102 4,535,281 4,890,206 5,241,703 5,585,582 1.4% 

Households 1,542,543 1,675,276 1,814,170 1,952,311 2,090,689 1.5% 

Dwellings 1,648,723 1,789,979 1,938,041 2,085,071 2,232,379 1.5% 

Study Area (Priority Growth Areas and Investigation Area) 

Population 75,198 122,319 173,944 225,297 276,268 6.7% 

Households 23,907 42,274 61,430 80,539 99,711 7.4% 

Dwellings 25,077 44,621 65,009 85,329 105,721 7.5% 

Study Area as proportion of Sydney Metropolitan Area 

Population 1.8% 2.6% 3.4% 4.1% 4.7% - 

Households 1.5% 2.5% 3.3% 4.0% 4.6% - 

Dwellings 1.5% 2.4% 3.2% 3.9% 4.5% - 

Source: AEC, DPE (2014b)  

A comparison of the modelled projections (from each model) is compared against official 
projections. 

Table A.3. Scenario 1 - Projections of Dwelling Demand (Modelled and Official) for Study Area  

Dwelling Projections 2011 2016 2021 2026 2031 Change (2011 
to 2031) 

From equation model 25,077 43,572 62,591 81,375 100,077 75,000 

From ratio model 25,077 44,621 65,009 85,329 105,721 80,644 

Estimates of official projections 25,077 28,926 32,862 36,846 40,870 15,793 

Source: AEC, DPE (2014b)  

A projection to 2036 from the equation model was developed assuming the coefficients for 
the regression between 2026 and 2031 remained the same to 2036. Using this assumption, 
a total demand for 123,078 dwellings in 2036 was projected.  
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Scenario 2: 20% Capture in Dwelling Demand and Activity in Rest of Metro. Sydney 

This demand scenario assumes a 20% capture of dwelling demand and residential activity 
in the Rest of Metropolitan Sydney, commensurate with redistributed demand in the Study 
Area. 

Table A.4. Scenario 2-Modelled (ratio model) projections of Study Area (20% capture) and rest of 
Sydney 

Indicator 2011 2016 2021 2026 2031 Avg Ann. 
Change 

Rest of Sydney 

Population 4,211,102 4,495,514 4,809,092 5,119,820 5,423,321 1.3% 

Households 1,542,543 1,660,587 1,784,078 1,906,915 2,029,954 1.4% 

Dwellings 1,648,723 1,774,284 1,905,895 2,036,588 2,167,528 1.4% 

Study Area (Priority Growth Areas and Investigation Area) 

Population 75,198 162,086 255,058 347,180 438,529 9.2% 

Households 23,907 56,963 91,522 125,935 160,446 10.0% 

Dwellings 25,077 60,316 97,155 133,812 170,572 10.1% 

Study Area as proportion of Sydney Metropolitan Area 

Population 1.8% 3.5% 5.0% 6.4% 7.5% - 

Households 1.5% 3.3% 4.9% 6.2% 7.3% - 

Dwellings 1.5% 3.3% 4.9% 6.2% 7.3% - 

Source: AEC, DPE (2014b)  

A comparison of the modelled projections (from each model) is compared against official 
projections. 

Table A.5. Scenario 2 - Projections of Dwelling Demand (Modelled and Official) for Study Area  

Dwelling Projections 2011 2016 2021 2026 2031 Change (2011 
to 2031) 

From equation model 25,077 58,183 92,128 125,524 158,722 133,645 

From ratio model 25,077 60,316 97,155 133,812 170,572 145,495 

Estimates of official projections 25,077 28,926 32,862 36,846 40,870 15,793 

Source: AEC, DPE (2014b)  

A projection to 2036 from the equation model was developed assuming the coefficients for 
the regression between 2026 and 2031 remained the same to 2036. Using this assumption, 
a total demand for 200,700 dwellings in 2036 was projected. 
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