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Executive Summary
Background and Overview
Camden was established in the mid 1980’s as the main centre for the Camden local
government area. As new centres in Narellan and Mount Annan were established in the
early 1900’s, the importance of Camden as a retail destination began to decline. As the
South West Growth Centre continues to develop and to include new centres at Oran Park
and Leppington, Camden is likely to face continued challenges as these newer centres
compete with it not only for retail and commercial activity, but also for community and
government facilities. Camden Council’s imminent relocation from Camden to Oran Park in
2016 is another major relocation by a government entity from the Town Centre and is
expected to result in consequent flow on economic impacts.
Despite the issues that challenge the Town Centre’s future viability, the Town Centre
benefits from strong attributes that underpin opportunities for its future. Its distinctly
different character with heritage values in a semi-rural setting makes it a pleasant place
people are comfortable spending time in.
AEC Group is engaged to carry out a Retail and Commercial Study to inform the preparation
of a vision for the Camden Town Centre and strategy to ensure its future resilience.
This Opportunities and Issues Paper is the first part of the Study, providing a review of
Camden’s demographic and economic structure, the nature of retail and commercial
activity, and identifying the Town Centre’s strengths and weaknesses. Opportunities and
issues are outlined to inform the vision and strategic planning for the future of the Town
Centre.

Camden Town Centre in Context
Economic and Employment Structure
Camden Town Centre is strategically located within a 20 minute drive of the South West
Growth Centre. It is also important for employment and services the local population base,
representing about 13% of the Camden LGA’s total employment.
The employment structure is typical of a local service centre that caters for the local
population, however the relatively high representation in retail, accommodation and food
services suggests a tourism component already present in the Town Centre’s economy.
The economic and employment structure demonstrates the primary role and function of
the Town Centre catering to local needs, the local catchment critical for the present health
of the centre.
A dominance by health care and social assistance employment illustrates the proximity of
the Town Centre to Camden Hospital and retirement villages and nursing home
accommodation. A higher proportion of white collar and service workers compared to the
rest of the LGA also demonstrates the focus of the Town Centre around commercial and
retail types of employment, consistent with its economic structure.
Demographic Profile
Camden LGA has a younger average age when compared to the South West Subregion and
Greater Sydney Region. However within the Broader Catchment Camden-Ellis Lane SA2,
the average age is much higher (39.6 years) with almost a quarter of the population aged
over the aged of 65 years. Overall, Camden-Ellis Lane SA2 caters for over 30% of Camden
LGA’s over-60 age group population. This has significant implications for demand for goods
and services, types of housing, community facility and infrastructure to provide for the
ageing population.
In 2011, Camden-Ellis Lane SA2 was estimated to have 4,529 households with 78.4% of
these being family households, 19.7% lone person households, and 1.8% being group
households. Further analysis of family households, shows that Camden-Ellis Lane SA2 has
much higher proportions of Couple Families with No Children (36.5%) which is likely to be
reflective of the large proportions of ‘empty nesters’ residing in this part of the LGA.
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Property Market
The Camden Town Centre provides a unique retail experience in a semi-rural setting and
a palpable sense of community unrivalled in shopping malls. While the Narellan Shopping
Centre is the major retail centre servicing the local Camden community, accommodating
major brands and national retailers, the Camden Town Centre incorporates a high street
retail strip incorporating a range of cafés and restaurants and boutique retailers.
Owing to the floodplain and heritage constraints, development in the Town Centre has been
constrained, thereby putting demand pressure on existing stock. Existing planning controls
which limit building heights to two storeys (7m) is conceivably also a constraint on
development.
The following are key findings of AEC’s property market research:


Although tenancies within arcades in low exposure positions can struggle to be reabsorbed following a vacation by a tenant, the constrained supply of retail floorspace
has led to a tightly held market.



Market signals (prices, rents and vacancies) suggest popularity for small commercial
suites which has underpinned its demand. Rents for small commercial suites
outperform similar space in Narellan.



Residential options in the Town Centre are limited, with only a couple of residential unit
blocks. There are freestanding dwellings in the Town Centre, many of which are
converted to commercial uses.

Research identifies that underlying demand for retail, commercial and residential floorspace
is positive. There are however challenges to increasing the supply of floorspace, including
physical and heritage constraints as well as permissibility by the planning framework.

Key Opportunities and Challenges
With significant growth occurring in other centres across the subregion, the Camden Town
Centre offers a different retail experience compared to other centres and will likely draw
increasing numbers of day visitors from other parts of the subregion, particularly as the
South West Growth Centre increases in population density. Proximity to the SWGC could
present an opportunity for the Town Centre to be a unique retail destination and to develop
strong linkages with residents and workers in the SWGC.
While limited development in the Town Centre and immediate surrounds has enabled
Camden to retain its historical integrity and rural charm, this has also meant the immediate
retail catchment for the Town Centre is limited with implications on the local retail traders.
Modest population growth in the primary catchment area presents an immediate constraint
to retail potential in the Town Centre. If the Town Centre could provide distinct and unique
residential options, then it might present an alternative to the more uniform housing offer
that will likely be provided in the SWGC.
Given the multiple threats to the Town Centre’s future sustainability, i.e. a reduction in the
daily catchment (owing to Council and other institution relocations) and the imminent
expansion of Narellan Town Centre and to a lesser extent Oran Park, it is critical for Camden
Town Centre’s future resilience to build on its heritage charm to strengthen its niche and
unique experience offer.
Challenges to Growth
The future viability and resilience of the Camden Town Centre is dependent on the
sustainability of businesses therein. The property market has a role to play through
provision of quality buildings and places. Any impediments in the process should be
identified and reviewed.
Existing and future demand for a variety of uses has been identified (retail, commercial
suites and multi-unit residential) in the Town Centre. The availability of development sites
to accommodate new development is particularly constrained by:


Floodplain and environmental considerations.



Heritage values and constraints.
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Density controls that limit development to two storeys.

The diversity and impact of the retail offer is critical to increasing the Town Centre’s largely
local catchment in order to capture higher proportions of retail expenditure. Issues
identified by businesses and visitors surveyed indicate the following issues:


Parking and congestion particularly on weekends when they are increased day trippers
to the Town Centre.



Lack of available parking for staff and customers.



Limited trading hours of some retailers on weekends.



Difficulties with building code compliance make it difficult and expensive to secure
development approval to expand or refurbish premises.

While an expanded retail offer will be required to draw more visitors from beyond the
Camden local area, there are conceivably already large numbers of visitors to Camden who
do not specifically visit the Town Centre due to:


Sole focus on their specific reason for visiting Camden, whether to the Camden
Hospital, Bicentennial Equestrian Park or Sydney University, etc.



Lack of awareness of the Town Centre’s retail offer and experience.



Lack of alignment between special events and Town Centre trading hours.

Opportunities for Economic Activation
It is useful to consider a guiding notion of ‘revitalisation’ rather than simply ‘property
development’ to underpin the Town Centre’s approach to sustainability and resilience.
Retail facilities are an important amenity not just for local residents but to attract
employment uses and visitors to an area. Hence any retail strategy should be based on
being able to attract on-site residential population, on-site employees and visitors/tourists.
The continued and future viability of the Town Centre as a retail centre will depend on its
ability to expand the boundaries of its catchment.
Any initiative should have regard to the principal objective of sustainability, which should
be two-pronged in nature:


Daily retail spend
The departure of Council staff will undoubtedly affect the Town Centre’s weekday trade,
affecting restaurants and fast food outlets for lunchtime expenditure, convenience retail
and services to serve the day-to-day needs of employees and some comparison
shopping (e.g. fashion, jeweller, home décor, etc.).
Immediate initiatives are necessary to strengthen relationships and linkages with other
institutions in the Town Centre to leverage visitation from on-site workers and residents
to increase patronage from institutions like Camden Hospital, Sydney University’s
Camden campus and users of the Bicentennial Equestrian Park.



Weekend retail spend
Given the expansion at Narellan as well as a potentially reduced weekday trade from
relocations away from the Town Centre, it is essential that visitors from beyond the
local catchment be attracted to visit the Town Centre.
Low impact retail is self-perpetuating, in that, visitation levels are insufficient to attract
other retailers, resulting in the creation of a self-sufficient, largely local community. A
visitor survey carried out by JBA indicated most of the respondents (83%) were from
the Camden local area. If visitors from beyond the local area are to be attracted to the
Town Centre, it is therefore necessary to consider an array of initiatives to strengthen
Camden’s uniqueness of appeal.

The types of retail uses have the ability to draw increased visitors, however, the types of
retail targeted should have regard to the overall vision for the area. Low impact retail uses
(e.g. cafés and restaurants) do not have the ability to draw large numbers of visitation
from beyond the local area to have any meaningful impact on trading levels. Examples of
higher impact retail uses are wine and culinary centre, fresh food and farmers market,
aboriginal cultural centre, etc.
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The ability to attract a diverse array of retailers can be a challenging one, particularly if
present patronage levels are modest. The immediate objective of the strategy should
therefore be about increasing the local retail catchment by strengthening relationships and
traffic between institutions in the Town Centre and the Town Centre itself. Heightened
patronage levels will therefore attract more diverse retailers to locate within.
While a longer term proposition, increasing local residential densities may also provide for
sufficient localised demand to augment the current retail offer and provide a more unique
offer, which will also entice a greater level of visitation.
Next Steps
The next stage of the Study will be to examine potential development scenarios after a
Vision for the Town Centre is established, also drawing from the outcomes of the business
and community engagement outcomes.
The feasibility of development opportunities in the Town Centre will be evaluated,
identifying potential incentives and necessary changes to planning policy as required. The
use of catalyst sites will be identified, including those of Council owned assets.
From the feasibility analysis outcomes, recommendations will be made with regard to:


Potential incentives including necessary changes to planning policy.



Key drivers to change and sustainability of the Town Centre, options and initiatives
available to Council.



Potential investors for the Town Centre, from the user and development perspective.

v

Camden Town Centre Opportunities and Issues Paper
Draft Report

Table of Contents
DOCUMENT CONTROL.......................................................................................... I
EXECUTIVE SUMMARY ......................................................................................... I
TABLE OF CONTENTS......................................................................................... VI
1.

INTRODUCTION .......................................................................................... 7

1.1

BACKGROUND .................................................................................................. 7

1.2

THE ISSUE ...................................................................................................... 7

2.

OVERVIEW OF CAMDEN TOWN CENTRE ....................................................... 8

2.1

LOCATION ...................................................................................................... 8

2.2

STRATEGIC ASSETS OF THE TOWN CENTRE ................................................................. 9

2.3

PLANNING CONTEXT ......................................................................................... 10

3.

CAMDEN TOWN ECONOMIC PROFILE ......................................................... 13

3.1

BUSINESSES ................................................................................................. 14

3.2

EMPLOYMENT ................................................................................................. 15

3.3

SERVICE POPULATION ....................................................................................... 18

4.

PROPERTY MARKET ASSESSMENT ............................................................. 23

4.1

CAMDEN TOWN CENTRE IN CONTEXT...................................................................... 23

4.2

RETAIL/COMMERCIAL USES ................................................................................ 23

4.3

RESIDENTIAL USES .......................................................................................... 25

4.4

DEVELOPMENT ACTIVITY .................................................................................... 26

4.5

SUMMARY OF KEY FINDINGS ............................................................................... 26

5.

CURRENT TRENDS AND FUTURE INFLUENCES ........................................... 28

5.1

CURRENT AUSTRALIAN CONSUMER TRENDS .............................................................. 28

5.2

THE RETAIL EXPERIENCE ................................................................................... 29

5.3

NARELLAN TOWN CENTRE .................................................................................. 29

5.4

HEALTH AND AGEING ........................................................................................ 30

5.5

FUTURE INFLUENCES AND OUTLOOK ....................................................................... 30

6.

FUTURE OPPORTUNITIES .......................................................................... 31

6.1

OPPORTUNITIES .............................................................................................. 31

6.2

CHALLENGES FOR GROWTH ................................................................................. 33

6.3

NEXT STEPS .................................................................................................. 33

REFERENCES ..................................................................................................... 34
APPENDIX A: OPPORTUNITY ASSESSMENT ....................................................... 35

vi

Camden Town Centre Opportunities and Issues Paper
Draft Report

1.

Introduction

1.1

Background
Camden is located approximately 65km to the south-west of the Sydney CBD. Established
in the mid-1800s, it grew to become the main centre for the Camden local government
area (LGA). However, with the establishment of new centres at nearby Narellan and Mount
Annan in the early 1990s, the primacy of Camden as a retail destination started to decline.
With the ongoing development of the South West Growth Centre (SWGC) including centres
at Oran Park and Leppington, Camden is likely to face continued challenges as these newer
centres compete with it for not only retail and commercial activity, but also for community
and government facilities. This is evidenced by council’s recent decision to relocate its
administration building from Camden to Oran Park in 2016, a move which will see loss of
110 workers from the town centre and consequent flow on economic impacts.
In addition to the presence of two major supermarkets and representation from major
banks, a number of community facilities are located in and close to the town centre,
including sporting and recreational facilities such as a public swimming pool, library and
school. Importantly, Camden Hospital is also located in the town centre, which provides for
opportunities for the consolidation and strengthening of synergies with specialist medical
services.
Critically, the Town Centre has a distinctly different character and townscape than other
more recent nearby centres, with a semi-rural setting, an attractive, tree lined main street
(Argyle Street) that is pedestrian friendly where people are comfortable spending time in.

1.2

The Issue
Despite the issues that challenge the Town Centre’s future viability, the Town Centre has
strong attributes that provide opportunities for the future. To address these challenges and
make the most of these opportunities, Camden Council (Council) has engaged retail and
commercial study of the Camden Town Centre.
The aim of the project is to set the future direction of the Town Centre in order to facilitate
a sustainable and resilient business environment. The findings of this study will inform the
preparation of a vision for the Town Centre and a strategy for the future.
Purpose of this Report
This report is the Opportunities and Issues Paper for the Camden Town Centre and
provides a summary review of the Study Area.
The purpose of this report is to identify the current situation and activities undertaken
in the Town Centre and provide an assessment of the strengths and weaknesses based
on an analysis of the economic structure and property market characteristics of the
centre.
This report will identify issues faced by the Town Centre and outline opportunities to be
explored to inform the vision and strategic planning for the future of the Camden Town
Centre.
This report is informed by AEC’s research as well as JBA’s consultation and engagement
with businesses and visitors to the Camden Town Centre. The findings of the Opportunities
and Issues Paper will inform subsequent stage of the project.

7

Camden Town Centre Opportunities and Issues Paper
Draft Report

2.

Overview of Camden Town Centre
This Chapter provides an overview of the Camden Town Centre (the Town Centre) including
a description of the location, town centre characteristics as well as the planning and
development context. This Chapter also identifies the strengths and planning context for
the Town Centre.

2.1

Location
The Camden Town Centre is settled above the flood plain of the Nepean River in the
Camden Local Government Area (LGA). The Camden Town Centre was the traditional
service centre for the Camden LGA and played a primary service role to the community
and broader agricultural area.
Over the past 30 years, rapid growth and urbanisation of Sydney’s West and South West
Region has resulted in the emergence of other retail and employment centres at Narellan,
Mount Annan and Campbelltown.
The growth and establishment of other centres in the region have challenged the role of
the Camden Town Centre, it no longer being the primary service centre of Camden’s LGA.
When compared with its much urbanised and high growth counterparts, the Camden Town
Centre has been described as offering a tranquil and ‘country cottage’ boutique shopping
experience and has retained much of its historical and semi-rural charm.

Figure 2.1: Camden Town Centre

Source: Nearmap (2014)

Camden Town Centre is strategically located within a 20 minute drive of major urban
growth centres and has an abundance of parking, making it an easy to access service
centre for the broader South West region population. The Camden Town Centre is also
important for employment and services the local population base (local residents are
considered to be those living in the Camden-Ellis Lane SA2 area), see Chapter 3 for detail.
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2.2

Strategic Assets of the Town Centre
Strategic assets demonstrate the unique capacity of a local economy and provide a platform
for growth and attraction of visitors and investment. Whilst a small area, the Camden Town
Centre has a wide variety of unique assets that contribute to its character and
attractiveness as a location for work, leisure and living. Key assets include:


Unique heritage and built character of Argyle Street and the broader Town Centre:
The Town Centre’s built environment is founded on a rich heritage which is
characterised in the built form and characteristic of the main street and surrounds.
Unique heritage can be evidenced in buildings such as the NAB Bank building, Council
Chambers and the Courthouse on John Street, and the numerous churches and heritage
listed buildings around the centre.



A tranquil and semi-rural atmosphere in proximity to Sydney’s urban population:
The Camden Town Centre has retained much of its agricultural areas and been less
influenced by urbanisation than other areas of the LGA. In addition, the town centre
sits on a plateau above the Nepean River Flood Plain which has restricted development
immediately below the town centre permitting sweeping views of the semi-rural
landscape and attractive vistas.
While less than 20 minutes from key growth areas of the SWGC, the Town Centre
location gives the illusion of a rural country setting.



Established community, events and recreation infrastructure:
o

Camden Civic Centre (located in the Town Centre)
The Camden Civic Centre is the only indoor function and entertainment venue of its
size in the southern part of the LGA. As such, it is a key community asset and hosts
a wide variety of functions and events such as weddings, concerts, exhibitions, etc.

o

A new and modern library and heritage centre (located in the Town Centre)

o

The Town Farm (located on the northern fringe of the Town Centre)
The 54ha property is bounded by Macquarie Road and the Nepean River. The flood
prone property was donated for community use and provides the opportunity for
use as a community and recreational green space for a variety of activities and is
central to the preservation of the semi-rural character of the town.

o

Camden Bicentennial Equestrian Park (BEP) (five minutes of Town Centre)
Located on 200 acres of land the BEP has extensive equestrian and spectator
facilities and is a popular location for a wide variety of events (including nonequestrian events).

o

Camden Showground/ Onslow Oval (located on the fringe of the Town Centre):
The Onslow Oval caters for regular sporting activities, community events, craft
markets gatherings and the annual Camden Show.

o

A number of, parks and reserves including Macarthur Park, Westlands Reserve
and the Camden Apex Park located in close proximity of the Camden Town Centre.



Presence of the Camden Hospital
The Camden Hospital is a 74 bed hospital located on Menangle Road in Camden (5
minutes from the Camden Town Centre). The hospital has approximately 69,000
patients each year and specialises in aged care and rehabilitation, palliative care,
medical outpatients and houses the University Medical Clinics of Camden/Campbelltown
(UMCCC). The Camden Hospital has been the anchor for the associated health specialist
and allied health industry that has settled in and around the Camden Town Centre.



Proximity to the South West Growth Centre
Proximity to the SWGC population, business and industry provides opportunities for
local business to supply goods and services and also to attract day visitors to the Town
Centre to access local retail and hospitality services. The proximity may also provide
for the opportunity to create unique residential options as an overflow to the SWGC.



Proximity to Camden Airport
While the Camden Airport is to the north of the Town Centre, it is located north of the
Nepean River which forms a natural barrier. Nevertheless future development at the
airport could have positive implications for increased visitation to the Town Centre.
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2.3
2.3.1

Linkages with the University of Sydney Camden Campus
The Camden campus is a seven minute drive northwest of the Camden Town Centre,
specialising in providing agriculture and veterinary science courses. The Campus is also
the location of the Veterinary Clinic and teaching hospital for the University of Sydney.
The campus is understood to accommodate almost 2,000 staff and students.

Planning Context
Strategic Planning Context
Camden is located in the South West Subregion, the draft Metropolitan Strategy for Sydney
2031 (DP&I, 2013) identifies the South West Subregion as a growth centre for Sydney.
The South West subregion incorporates the local government areas of Wollondilly, Camden,
Campbelltown and Liverpool.
In the draft South West Subregional Strategy (DP&I, 2005), Camden is recognised to be
the “civic and cultural centre” of the Camden LGA.
The South West Growth Centre (SWGC) is approximately 17,000 hectares and includes
parts of the Liverpool, Camden and Campbelltown local government areas, the SWGC will
be supported by a major centre at Leppington and be serviced by the new South West Rail
Link.
It is expected that at least 64,000 new dwellings, of the estimated 110,000 planned for
the South West Growth Centre over the next 20 years, will be integrated into existing
suburbs (NSW Planning & Environment, 2013).
The Strategy outlines several key priorities for the South West to 2031:


Support long-term growth and development that will transform the structure and
economy of the subregion through greenfield housing growth and new local
employment growth in the South West Growth Centre.



Strengthen the role of Liverpool as the Regional City and economic hub for the subregion through enhanced transport connections to other major centres of
Campbelltown-Macarthur, Bankstown and Leppington.



Support urban renewal in strategic centres and around transport hubs.



Recognise and intensify the subregion’s role in Sydney’s manufacturing, construction
and wholesale/logistics industries, particularly in Fairfield, Bankstown and Liverpool
and, in the future, through Western Sydney Employment Area.



Celebrate the subregion’s vibrant and diverse culture and ethnic diversity through
appropriate supporting land uses.



Take advantage of diverse housing opportunities, including higher density housing in
centres along the Strategic Transit Network (including rail lines such as the Airport and
East Hills Line and the South Line).



Protect metropolitan-significant infrastructure including freight corridors, intermodal
terminals and Sydney’s drinking water supply catchment, key water storages and the
Upper Canal corridor.



Continue to provide extensive environmental, recreation and tourism opportunities in
the Blue Mountains and National Park.



Recognise the subregion’s agriculture and the extensive resource deposits valuable to
employment and the economy.



Protect land to serve Sydney’s future transport needs, including sites and associated
corridors.

To accommodate the growth in the South West Growth Centre there have to date been
seven precincts (of 18 precincts), which have been rezoned to allow urban development.
Austral and Leppington North were rezoned for redevelopment in March 2013 to deliver
17,350 new homes to house up to 54,000 residents, the precincts will feature a major
regional shopping centre, Leppington train station, three neighbourhood centres and 220
hectares of employment land.
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Part of Catherine Fields was rezoned in December 2013, the area is adjacent to Oran Park
and once complete will provide approximately 3,200 homes, with a primary school and
neighbourhood centre.
The following map outlines the status of various precincts in the South West Growth Centre.
Figure 2.2: South West Growth Centre Precincts Status

Source: DPE (2014)

Implications for Camden Town Centre
Whilst the Camden Town Centre is located outside the growth area (on the outer Sydney
Orbital), the Town Centre enjoys good locational connections with the South West
Growth Centre, including to the proposed Major Centre at Leppington and rest of the
SWGC (approximately 20 minutes by road from Camden Town Centre).
The proximity of the Camden Town Centre to the SWGC is a major opportunity for the
town centre and its businesses, particularly if it can build on its unique character to
become a preferred location for residents of the growth centre to visit, shop and spend
time in. Additionally, its proximity and distinct character could also make the Town
Centre a viable alternative for future residents looking for a unique residential option.
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2.3.2

Statutory Planning Framework
The Camden Local Environmental Plan 2010 (the LEP) provides direction for development
and growth, encouraging sustainable economic growth and development in Camden LGA.
The Town Centre is subject to two business zones under the LEP, B2 Local Centre and B4
Mixed Use. These land use zones and their objectives are summarised in the table below:
Table 2.1: Local Planning Framework - Town Centre Zones
Zone

Objective

Types of Development Permitted
with Consent

B2 Local
Centre

 To provide a range of retail, business, entertainment
and community uses that serve the needs of people who
live in, work in and visit the local area.
 To encourage employment opportunities in accessible
locations.
 To maximise public transport patronage and encourage
walking and cycling.
 To ensure that mixed use developments present and
active frontage to the street by locating business, retail
and community uses at ground level.
 To minimise conflict between land uses within the zone
and land uses within adjoining zones.
 To enable other land uses that are complimentary to
and do not detract from the viability of retail, business,
entertainment and community uses within the zone.




















Boarding houses
Child care centres
Commercial premises
Community facilities
Educational establishments
Function centres
Information and education facilities
Medical centres
Passenger transport facilities
Recreation areas
Recreation facilities (indoor)
Registered clubs
Respite day care centres
Restricted premises
Roads
Service stations
Shop top housing
Tourist and visitor accommodation

B4 Mixed
Use

 To provide a mixture of compatible land uses.
 To integrate suitable business, office, residential, retail,
and other development in accessible locations so as to
maximise public transport patronage and encourage
walking and cycling.
 To minimise conflict between land uses within the zone
and adjoining zones.
 To encourage development that supports or
complements the primary office and retail functions of
the local centre zone.



























Backpackers accommodation
Boarding houses
Child care centres
Commercial premises
Community facilities
Educational establishments
Entertainment facilities
Function centres
Hostels
Hotel or motel accommodation
Information and education facilities
Light industries
Medical centres
Multi dwelling housing
Passenger transport facilities
Recreation areas
Recreation facilities (indoor)
Registered clubs
Respite day care centres
Restricted premises
Roads
Seniors housing
Serviced apartments
Shop top housing
Stock and sale yards

Source: Camden Council (2010)

There are no specified FSR controls in the Town Centre, however maximum height of
buildings is 7m (2 storeys). The significance of heritage items is also a constraint.
Future Implications for Camden Town Centre
The above planning controls guide the growth and development of the Town Centre. It
is necessary, when considering its future growth potential to identify if there are
impediments to growth imposed by the planning controls that could inhibit investment
and growth.
It is important planning controls are flexible enough to support economic growth of the
Town Centre without undermining its character. The appropriateness of the planning
controls will be reviewed as part of this Study.
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3.

Camden Town Economic Profile
This Chapter identifies the current business and employment mix that is accommodated in
the Camden Town Centre. This is compared to the Broader Catchment (Camden-Ellis Lane
SA2) and Camden LGA. The following map outlines the Camden Town Centre against the
geographies of the Broader Catchment.
Figure 3.1: Camden Town Centre and Broader Catchment

Camden
Town Centre

Camden-Ellis Lane SA2

Source: ABS (2012a), Nearmap, AEC

The Camden Town Centre has been established utilising the ABS classified Destination Zone
DZ 114334768 and is referred to as the ‘Camden Town Centre’ in this Chapter. The DZ
boundary almost aligns exactly with the town centre boundary with any additional area
having limited economic activity and therefore considered to be a relevant approximation
for the Camden Town Centre boundary.
The broader comparison area of Camden-Ellis Lane SA2 (which includes the Camden Town
Centre) does not align with the Camden LGA boundary, however, the part which is outside
the Camden LGA has limited economic activity with key employment data for this area
considered to be relevant for the Camden LGA.
Comparison of Camden Town Centre employment and economic activity with the broader
Camden-Ellis Lane SA2 is important for understanding the broader size and scale, linkages
and drivers of economic activity. This Chapter also compares key statistics with the Camden
LGA and South West Sub-Region (comprises the LGAs of Camden, Bankstown,
Campbelltown, Fairfield, Liverpool and Wollondilly).
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3.1

Businesses
JBA undertook a business audit of the Camden Town Centre to identify the types of
businesses located therein and the characteristics of the properties they occupied. The
Camden Town Centre Business Audit identified approximately 358 businesses located in
the Study Area (e.g. businesses that had a ‘shop front presence’).
The Audit found that the Camden Town Centre has a wide variety of office, retail and
hospitality types of businesses of varying size and activity.
The Camden Town Centre currently has a good representation of banks and government
departments for a town centre of its size. This is balanced with a larger representation of
boutique retail and hospitality as well as professional services, which is largely medical and
allied health.
In recent years, the departure of some government departments such as the Roads and
Maritime Services (RMS) and others has been a cause for concern for business and
residents, impacting upon employment and activity levels as well as vacancies on the high
street in select arcades.
Table 3.1: Employment by Industry, 2011 (Place of Work)
Activity
Type

Sector

Examples

No.
Businesses

O1

Finance and Insurance

Banks, Insurance Companies

31

O2

Property and Business
Services

Accountants, Real Estate Agents

45

O3

Government Administration

Council, Centrelink, ATO

O4

Clerical and Health

Doctor, Dentist

OFFICE USES

Total Office Based Business

9
64
149

RETAIL USES
RT1

Supermarket

Woolworths, Coles, etc. >500sqm floor area

RT2

Department Store

Myer, Target, etc.

RT3

Other Food

Butcher, Baker, Provides food but not seating

13

RT4

Clothing and Soft Goods

Clothing Stores

16

RT5

Household Goods

Furniture Stores

RT6

Other Retail

All retail which does not fall under the above

Total Retail Uses

2
1

7
121
160

HOSPITALITY USES
H1

Hospitality and Services

Café, Bar, Provides food and seating

H2

Accommodation

Hotels and Serviced Apartments

Total Hospitality Uses
TOTAL BUSINESSES

46
3
49
358

Source: JBA
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Business Occupier Survey: What did Business Say?
As part of this project, JBA interviewed several businesses in the Town Centre for their
views on the current and future outlook for the Town Centre.
Camden Town Centre businesses vary from businesses that are new to the town centre
to businesses that have been in occupation for over 35 years. Many businesses are small,
owner operated with smaller chain retailers (up to 20 employees), and some larger
retailers (e.g. supermarkets) also present.
Key concerns expressed by business located in the Camden Town Centre include:


Rigid planning constraints that are unsuitable to accommodate expansion of
businesses. Businesses considering expansion indicated relocating elsewhere.



A need for diversification of the business base (not just cafes) to ensure stability of
visitors and spending to the area. Some businesses indicated this could include
attracting larger retailers, more boutique gourmet food retailers and corporates/
bigger business to replace the loss of major employers such as RMS and Council (to
occur in 2016).



Inconsistency of concern around trading hours: Some businesses expressed concern
about the need to extend trading to assist business profitability and visitation to the
Town Centre. In contrast other businesses indicated that the present hours were
preferred.



Availability of parking.



Loss of major employers (e.g. RMS, Council).



Unsuitability of streetscape for elderly, disabled and people with prams/ young
children.

Overall business was generally satisfied with the Camden Town Centre, perceiving it as
a nice community to live and work. However, many are concerned about the future and
indicated that promotion and attraction of business and visitors will be important for
future growth and prosperity of the town centre.

3.2

Employment
The Camden Town Centre had an estimated employment of 2,175 employees in 2011,
representing 13.2% of Camden LGA’s total employment. Top industries of employment in
the Camden Town Centre are:


Retail trade (17.4% of employment).



Accommodation and food services (16.5% of employment).



Health care and social assistance (12.8% of employment).



Professional scientific and technical services (9.2% of employment).



Public administration and safety (9.0% of employment).

This employment structure is typical of a town such as Camden that predominately caters
to the local population (in terms of retail, restaurants, cafes, public administration) as well
as a local hospital. The relatively high prevalence of retail, accommodation and food
services (approximately 6.6% and 9.6% above the State average) demonstrates the
tourism aspect of the Town Centre and its visitors. This structure demonstrates the primary
role and function of the centre to cater for local needs, which means that the local economy
and health of the town centre will be dictated to a large degree by what happens in the
immediate catchment. Improving external contributions to the local economy, such as
tourism, can strengthen the health of the centre into the future.
The surrounding area of Camden-Ellis Lane SA2 also has a high proportion of Health Care
and Social Assistance Workers which represent a quarter of employment in the SA2 area
due to the presence of the Camden Hospital.
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The proximity of the Camden Town Centre to the hospital has resulted in significant
numbers of specialist medical practices and allied health providers to locate within the
Camden Town Centre, making it the third largest employer.
Figure 3.2: Employment by Industry, 2011
Retail trade
Accommodation and food services
Health care and social assistance
Professional, scientific and technical services
Public administration and safety
Education and training
Other services
Financial and insurance services
Construction
Rental, hiring and real estate services
Manufacturing
Administrative and support services
Wholesale trade
Transport, postal and warehousing
Agriculture, forestry and fishing
Information media and telecommunications
Arts and recreation services
Electricity, gas, water and waste services
0.0%

5.0%

Camden Town Centre

10.0%

15.0%

Camden-Ellis Lane SA2

20.0%

25.0%

30.0%

Camden LGA

Note: Place of Work data.
Source: ABS (2012)

Table 3.2: Employment by Industry, 2011 (Place of Work)
Camden Town
Centre

Camden-Ellis
Lane SA2

Camden
LGA

South West SubRegion

Agriculture, forestry and fishing

0.7%

0.9%

2.0%

0.8%

Mining

0.0%

0.1%

0.2%

0.7%

Manufacturing

1.9%

2.2%

9.1%

18.4%

Electricity, gas, water and waste
services

0.3%

0.3%

1.6%

1.0%

Construction

3.1%

6.8%

10.9%

6.4%

Wholesale trade

1.7%

2.2%

4.7%

6.4%

Retail trade

17.4%

11.8%

15.5%

11.4%

Accommodation and food services

16.5%

10.3%

7.3%

5.9%

Transport, postal and
warehousing

0.8%

1.8%

5.1%

5.9%

Information media and
telecommunications

0.7%

0.4%

0.6%

1.0%

Financial and insurance services

6.0%

3.7%

1.9%

1.6%

Rental, hiring and real estate
services

2.9%

2.0%

2.1%

1.5%

Professional, scientific and
technical services

9.2%

7.3%

4.8%

3.4%

Administrative and support
services

1.9%

2.7%

2.1%

2.7%

Public administration and safety

9.0%

5.3%

3.4%

5.4%

Education and training

7.6%

9.7%

10.2%

9.7%

12.8%

25.9%

10.8%

11.7%

Arts and recreation services

0.7%

0.9%

1.6%

0.9%

Other services

6.5%

5.1%

5.0%

4.1%

Health care and social assistance

16

Camden Town Centre Opportunities and Issues Paper
Draft Report
Camden Town
Centre

Camden-Ellis
Lane SA2

Camden
LGA

South West SubRegion

0.3%

0.7%

1.2%

1.2%

100.0%

100.0%

100.0%

100.0%

2,175

4,092

16,509

222,304

Inadequately Described/ Not
Stated
Total (%)
Total (No.)
Note: Place of Work data.
Source: ABS (2012)

Occupational data shows Camden Town Centre and the Broader Catchment (Camden-Ellis
Lane SA2) employs higher proportions of white collar workers and service workers when
compare to elsewhere in the LGA, which demonstrates its focus around commercial and
retail types of employment, consistent with its economic structure.
Figure 3.3: Employment by Occupation, 2011
Professionals

Clerical & Administrative Workers
Sales Workers
Community & Personal Service Workers
Technicians & Trades Workers
Managers
Labourers

Machinery Operators & Drivers
0.0%

5.0%

Camden Town Centre

10.0%

15.0%

Camden-Ellis Lane SA2

20.0%

25.0%

Camden LGA

Note: Place of Work data.
Source: ABS (2012)

3.2.1

Journey to Work Employment Data
Analysis of 2011 Journey to Work Data (ABS, 2012a) shows that approximately 9,758
residents live and work in the broader catchment (Camden-Ellis Lane SA2). Around 2,950
workers are imported while 8,615 resident travel elsewhere for work each day (exported
from the catchment). This analysis demonstrates that many local residents (88%) must
leave the local area (SA2) for employment each day.
Table 3.3: Journey to Work, Camden-Ellis Lane SA2, 2011
Description

Retail
Trade

Accommodation
& Food Services

Health Care
& Social
Assistance

Professional,
Scientific &
Technical Services

All
Industry

Works in the CamdenEllis Lane SA2 in this
Industry

489

425

1,047

281

4,093

Lives Camden-Ellis Lane
SA2 and Works in this
Industry

560

293

680

350

9,758

Lives and Works in
Camden-Ellis Lane SA2 in
this Industry

122

106

187

123

1,143
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Retail
Trade

Accommodation
& Food Services

Health Care
& Social
Assistance

Professional,
Scientific &
Technical Services

All
Industry

Imported Labour

367

319

860

158

2,950

Exported Labour

438

187

493

227

8,615

Imported Labour
(% of PoW)

75.1%

75.1%

82.1%

56.2%

72.1%

Exported Labour
(% of PoW)

89.6%

44.0%

47.1%

80.8%

210.5%

Source: ABS (2012)

For the Camden Town Centre, further analysis shows that of the 2,175 workers, a fifth
(468 workers) come from the Camden-Ellis Lane SA2 area and a further 25% come from
the broader Camden LGA (total of 46% of workers are from the LGA). These figures
demonstrate that while the Camden Town Centre doesn’t employ a significant amount of
residents in the immediate area, its employment impact for the LGA is significantly larger.
A large share of the Camden Town Centre’s workforce is also drawn from the neighbouring
LGAs of Wollondilly (24%) and Campbelltown (16%), demonstrating the regional
importance of the Camden Town Centre in terms of employment.

3.3

Service Population

3.3.1

Resident Population
In 2013, the Camden LGA had an estimated resident population of 63,248 persons, with
the Camden Township representing 5.1% of the LGAs population, an estimated 3,246
persons.
The immediate resident population the Town Centre services is estimated to comprise the
suburbs of Camden (3,246), Camden South (4,344) and Camden Park (1,825), equating
to a local residential base of 9,415 residents (in 2011) that would access the Camden Town
Centre on a daily basis as their primary service centre. The areas of Cawdor (south), Ellis
Land and Grasmere (west) are also likely to access Camden Town centre as their primary
service centre equating to over 17% of the Camden LGA population in 2011 (total resident
population of over 10,500).
Outside of the primary resident population, anecdotal evidence suggest that residents of
the broader Camden LGA also access the retail services provided at Camden Town on a
less frequent basis as an alternative to the busier Narellan and Campbelltown service
centres.

200,000

10.0%

180,000

9.0%

160,000

8.0%

140,000

7.0%

120,000

6.0%

100,000

5.0%

80,000

4.0%

60,000

3.0%

40,000

2.0%

20,000

1.0%

0

% Av. Ann. Growth

Population No.

Figure 3.4: Historical and Projected Population, Camden LGA 2003 - 2031

0.0%
2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2021 2026 2031
Camden LGA - Total Population

Camden LGA - % Av. Ann. Pop. Growth

Source: ABS (2014), NSW Planning (2014)
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Over the next 20 years, the Camden LGA is expected to experience strong growth of 5%
per annum to an estimated 151,667 persons by 2031. This is more than double the
population living in Camden LGA in 2013. This equates to an average of almost 5,000
additional residents living in the Camden LGA each year.
Key growth areas are expected to include Oran Park, Marylands, Catherine Field, Turners
Road and Central Hills Precinct. In contrast, the Camden and Camden South areas are
expected to experience up to an additional 500 dwellings over the next 20 years (equating
to an additional 1,438 persons to the primary catchment area).
Population Growth Implications for Camden Town Centre
Camden LGA is projected to experience significant population growth over the next 20
years, however, the majority of this growth is likely to occur in the northeast of the LGA
(in the South West Growth Centre) with a more moderate growth trend likely to be
experienced in the primary catchment area for the Camden Town Centre. This has both
positive and negative implications for the Town Centre.
With significant growth occurring in other centres across the subregion, the Camden
Town Centre offers a different retail experience compared to other centres and will likely
draw increasing numbers of day visitors from other parts of the subregion, particularly
as the South West Growth Centre increases in population density. Proximity to the SWGC
could present an opportunity for the Town Centre to be a unique retail destination and
to develop strong linkages with residents and workers in the SWGC.
While limited development in the Town Centre and immediate surrounds has enabled it
to retain its historical integrity and rural charm, this has also meant the immediate retail
catchment for the Town Centre is limited with implications on the local retail traders.
More moderate population growth in the primary catchment area presents an immediate
constraint to retail potential in the Town Centre. If the Town Centre could provide distinct
and unique residential options, then it might present an alternative to the more uniform
housing offer that will likely be provided in the SWGC.
Growth of the resident population will be a critical factor for ensuring sustainability of
the town as a retail precinct. This will then underpin the viability of extension to trading
hours which will enhance the weekend and night time economy. Increasing local
residential densities may also provide for sufficient localised demand to augment the
current retail offer and provide a more unique offer, which will also entice a greater level
of visitation.
3.3.2

Age Profile
Camden LGA has a younger average age when compared to the South West Subregion and
Greater Sydney Region. However within the Camden-Ellis Lane SA2 the average age is
much higher (39.6 years) with almost a quarter of the population aged over the aged of
65 years. Overall, Camden-Ellis Lane SA2 caters for over 30% of Camden LGA’s over-60
age group population. This has significant implications for demand for goods and services,
types of housing, community facility and infrastructure to provide for the ageing
population.
Table 3.4: Age Profile, 2012
Camden-Ellis Lane SA2
0-14 years
15-29 years
30-44 years
45-59 years
60-79 years
80 years and over
Average Age

19.4%
18.9%
19.8%
18.5%
16.6%
6.9%
39.6

Camden LGA
23.5%
20.8%
22.9%
18.2%
12.1%
2.5%
34.4

South West SubRegion
21.6%
22.1%
20.7%
19.4%
13.2%
2.9%
35.5

Source: ABS (2013)
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3.3.3

Household and Family Type
In 2011, Camden-Ellis Lane SA2 was estimated to have 4,529 households with 78.4% of
these being family households, 19.7% lone person households, and 1.8% being group
households.
Further analysis of family households, also shows that Camden-Ellis Lane SA2 has much
higher proportions of Couple Families with No Children (36.5%) which is likely to be
reflective of the large proportions of ‘empty nesters’ residing this this part of the LGA.
Figure 3.5: Family Type, 2011
50%

40%

30%

20%

10%

0%
Couple family with Couple family with Couple family with One parent family One parent family
no children
children under 15
no dependent with children under with no dependent
children
15
children
Camden-Ellis Lane

Camden

Other family

South West Region

Source: ABS (2012)

3.3.4

Tourism Visitation
Tourism visitation data for the Camden-Ellis Lane SA2 area indicates that the Broader
Catchment received an estimated 49,000 domestic overnight visitors1 and 296,000 day
trip visitors2 in 2013.
Overnight Visitors
Overnight visitors represent just 14.2% of total visitors to the Camden-Ellis Lane SA2 in
2013. Over half of the overnight visitors’ primary purpose of visit was for friends and
relatives (57%) (which is likely linked to the hospital), with the remainder travelling to the
broader catchment for holiday/leisure (15%), business (13%) or other purposes (15%).
Accommodation options in the Camden-Ellis Lane SA2 area are limited. The ABS Tourism
Accommodation Survey indicated a total of three establishments and a total of 85 rooms
in the area in 2013. Over the past five years room supply has declined and room occupancy
has fluctuated between 40% and 55%. Overall declines in average daily rate (ADR) and
revenue per available room (RevPAR) would signal that any new accommodation
development would be very challenging financially (given the current market and make-up
of the Town Centre).

1

TRA data is collected via survey. Overnight visitor data for Camden-Ellis Lane in 2013 is a very small sample (n=26)

2

TRA data is collected via survey. Day trip visitor data for Camden-Ellis Lane in 2013 is a very small sample (n=30)
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The lack of overnight visitation is likely to be attributed partially to a lack of accommodation
options and also the proximity of the Camden Town Centre to Sydney. Equally relevant is
the limited array of attractions in the immediate vicinity to warrant an overnight stay.
At the same time, the relatively low occupancy rates experienced by local hotel
establishments may also be linked to their individual performance and overall visitor offer.
It is possible that there would be latent demand for overnight accommodation, if a certain
style, type and quality was provided. Additional demand drivers for overnight visitation in
the Town Centre would also help to build a case for additional accommodation.
Table 3.5: Hotel Trading Statistics, Camden-Ellis Land SA2, June 2013
Year-end June

Room Supply

RNS

Occupancy

ADR

RevPAR

2008

159

26,327

45.4%

$126.8

$57.5

2009

118

17,512

40.6%

$135.0

$54.8

2010

159

24,430

42.1%

$128.7

$54.2

2011

159

28,214

48.6%

$139.6

$67.9

2012

80

16,051

55.3%

$132.7

$73.4

2013

43

6,234

40.2%

$121.7

$48.9

Total Growth (2008-2013) No.

-117

-20,093

-5.2%

-$5.1

-$8.6

Total Growth (2008-2013) %

-73.3%

-76.3%

-11.4%

-4.1%

-15.0%

Average Annual Growth (2008-2013) %

-23.2%

-25.0%

-2.4%

-0.8%

-3.2%

Note: The ABS Accommodation Survey only captures establishments with 15 or more rooms. It has also proven to potentially
undercount hotel establishments and rooms in smaller, regional/semi-regional areas.
Source: ABS (2013)

Day Trip Visitors
Day Trip visitors to the Camden-Ellis Lane SA2 represent over 85% of visitation with an
estimated 296,000 day trip visitors in 2013. Primary purpose of visit to Camden-Ellis Lane
SA2 as to visit friends and relatives, this representing almost 67% of all visitors to the
area.
Holiday and leisure visitors were the next largest visitation cohort and represent over a
quarter of all visitors (approximately 75,000 day trips to the area each year or an average
of 1,440 visitors per week). Origin of visitor data indicates that over 80% of these visitors
are from elsewhere within Sydney.
Figure 3.6: Camden-Ellis Lane SA2 Visitation - Purpose of Visit (%), YE Dec 2013

4.7%
Holiday or leisure

3.7%
25.3%

Visiting friends and relatives

Business

Other

66.9%
Source: TRA (2014)
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Opportunities for Growth of Visitor Markets
Day visitation is Camden-Ellis Lane’s primary visitation market. Whilst overnight visitation
has weakened, day visitation has steadily increased over the past seven years. Steady and
growing day visitation trends has likely been supported by:


Presence of a strong health sector including hospital and specialist services which is
likely to attract day visitors from the broader Camden LGA and South West subregion
to access a variety of health services in a welcoming location. The local health sector
and associated services (e.g. aged care) is likely to be a key influencing factor of the
Visiting Friends and Relatives (VFR) visitor market.



Provision of a unique boutique retail experience set amongst the charm and heritage
of Argyle Street. The contrast between the ‘generic retail offer’ of other centres in the
South West subregion with the unique, tranquil setting and boutique retail experience
of the Camden Town Centre appeals to day visitors, particularly those who are seeking
an alternative shopping experience in proximity to residential centres of the South West
subregion.



Established community and events infrastructure (such as the Bicentennial Park
Equestrian Centre, Town Farm and Macarthur Park, Camden Civic Centre) and a vibrant
events program including weekly Bicentennial Park events, Camden Food and Wine
Festival and regular farmers markets. Utilisation of these assets are likely to influence
the draw of leisure visitors to the area.

Overall, future day visitation is likely to benefit from increased leisure visitation (which
currently represents a quarter of the visitors to the area). This can be achieved through
increased delivery and promotion of events, placemaking and continued encouragement of
specialty retail. Growth of the leisure market will also benefit the existing visiting friends
and relatives markets by providing the catalyst for this market to enter into greater levels
of community and economic interaction with the Camden Town Centre.
As the broader population continues to grow, the Camden-Ellis Lane area has the
opportunity to attract increasing numbers of visitors which have corresponding economic
benefits to businesses located within the Town Centre.
Leveraging Visitation Opportunities to Assist Town Centre Growth
The day visitor market for the Camden Town Centre presents a number of opportunities
for attracting expenditure and supporting local business growth. While the overnight
visitor market is comparatively small to the daytripper market, 49,000 overnight visitors
is nevertheless not an insignificant number.
Leverage of the visitor market could be achieved by:


Capturing Existing Visitor Spend within the Camden Town Centre: Many visitors to
the Camden-Ellis Lane area visit the various institutions (e.g. Camden Hospital,
Sydney University) or to attend events and activities held at local venues (such as
the Bicentennial Park Equestrian Centre). Anecdotal evidence suggests, that only a
small proportion of these visitors actually visit the Town Centre and spend money
indicating a loss of potential benefits to local business associated with local event
tourism. In order to maximise benefits in the future strategies should consider
establishing greater linkages of the town centre with local events/ events assets.



Attracting New Visitors to the Camden Town Centre: Significant population growth
in the broader South West Growth Centre over the next 10 years presents an
opportunity to attract increasing numbers of visitors to the Camden Town Centre.
The key factor of success is to differentiate the Camden Town Centre as a unique
boutique shopping experience that offers an array specialist retail and gourmet food
experiences set in a charming rural setting.



Increasing Visitor Amenity and Placemaking: Increasing local amenity can include
increasing or expanding the events calendar, increasing placemaking activities and
infrastructure as well as continuing to attract specialty retailers to the precinct. These
activities will help to draw in more leisure and VFR visitors.
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4.

Property Market Assessment
The future viability and resilience of the Camden Town Centre is dependent on the
sustainability of businesses therein. The property market has a role to play through
provision of quality buildings and places. Any impediments in the process should be
identified and reviewed. This Chapter outlines current market conditions and performance
of the various land use categories in the Town Centre.

4.1

Camden Town Centre in Context
The Camden Town Centre provides a unique retail experience in a rural setting and a
palpable sense of community unrivalled in shopping malls. Whilst the Narellan Shopping
Centre is the major retail centre servicing the local Camden community and
accommodating larger brand name stores, the Camden Town Centre high street retail strip
accommodates a range of cafés, restaurants and boutique retail stores.
The Town Centre is focused along Argyle Street with two major supermarkets, the major
banks are represented and a number of community facilities are located in and around,
including sporting and recreational facilities such as a public swimming pool, library and
school.
The western end of Argyle Street between Murray and Hill Streets offers a range of cafés
and restaurants with many properties on the upper level occupied by commercial tenancies
including professional services (e.g. accountants, financial advisers, etc.). There are a
number of shopping arcades off Argyle Street which accommodate many personal services
retailers (e.g. hairdressers, beauty salons, optometrists, etc.).
The eastern end of Argyle Street between Hill and Edward Streets is notably quieter with
fewer food based retailers notwithstanding the location of a McDonalds restaurant therein.
There are several bulky goods and semi-industrial uses in this area. Bulky goods retailers
include Macarthur Mowers & Machine, Bushland Pool and Spa Centre located on Argyle
Street, and Camden Car Wash, Southwell Irrigation and Ag Sales, New Holland Agriculture
on Edward Street. Narellan also has a significant amount of bulky goods retailers presenting
competition for those in Camden.
The area in the Town Centre at the corner of Argyle and Murray Streets is occupied by
Target Country and smaller retailers, the immediate area supported by a Coles
supermarket and Liquorland. By virtue of its location this part of the Town Centre does not
benefit directly from high levels of foot traffic.
Secondary to Argyle Street, several cross and side streets contain a number of old cottages.
Many of these older style residences have been converted to commercial uses and provide
accommodation for professional services such as medical specialists and allied health
services, particularly those within close proximity to the hospital.
The residential property market around the Town Centre is well established and is
characterised by older style freestanding residential homes many of which are cottages on
large blocks with a very small proportion of residential unit blocks.

4.2

Retail/Commercial Uses
Research enquiries identify Camden Town Centre is busy during the week mainly with local
activity, whilst the weekends attract visitors enjoying the relaxed atmosphere. The retail
and commercial market is tightly held with the majority of businesses well established in
the area for many years.
The development of new retail centres at nearby Narellan and Mount Annan in the early
1990’s resulted in some businesses moving away from Camden Town Centre and into new
and enclosed shopping centres. This resulted in increased vacancy in the Camden Town
Centre, however the commercial/retail market has since rebounded amid the location of
many cafés, restaurants as well as boutique/specialty retailers and personal services
retailers who have recognised an opportunity in the market.
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In recent times demand for retail space is noted to be increasingly underpinned by growth
in the SWGC. As a consequence relatively low vacancies and steady rents prevail, amid the
popularity of the high street retail strip in a rural setting.
There is limited hotel accommodation within Camden, the Crown Hotel Motel offering 20
rooms within the Town Centre. There are others, Camden Country Club Motel, Camden
Valley Inn Country Lodge, Garden Cottage, Hillview at Camden, Narellan Motor Inn and
Poplar Tourist Park which offer various quality of accommodation.
4.2.1

Leasing Activity
AEC research and engagement with local leasing agents reveal that leasing conditions in
the Town Centre have been reasonably strong, primarily due to a constrained supply and
steady demand for hospitality and retail trade.
A major driver of leasing activity is demand for professional suites, research suggesting
gross rents achieving between $300/sqm and $700/sqm depending on the size, amenity
and location of the space. Small office suites are reportedly the most popular commercial
space, with commercial units between 15sqm and 30sqm the most marketable and
commanding the highest per square metre rents.
Retail rents within the Town Centre achieve between $400/sqm and $600/sqm with steady
rental growth owing to a limited supply of floorspace. Due to the strong demand and tightly
held market, lease incentives are modest, ranging from 2-4 weeks rent free.
Properties currently available for lease in the Camden Town Centre are:
Table 4.1: Camden Town Centre Properties for Lease
Address

Building
Area (sqm)

Quoting Rent
($/sqm)

Description

Suite 3 / 190 Argyle Street

21

$681

Office

Suite 2 / 190 Argyle Street

72

$347

Office

Suite 2 / 21 Elizabeth Street

80

$338

Office

Suite 1 / 22A Broughton Street

12

$650

Office in Medical Centre

2/23 Argyle Street

70

$171

Office

Camden Central 21 / 1-15 Murray Street

56

$443

Retail

Source: AEC

To illustrate the strength of the Camden Town Centre market, a comparison is made with
the performance of commercial space in Narellan. Established office space in Narellan
achieves rents between $250/sqm and $350/sqm (gross) while new space is more
marketable (achieving $400/sqm gross) with significant interest from existing local tenants
looking to relocate to newer offices.
Local leasing agents active in both town centres comment that the Camden Town Centre
property market is perceived as being more exclusive to Narellan due to its pleasant
community setting, and semi-rural charm/amenity. At present rent levels there is potential
for new development to occur on suitable sites.
4.2.2

Sales Activity
AEC research identifies that retail and commercial space in Camden Town Centre is
generally well occupied, comprised of a range of retailers and commercial users.
Sales activity in the Town Centre is driven equally by owner occupiers and investors. Due
to the strong demand for retail and commercial property selling agents comment that many
are sold off-market, even without a marketing/sales campaign.
Table 4.2: Camden Town Centre Commercial Sales Activity
Address
190 Argyle Street
6 Hill Street
4/1-15 Murray Street

Sale Date

Building
Area (sqm)

Sale Price
($/sqm)

Business

October 2013

160

$5,500

LJ Hooker

September 2013

278

$3,343

Mr Tang Chinese Restaurant

August 2013

90

$4,555

Commercial
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Address

Sale Date

Building
Area (sqm)

Sale Price
($/sqm)

1/49 Argyle Street

July 2013

161

$3,726

Thai Restaurant

33 Edward Street

July 2013

572

$3,671

Camden Machinery

1/165 Argyle Street

June 2013

65

$5,692

Tails the drycleaner

14 Mitchell Street

May 2013

1,311

$591

April 2013

291

$3,264

Macarthur Diagnostic Imagine

February 2013

86

$2,034

Di’s Book Exchange

37A Broughton Street
10/165 Argyle Street

Business

Bulky Goods

Source: Pricefinder (2014)

Sale prices and market activity has strengthened in the Town Centre. There has been rising
interest particularly in property on the fringe of the town centre, many a residential cottage
converted to commercial use. Commercial land use opportunities in fringe locations has
been driven by zoning and proximity to the hospital and town centre.
Anecdotal evidence suggests market yields for retail properties are in the order of 5%-6%
while retail strata properties are achieving 7%-8%. Depending on location, well located
retail properties in the Town Centre could achieve rates in the order of $5,000/sqm and
$6,000/sqm of building area. At these levels capital values could be sufficient to encourage
refurbishment and expansion of premises, or indeed new development on suitable sites
subject to heritage and other constraints.

4.3

Residential Uses
The Camden Town Centre residential market is a small one. While there are larger
residential blocks just outside the Town Centre, the residential offer within the Town Centre
is generally limited to older style cottages, many of which have been converted to
commercial use and a handful of residential unit blocks.
Freestanding dwellings (600sqm-850sqm site) in the Town Centre have generally sold for
between $450,000 and $650,000 depending on size and building amenity. By analysing
the sale of houses considering their respective site areas, it is apparent there is not an
active ‘development market’ owing to limited difference between prices paid for dwellings
in the R3, B2 and B4 land use zones. Furthermore, a dwelling at 37A Broughton Street
(1,289sqm site) converted to medical suite was purchased at $950,000, in line with prices
paid for comparable dwellings. This suggests the residential market is equally strong.
There are few strata dwellings in the Town Centre, with limited 1 bedroom units available.
The table details transactional activity for residential strata units in the Town Centre.
Table 4.3: Camden Town Centre Residential Strata Units
Address

Sale Date

Sale Price

3/62-64 Broughton Street

June 2013

$475,000

Modern terrace (3b)

10-52 Broughton Street

Accommodation

June 2013

$325,000

1990’s unit (2b)

7/3 Broughton Street

November 2013

$376,528

Renovated townhouse (2b)

2/3 Broughton Street

February 2014

$260,000

Townhouse (2b)

March 2014

$387,000

Shop top unit (2b)

4/52 Broughton Street

April 2014

$340,000

1990’s unit (2b)

6/31 Argyle Street

June 2014

$400,000

Shop top unit (2b)

July 2014

$405,000

Shop top unit (2b)

13/31 Argyle Street

1/31-33 Argyle Street
Source: Pricefinder (2014)

The level of prices paid for residential strata units in the Town Centre is a function of the
relative small market in which it operates. A wider availability of this form of
accommodation to address underlying demand will conceivably increase market acceptance
and accordingly drive higher prices.
In context, median house prices in Camden are $481,000 and median weekly rent $470
whilst the median unit price equates to $345,000 and median unit rental $360 per week
(Residex 2014).
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4.4

Development Activity
The current development pipeline in the Town Centre is limited with majority of proposed
development consisting of alterations, additions and upgrades.
The most notable project in the Town Centre is a proposed multi-storey car park by Council
which will provide the community with increased car parking, the project in the early stages
of planning.
Owing to the floodplain and heritage constraints, development has been constrained
thereby putting demand pressure on existing stock. Existing planning controls which limit
building heights to two storeys (7m) is conceivably also a constraint on development.
Major projects currently in the pipeline in the Town Centre are outlined in the table below:
Table 4.4: Camden Town Centre Development Pipeline (Major Projects)
Site

Status

Description

Estimated
Completion

Camden Council Carpark

Early Planning

Early planning has commenced for the
construction of a deck carpark in Camden Town
Centre, estimated to cost $3.6m.

2016

Camden Cemetery

Early Planning

Early planning is underway for the upgrade of
the existing cemetery, the proposed upgrade
expected to cost approximately $3.7m.

2017

St Johns Anglican Church

Approved

Construction of street carpark and alterations and
additions to building estimated to cost $3.5m.

2015

2-14 John Street

Approved

Staged redevelopment of former Camden High
School site:
 Demolition of disused school buildings
 Remediation of contaminated land,
earthworks
 Refurbishment of 2 existing buildings
 Construction of 26 multiple-unit dwellings,
162 self-contained seniors living dwellings,
76-bed residential care facility, 51-bed motel,
restaurant, cultural and community centre,
medical centre, ancillary shops
 Undercroft car parking
 Landscaping works

Unknown

Source: Cordell Connect (2014), Camden Council

Many of the proposed developments currently in the development pipeline are in the initial
stages of planning and may not eventuate.

4.5

Summary of Key Findings
Several key themes emerge from our market appraisal of the Camden Town Centre and
the wider region.


While retail/commercial rents, prices and yields achieved in the Town Centre depend
on individual property characteristics and location, overall they are marginally higher
than price levels that currently prevail in other areas such as Narellan and Wollondilly
Shire.



The constrained supply of floorspace has led to a tightly held market, characterised by
relatively low vacancies and steady take-up.



Tenancies within arcades in low exposure positions that are vacated can struggle to be
absorbed by the market, particularly for retail-type uses that are dependent on visibility
and exposure.



The tightly held nature of the property market is largely due to the large number of
owner occupied businesses who have resided in the Town Centre for over 20 years.



The demand for and popularity of small commercial suites in the Town Centre is
notable, rents outperforming similar space in Narellan and indicative of the strength of
the Camden market.
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Current options for residential living in the Town Centre are limited, there are
freestanding dwellings albeit some are converted to commercial use. There are only
several multi-residential living options in the Town Centre, this residential sub-market
underrepresented and with potential to gain market acceptance.



Forward development pipeline activity is notably absent in the Town Centre, proposed
developments largely focused on community and infrastructure assets.

As a corollary of broader economic and market conditions, the following land use activity
is anticipated to continue to be in demand:


Affordable price points will continue to drive the majority of market activity, i.e. small
commercial suites to accommodate professional offices.



Residential living options in the Town Centre contributing to a broadening of lifestyle
options available.



A broader retail offer (beyond cafés and restaurants) that would leverage off the Town
Centre’s unique heritage qualities. These could include food and non-food specialty
retailers that originate from the surrounding region, as opposed to national retail
chains.

As existing stock becomes obsolete and building values decline to approach land values,
these properties will be attractive and ready for redevelopment, however, this is unlikely
to occur in the short to medium term. It is therefore necessary to consider if current
planning framework facilitates the accommodation of floorspace need, and if not, the extent
of change required.
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5.

Current Trends and Future Influences
This Chapter provides a summary of key drivers and trends impacting Australian consumer
spending particularly in the sectors relevant for the Camden Town Centre: retail, cafes and
restaurants, and non-essential personal services such as hairdressers and beauty salons.
This Chapter also identifies the future influencing factors for these types of businesses in
Australia and the implications for business located in the Camden Town Centre.
Health care businesses are also prominent in the Camden Town Centre. This Chapter
identifies how population and ageing are impacting demand for health care services and
what this means for service provision in the future.

5.1

Current Australian Consumer Trends
Over the past five years tougher economic conditions has resulted in mixed performance
for Australian consumer retailers, cafes and restaurants, and non-essential personal
services (e.g. hairdressing and beauty services).
Weak economic growth and declining consumer sentiment following the global financial
crisis has led to tougher conditions for consumer based businesses (particularly those
selling products with a higher elasticity) as households scale back expenditure on nonessential goods and services, preferring to save rather than spend (IBISworld, 2014).
Widespread economic uncertainty and instability of financial markets has also impacted
national residential construction trends for both new houses and renovations, negatively
impacting demand for goods sold by homeware retailers.
In contrast, some sectors such as cafes and coffee shops have experienced strong growth
despite the weaker economy. The relatively low cost of high quality coffee has been the
main driver of this growth which is considered by many consumers as an ‘affordable luxury’.
Non-essential services such as hairdressing and beauty services have also experienced
modest growth despite challenging economic conditions. Stability of demand for haircutting
and colouring has been the key area of growth due to the gradual shift of this service from
the luxury category to a necessity service, a trend that is now occurring across other beauty
service lines. However, despite this stability, this sector is experiencing high competition
(particularly from backyard operators) and reduced profit margins, and is likely to remain
a sector that is sensitive to economic conditions.
Key macroeconomic trends impacting Australian retailers, cafes and restaurants and
non-essential personal services include:


Lower Consumer Confidence Decreasing Demand for Non-essential
Household Goods and Services
In response to weaker economic conditions and greater levels of uncertainty,
households are exercising greater levels of caution in their spending with the
household to savings ratios at a 10-year high (IBISworld, 2014). This has impacted
discretionary spending for non-essential goods and services.
Reduced consumer confidence and slow discretionary income growth can result in
purchases either being delayed or consumers substituting luxury with cheaper goods
and services. Lower levels of housing construction and home improvement from the
reduced consumer confidence is also impacting homeware retailers.



Changing Consumer Shopping Trends and Competition from Online Retailers
The consumer market for goods and services has undergone a period of change.
Increased use of technology and access to product and price information means that
customers have the ability to engage in greater levels of ‘bargain hunting’ activity.
The emergence of online retailing has been a key source of competition to many of
the traditional ‘bricks and mortar’ retailers, particularly in the electronics business
and others where consumers can purchase products online from overseas.

28

Camden Town Centre Opportunities and Issues Paper
Draft Report



Increased Competition from Large Retail Stores and Brands
Larger retailers and department stores have been in a stronger position (than smaller
retailers) to adapt to changing consumer trends and be competitive in specialist retail
markets.
Size and buying power has given large retailers the edge over smaller traditional
retailers. Additionally, many international brands have entered Australia over the last
three years to increase competition further. Notwithstanding their edge, larger
retailers are experiencing significant competition from online retailers.

5.2

The Retail Experience
There has been much commentary about the retail experience now sought after by
consumers. A growing number of consumers seek a positive shopping experience that is
not within enclosed shopping centres or online. This trend has resulted in the proliferation
of a new type of retail centre that offers an alternative to the traditional shopping centre
as consumers seek out new retail experiences and environments with character and
ambience.
In Australia there has been a resurgence of the ‘village retail strip’ with many high streets
reinventing themselves to accommodate trendy cafés and restaurants, delicatessens
selling gourmet foods and artisan produce and other specialist retail. Many village strips
have undergone a gradual gentrification to include a diverse and eclectic mix of businesses,
from quirky art stores to boutique furniture shops.
Examples of vibrant village retail strips include those of Darling Street in Balmain, Danks
Street in Waterloo, Leura Mall, Bowral and Berry.
Notwithstanding the desirability of the village retail strip and associated retail floorspace,
occupancy cost ratios are always under pressure, in recent times an upshot of the slowdown
in consumer spending. Although there is underlying demand for well-located and
appropriately positioned retail space amid growing population, effective demand depends
heavily on demand for retail goods and services and overall occupancy cost ratios. This in
turn has implications for the demand for retail floorspace. Any undersupply of floorspace
puts upward pressure on rents and prices, potentially challenging the ability of businesses
to pay and undermining viability.

5.3

Narellan Town Centre
Located less than 5km to the northeast, the Narellan Town Centre is poised for a major
expansion in response to the developing areas of Spring Farm, Elderslie, Harrington Park
and Oran Park, pursuant to that conceived of by the draft subregional strategy (DP&I,
2005).
The existing retail offer at the enclosed Narellan Town Centre currently totals some
33,000sqm of lettable retail area. Anchor tenants include Big W, Woolworths, Coles, Best
and Less, Go-Lo and a cinema.
The proposed expansion envisages additional 68,500sqm of floorspace to include
demolition and construction of new buildings and a pedestrian bridge over Camden Valley
Way. New landscaped plaza areas are proposed as are 1,730 new car parking spaces
(Cordell Connect, 2014).
When completed, the Narellan Town Centre at circa 100,000sqm of retail floorspace is
expected to draw from a wide catchment that includes Camden-Narellan, part of Wollondilly
LGA and the southern precincts in the South West Growth Centre (Deep End, 2011).
The expansion of any shopping centre has the potential to severely impact nearby strip
retail. The expansion of Westfield Parramatta resulted in a period of adjustment for the
retail strip along Church Street, due to the exodus of retailers to Westfield. The area has
however reinvented itself as an entertainment precinct with many cafés, restaurants and
leisure venues locating therein.
While the risk of retailers relocating to Narellan is nevertheless a real threat, considering
that many of the retailers in Camden Town Centre are ‘local’ with long history and strong
ties to the community, it is arguable that the risk is lower.
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While located further away, the establishing town centre of Oran Park is envisaged to
accommodate a maximum floorspace of 50,000sqm.
The need for the Camden Town Centre to strengthen its position is undoubtedly a
compelling one, to be the ‘civic and cultural heart’ of the region offering a niche retail
experience.

5.4

Health and Ageing
Australia’s growing and ageing population, coupled with the expanding private health
insurance coverage is generating strong demand for health services (IBISworld, 2014).
Allied health services are particularly benefiting in the shift towards greater levels of private
sector coverage with ‘extras’ cover becoming the standard level of coverage for increasing
numbers of private health care members.
People aged 65 years and over are a key segment driving growth of the sector. Over 65s
typically use health services more frequently and have higher levels of health insurance
coverage. The expanding population in this age group means that there is growth in
demand for services in the sector to support population growth and ageing.
Over the next five years demand for health care services is expected to strengthen in line
with the population growth and ageing profile (IBISworld, 2014). This includes growth in
demand for general practice and hospital services in addition to more age specific services
such as aged care. Private health coverage is anticipated to continue to rise with strong
revenue gains expected for many operators, particularly allied health services such as
dentists, physio therapists, chiropractors and osteopaths.
The current demographic profile of Camden Town Centre is testament to the relevance of
this driver. Given that about 30% of the LGA’s over-60’s are located in the Town Centre
there exist opportunities to strengthen the linkage between this group of residents and the
retail offer of the Town Centre.

5.5

Future Influences and Outlook
As the national unemployment rate rises and costs of living continue to increase, real
household disposable incomes are experiencing increasing pressures. Expectations of rising
unemployment over the next year is likely to continue to constrain disposable incomes and
see the trend of continued frugal spending patterns by consumers.
Over the medium term (5 year outlook), the economy is expected to stabilise and enter a
more positive period of economic expansion and population growth. Household
discretionary income is expected to recover/grow and will be the primary factor driving
expenditure in the retail, cafes and restaurants and non-essential services sectors.
Competition will continue to be steep, however, businesses are set to profit from improved
economic conditions particularly those that can offer a range of high quality products and
services, a unique consumer experience and value for money.
Stimulation of residential building and home renovation is also expected to increase
demand for homewares and building materials creating favourable conditions for homeware
and building retailers.
A keen market differentiation between the ‘enclosed shopping mall experience’ and the
‘village retail strip’ experience will drive the success of the latter provided it offers that
unique retail experience that cannot be duplicated in shopping malls.
Given the multiple threats to the Town Centre’s future sustainability, i.e. a reduction in the
daily catchment (owing to Council and other institution relocations) and the imminent
expansion of Narellan Town Centre and to a lesser extent Oran Park, it is critical for Camden
Town Centre’s future resilience to build on its heritage charm to strengthen its niche and
unique experience offer.
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6.

Future Opportunities
Despite the existing challenges (including the departure and imminent departure of various
organisations), the Camden Town Centre will continue to attract demand and interest from
consumers and visitors owing to:


Pleasant and unique ambience with high heritage values and semi-rural setting.



Presence of major institutions (Camden Hospital, Sydney University campus).



Presence of major recreational and strategic assets (Camden Showground, Bicentennial
Equestrian Park, Civic Centre, etc.).



Location at the edge of the South West Growth Centre, home to significant development
and population growth.



Differentiation of retail offer compared to Narellan Town Centre, Campbelltown, Mount
Annan and the newer centre of Oran Park.

At present, visitation to the Town Centre is dominated by local residents and workers as
well as visitors from outside whose primary purpose is to visit friends and relatives. The
Camden Town Centre can therefore be considered more of an ‘internal retail community’
than a destination retail location.

6.1

Opportunities

6.1.1

Residential Development
Increasing local residents will increase the local expenditure pool and potentially contribute
to increasing viability and mix of the retail offer. The unique characteristics of the Town
Centre as well as its close proximity to the SWGC could mean it is well placed to meet an
overflow from the growth centre or simply appeal to future residents that are seeking an
alternative to the more uniform and symmetric development expected in the SWGC.
Informal conversations with local agents identify that attitudes and preferences have
changed over the years, upmarket residential multi-dwelling units likely to be attractive to
local Camden residents as well as the ageing population looking to downsize. This position
is noted to be in contrast to attitudes a decade ago where preference for freestanding
houses on large blocks was prevalent.
Subject to the Town Centre’s capacity for feasible residential development, recognising the
constraints of heritage and flooding, a mix of residential typology appealing to retirees and
downsizers, professionals and the artist community who are attracted to the charm and
‘vibe’ that the Town Centre offers, could be considered.
Beyond increasing the local expenditure pool and increasing economic activity directly, the
changing residential and demographic dynamics could also provide for a shift in the makeup of the local retail provision, thereby contributing to the attraction of additional visitors.

6.1.2

Healthcare and Aged Care
As highlighted by the analysis in this report, the healthcare sector is already an important
economic aspect of the Camden Town Centre. With overall population growth and an ageing
of the population, the demand for health services will increase, providing an opportunity
to increase local provision. Additionally, given the unique and ‘small town’ feel of Camden,
opportunities to develop additional aged care facilities or retirement villages may also exist,
subject to appropriate sites and planning controls.
Camden Town Centre is already host to some 30% of Camden LGA’s over 60’s residents.
While the increase in aged care residents would contribute less to increasing the local retail
expenditure pool, the facilities themselves would generate employment that would help to
address the recent loss of jobs and impacts on local retailers, particularly cafés and
restaurants.
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6.1.3

Retail, Commercial and Tourism
The Camden Town Centre currently comprises a mix of hair and beauty salons, cafes and
restaurants, real estate agents and boutique retailers (including, clothing, specialty food
products, homeware stores and jewellers). The Town Centre also accommodates two major
supermarkets and is represented by major banks (e.g. NAB, CBA, as well as others).
Unique to the Camden Town Centre is the high proportion of commercial tenants including
accountants and a large variety of health specialists (e.g. GPs, dentists, cardiologists and
others). This has underpinned a strong market for commercial suites. Anecdotal evidence
would suggest that the market has further appetite for these commercial suites, as a recent
development was oversubscribed by this user group. The future development of
commercial units would also potentially help to encourage growth of the local health care
sector and attract a range of specialists.
Camden’s access and proximity to the SWGC will contribute strongly to generating
additional retail and commercial activity (so long as it can compete effectively against the
more significant retail offering in Narellan.
Anchor infrastructure, such as the Camden Hospital or Bicentennial Equestrian Park (BEP),
will additionally be important for attracting visitors to the Town Centre, whilst Camden’s
point of difference as a unique shopping destination and relaxing place to spend time in
will be essential for enticing visitors to stay and enjoy the Town Centre’s shopping
experience. Ensuring that people that visit the hospital or BEP are sufficiently encouraged
to come into the Town Centre will be important.
Overall, businesses in the Town Centre will continue to experience pressures from
competing centres and online retailers, however, if the centre can sell itself as offering a
unique and ‘new’ lifestyle experience then it may be a sought out recreational location for
the population of Camden LGA and the broader South West subregion.

6.1.4

Economic Activation
It is useful to consider a guiding notion of ‘revitalisation’ rather than simply ‘property
development’ to underpin the Town Centre’s approach to sustainability and resilience.
The continued and future viability of the Town Centre as a retail centre will depend on its
ability to expand the boundaries of its catchment. Any initiatives should have regard to the
principal objective of resilience, which should be two-pronged in nature:


Daily retail spend
The departure of Council staff will undoubtedly affect the Town Centre’s weekday trade,
affecting restaurants and fast food outlets for lunchtime expenditure, convenience retail
and services to serve the day-to-day needs of employees and some comparison
shopping (e.g. fashion, jeweller, home décor, etc.).
Immediate initiatives are necessary to strengthen relationships with other institutions
in the Town Centre to leverage visitation from on-site workers and residents to increase
patronage from institutions like Camden Hospital, Sydney University’s Camden campus
and users of the Bicentennial Equestrian Park.



Weekend retail spend
Given the expansion at Narellan as well as a potentially reduced weekday trade, it is
essential that visitors from beyond the local area be attracted to visit the Town Centre.
Low impact retail is self-perpetuating, in that, visitation levels are insufficient to attract
other retailers, resulting in the creation of a self-sufficient, largely local community. A
visitor survey carried out by JBA indicated most of the respondents (83%) were from
the Camden local area. If visitors from beyond the local area are to be attracted to the
Town Centre, it is therefore necessary to consider an array of initiatives to strengthen
Camden’s uniqueness of appeal.

The types of retail uses have the ability to draw increased visitors, however, the types of
retail targeted should have regard to the overall vision for the area. Low impact retail uses
(e.g. cafés and restaurants) do not have the ability to draw large numbers of visitation
from beyond the local area to have any meaningful impact on trading levels. Examples of
higher impact retail uses are wine and culinary centre, fresh food and farmers market,
aboriginal cultural centre, etc.
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The approach to economic activation is therefore a multi-pronged one. The needs of onsite residents and employees, together with visitors and tourists will underpin demand for
a variety of cultural and retail activities. Increasing placemaking activities and
infrastructure will assist in achieving greater levels of economic activation.
The Narellan Town Centre is proposed to more than double in size and will conceivably
capture retail spend from the Camden-Narellan catchment as well as parts of Wollondilly
LGA and the South West Growth Centre. Notwithstanding, the offer of the Camden Town
Centre is identifiably different and therefore would not be in direct competition with the
Narellan Town Centre.
In order to be sustainable in the long term, land use and development should cater for a
diverse range of needs, thereby attracting employment and tourism activity all of which
underpin the benefits of economic activation. Residential uses will, contribute to the
vibrancy of the area, demand for retail goods and services and night-time economy.

6.2

Challenges for Growth
Existing and future demand for a variety of uses has been identified (retail, commercial
suites and multi-unit residential) in the Town Centre. The availability of development sites
to accommodate new development is particularly constrained by:


Floodplain and environmental considerations.



Heritage values and constraints.



Density controls that limit development to two storeys.

The diversity and impact of the retail offer is critical to increasing the Town Centre’s largely
local catchment in order to capture higher proportions of retail expenditure. Issues
identified by businesses and visitors surveyed indicate the following issues:


Parking and congestion particularly on weekends when they are increased day trippers
to the Town Centre.



Lack of available parking for staff and customers.



Limited trading hours of some retailers on weekends.



Difficulties with building code compliance make it difficult and expensive to secure
development approval to expand or refurbish premises.

While an expanded retail offer will be required to draw more visitors from beyond the
Camden local area, there are conceivably already large numbers of visitors to Camden who
do not specifically visit the Town Centre due to:

6.3



Sole focus on their specific reason for visiting Camden, whether to the Camden
Hospital, Bicentennial Equestrian Park or Sydney University, etc.



Lack of awareness of the Town Centre’s retail offer and experience.



Lack of alignment between special events and Town Centre trading hours.

Next Steps
The next stage of the Study will be to examine potential development scenarios after a
Vision for the Town Centre is established, also drawing from the outcomes of the business
and community engagement outcomes.
The feasibility of development opportunities in the Town Centre will be evaluated,
identifying potential incentives and necessary changes to planning policy as required. The
use of catalyst sites will be identified, including those of Council owned assets.
From the feasibility analysis outcomes, recommendations will be made with regard to:


Potential incentives including necessary changes to planning policy.



Key drivers to change and sustainability of the Town Centre, options and initiatives
available to Council.



Potential investors for the Town Centre, from the user and development perspective.
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Appendix A: Opportunity Assessment
An opportunity assessment has been undertaken of the Camden-Ellis Lane SA2 area to
assist in identifying future opportunities for the Camden Town Centre.
The analysis includes:


Location Quotient Analysis



Cluster Mapping



Journey to Work Data Analysis



Strategic Asset Assessment

Location Quotient Analysis
In order to demonstrate the specialisation of the economy, location quotients based on
employment have been calculated. The location quotients demonstrate the degree to
which a local or regional economy is specialised by examining the proportion of
employment (by industry sub-sector) compared to a larger economy (Australian economy).
Location quotients can be used to indicate strengths and weaknesses of a local or regional
economy (i.e. its natural competitive advantage).
For this project, the analysis has compared the Camden-Ellis Lane SA2, the broader
Camden LGA and the South West subregion (comprising the LGAs of Bankstown, Camden,
Campbelltown, Fairfield, Liverpool and Wollondilly) with the Australian economy.
A location quotient of “1” means that the economies being compared have an equal share
of employment (compared to the Australia) for a specific industry sector, thus no potential
advantage either way. A location quotient above “1” indicates a specialisation of labour
and therefore an area of potential competitive advantage. If the location quotient is below
“1”, the area has a weakness in this particular industry sector.
Figure A.1 shows that Camden-Ellis Lane SA2 has a clear specialisation in health care and
social services. The Study Area also shows specialisation in other population based services
such as accommodation and food services, retail, education and training.
The following graphs depict the sector's location quotients in major sectors.
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Figure A.1. Location Quotients, 1-Digit ANZSIC, Camden-Ellis Lane SA2, 2011
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Cluster Mapping
Cluster mapping builds on the location quotient analysis by portraying the regional location
quotients against national industry estimated employment growth over time (from 2011 to
2016). By incorporating industry growth, cluster mapping allows for the identification of
growth opportunities in specific industry sectors, where a natural competitive advantage
already exists against a backdrop of an expanding sector nationally.
Industry clusters located above the “1” on the vertical axis indicate an existing industry
concentration (strength or competitive advantage, as discussed previously) within the
region being examined. The national industry employment growth estimate for 2011-12 to
2015-16 (IBIS World, Various) is plotted along the horizontal axis, with 0% growth over
the five years creating a midline. The further to the right of this central horizontal axis, the
faster the industry is expected to expand. Similarly, the farther to the left of the zero
percent midline, the faster it is expected to shed jobs during this five year period. The size
of the cluster (circle/ blob) in the map demonstrates the size of the local workforce in that
industry sector.
The cluster maps presented in the following figures suggest the following potential
industries of opportunity for the Study Area:


Health care and social assistance



Education and training



Professional, scientific and technical services



Retail, accommodation and food services and other personal services.
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Figure A.2. Cluster Map, 1-Digit ANZSIC, Camden-Ellis Lane SA2
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