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What are Urban Services?
The term ‘Urban Services’ is used to describe a wide
range of industries that locate in ci�es. There is no
single deﬁni�on of urban services although it is usually
used to describe industries that operate in industrial
and employment zones. This study deﬁned Urban
Services as a collec�on of industries that enable the city
to develop and its businesses and residents to operate.
Urban Services tend to have par�cular land use,
ﬂoorspace, opera�onal or accessibility characteris�cs
that require them to locate in specialised areas.
Industrial zoned and certain commercial zones (for
instance B5 – Business Development or B7 – Business
Parks) provide for these uses. They also safeguard
against land use conﬂict with non-compa�ble uses such
as residen�al use.
This study has deﬁned urban services through a
collec�on of 2-digit ANZSIC categories.

Understanding their value

A common thread tying urban service industries
together is their distribu�on throughout the
metropolitan area. Unlike some industrial uses such as
Manufacturing or Freight and Logis�cs, that may
choose to locate on the urban fringe, urban services
o�en serve a local popula�on or support a nearby
commercial centre. Consequently, they rely on
proximity to these markets.

2-DIGIT ANZSIC USED TO CLASSIFY URBAN SERVICES
Rental and Hiring Services (except Real Estate)
Building Cleaning, Pest Control and Other Support Services
Other Store Based Retailing*
Motor Vehicle and Motor Vehicle Parts Retailing
Repair and Maintenance
Prin�ng (including the Reproduc�on of Recorded Media)
Electricity Supply
Gas Supply
Water Supply, Sewerage and Drainage Services
Waste Collec�on, Treatment and Disposal Services
Basic Material Wholesaling
Road Transport
Postal and Courier Pick-up and Delivery Services
Transport Support Services
Warehousing and Storage Services
Building Construc�on
Heavy and Civil Engineering Construc�on
*This used a limited number of 4-digit industries to
pick up large hardware stores that support trades

They serve a wide range of func�ons but broadly, they
enable other businesses and industries to operate,
infrastructure to be maintained and residen�al
popula�ons to be supported.
While they are not always high employers, their value is
not held in how many jobs they directly provide, but in
the opera�onal role and func�on they play throughout
the city.

DISCLAIMER
No complete audit data of all industrial ﬂoorspace across
Sydney and the ACT exists. This analysis has been undertaken
using assump�ons to develop ‘typical’ proﬁles that are
expected across diﬀerent parts of Sydney. It is not an exact
account of Urban Services land. This work should be viewed
in light of this method.
It is also acknowledged that the further out a forecast is, the
less understanding there is regarding the future of work
pa�erns and the impact that changes such as automa�on will
have on industry opera�ons. This work is based on TfNSW’s
LU16 employment projec�ons and NSW DP&E popula�on
projec�ons.
More detail is provided on the underlying assump�ons in the
accompanying technical report.

Approach
IDENTIFYING WHERE URBAN SERVICES JOBS CLUSTER
The deﬁned 2016 Urban Services jobs were mapped by
travel zone and overlaid on iden�ﬁed industrial
precincts to understand cluster pa�erns.
IDENTIFYING A TYPICAL URBAN SERVICES PROFILE
Without precinct-speciﬁc data, the amount of land that
is occupied by urban services jobs was es�mated for
each precinct. This was drawn from metro-wide SGS
audit data.
Jobs were converted from ANZSIC to Broad Land-Use
Categories to be�er understand their land use
characteris�cs.
Jobs by Broad Land-Use Categories were then
converted to ﬂoorspace by applying a region-wide
average of ﬂoorspace per job.
LGA Floorspace ra�os (FSRs) were then applied in
reverse to precincts to derive a typical land area proﬁle
for Urban Services jobs.
AGGREGATION AND PER-CAPITA CALCULATION
Precinct-level informa�on was then aggregated to an
LGA and a District level to provide a total es�mated
land area for urban services jobs.
This land area was then divided by the District
popula�on to arrive at a square metre per capita
amount.

LAND VALUATION
A number of factors inﬂuence the loca�on of urban
services jobs and the amount of ﬂoorspace and land
area that they operate in. Land values play a large role
in this, par�cularly when dealing with rela�vely
low-value uses such as urban services and other
industrial uses.
A representa�ve sample of land values was achieved by
sampling precincts across the study area to record their
Underlying Land Value (ULV).
COMPARING WITH THE AUSTRALIAN CAPITAL
TERRITORY (ACT)
The ACT (with the addi�on of Queanbeyan) was used
as a comparison city for urban service provision to
enable benchmarking of Greater Sydney’s Districts.
The ACT was chosen due to its rela�ve self-containment
and lower provision of major port, freight and logis�cs
and heavy manufacturing industrial land. It was
therefore considered to be more geared towards urban
services provision due to lower compe��on for other
industrial land uses.

Per capita urban services land area
Greater Sydney’s Districts were compared with the ACT
(and Queanbeyan) to understand how Greater Sydney
compares with a contained urban region. This
comparison was undertaken at 2016 and 2036
scenarios to understand how each District changes
against the ACT’s benchmark of three square metres of
Urban Services land per person.

In all Districts, other than West, the per capita amount
reduced between 2016 and 2036. Only two Districts
(West Central and South West) exceeded the ACT
benchmark and West Central fell beneath it by 2036.
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Urban services job density
Not all urban services jobs operate in industrial
precincts. Loca�on is driven by factors such as land
availability in the area they need to operate, links with
other businesses and ﬂoorspace requirements.
In the South, West Central, South West and West
Districts, there is approximately one urban services job
outside a zoned precinct for every job within.
In the North and Central Districts however, there are
more urban services jobs outside than inside.
In part, this is driven by speciﬁc business decisions.
However, it does also suggest that in the Central and
North Districts, there is insuﬃcient zoned land available
to accommodate these jobs. This aligns with both
District’s low per capita rates and the fact that both
Districts have the lowest amount of zoned land geared
towards urban services opera�ons.
Across all Districts and the ACT, the density of urban
services jobs is higher in appropriately zoned precincts
than for those loca�ng outside, in other commercial
zones. Those outside are compe�ng with other
industries and this density rate indicates a greater
eﬃciency of urban services opera�on in zoned
precincts, highligh�ng the importance of these
precincts for co-loca�on.
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Growth of urban services

Urban services count for varying propor�ons of jobs in
each District’s industrial precincts and have diﬀering
growth projec�ons.

These jobs may be out-of-precinct urban services jobs
seeking to relocate or other industries that are unable to
operate in other commercial areas.

Regardless of jobs growth within industrial precincts,
suﬃcient land must remain available to accommodate
future jobs that seek the characteris�cs of these
precincts.

It is unlikely that ALL urban service jobs will ever locate in
industrial precincts, however it is instruc�ve to consider
how much land they may require if such a scenario
presents itself.
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Other industrial uses
A number of other, non-urban service industries also
locate in industrial precincts. Of all the non-urban
services, manufacturing is the top industrial tenant
across all district, however this varies across the
Districts. Each District has slightly diﬀerent pa�erns.
CENTRAL
Manufacturing and Retail Trade are the other dominant
industries, followed by Professional and Scien�ﬁc
Services, other Wholesale Trade and Health Care.
NORTH
Other industrial proﬁles are evenly distributed
throughout the North’s precincts, due to the lack of
major precincts.

If all Urban Services jobs were
located in zoned precincts (2036)

Hectares (Ha) shown are total
Urban Service precinct land

WEST CENTRAL
Manufacturing is by far the most dominant non-urban
services industry across West Central’s precincts, with
Wholesale Trade second, although with far less
prevalence.
SOUTH
Manufacturing dominates the South’s urban services
precinct with a rela�vely even distribu�on of other
industries behind it.
WEST
Manufacturing is the largest non-urban services industry
in the West District too with Educa�on and Training
second.
SOUTH WEST
Manufacturing is the dominant industry with Health Care
and Social Assistance second. Other industries are
rela�vely evenly distributed.

Accommoda�ng growth

Future employment growth across all industries will
require addi�onal ﬂoorspace, addi�onal land, or both.
Unlike oﬃce-based jobs, urban services are o�en less
able to increase their ﬂoorspace eﬃciency or locate in
mul�-storey buildings. This requires land to be in
suﬃcient supply to accommodate growth in these
industries.

Land size historgram

Urban services jobs are located right across Greater
Sydney. With pressure on industrial precincts
increasing in the face of rising land values and land use
conﬂicts, there is ﬁnite land available to accommodate
this growth – par�cularly in the Central and Eastern
Ci�es. Several resultant growth scenarios may play out
over the coming decades as employment growth
requires addi�onal land.

Not all jobs that locate in industrial precincts are urban
services. Many industries require the ﬂoorspace, lower
rents, loca�ons or buﬀer from other uses that these
precincts provide. Some are footloose - they can locate
anywhere in the metropolitan area. Others are �ed to a
loca�on due to adjacent infrastructure such as ports or
intermodal terminals. Others require proximity to
customers or businesses in their supply-chain.
As urban services grow, some may be forced to relocate
but many there already are there for a reason and they
will increasingly compete for zoned land within Districts.
The following diagrams use the West Central District as
an example to demonstrate diﬀerent industrial precinct
growth scenarios.

INDUSTRIAL PRECINCT GROWTH SCENARIOS
Propor�on of urban services
jobs in industrial precincts
CURRENT SCENARIO

Urban Service jobs make up propor�on of all jobs in
industrially-zoned precincts.

FUTURE URBAN SERVICES CONSOLIDATION

Urban services jobs located outside of zoned precincts
relocate within precincts as market pressures and
land-use conﬂict grows. Further displacement of more
footloose industries.

Movement of
urban services jobs

Movement of
non-urban services jobs

FUTURE PRECINCT JOB GROWTH

Urban services jobs within established precincts con�nue
to grow as popula�on and business demand grows.
Some displacement of more footloose industries.

URBAN SERVICES DISPERSAL

Gradual reduc�on in zoned land reduces supply while
demand grows. Urban services jobs seek a non-industrial
zoning with lower opera�onal eﬃciency, move away
from business catchment or cease trading.

The importance of smaller precincts

Industrial precincts that house urban services are
varied in size. This is due to a range of factors including
historic development pa�erns and land values. There is
a prevailing school of thought in Greater Sydney that
“all industrial jobs are moving west” and that
consequently, small, inner-city industrial precincts are
increasingly redundant.

Land size historgram

However, across Greater Sydney, and par�cularly in the
eastern Districts of the Central, North and South, these
smaller precincts support high propor�on of urban
service jobs that o�en support local popula�ons and
economies. Precincts between 750sqm and 10,000sqm
have a high percentage of their land a�ributed to urban
service jobs. As precincts increase in size, this propor�on
reduces.

PRECINCT SIZE AND PROPORTION OF LAND TAKEN UP BY URBAN SERVICES
90%

PROPORTION OF INDUSTRIAL LAND TAKEN UP
BY URBAN SERVICES (%)

80%
70%
60%
50%
40%
30%
20%
10%
0%

750

1,000

5,000

10,000
Central

50,000

North

South

100,000
South West

250,000
West

500,000

1,000,000

5,000,000

West Central

PRECINCT SIZE (SQM)

The impact of land values

Land values play a role in the availability of zoned land.
High land values increase rents and can lead to
businesses making trade-oﬀs between ﬂoorspace and
loca�on. There is a correla�on between underlying land
values (ULV) and the amount of land per capita
occupied by urban services.

It is evident that while the ACT presents a benchmark of
three square metres per person, it does so with very low
underlying land values. The picture across Greater
Sydney is varied, however pressure is more acute in the
east where land values are signiﬁcantly higher.
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What does this mean for Greater Sydney’s Districts?
This analysis provides insights into each of Greater
Sydney’s Districts. Although urban services are
distributed throughout the metropolitan area, their
prevalence varies as does the propor�on of land that
they take up in some industrial and business zones.

A blanket approach to the management of these lands is
therefore not the answer. Rather, District-speciﬁc
approaches will help to ensure that Sydney as a whole
con�nues to provide for these industries that enable the
city to operate.

CENTRAL
Central is already below the the benchmark of three square metres of urban
services land per capita, and this provision is expected to fall by 2036. It also has
more urban services jobs outside of these precincts than in. The District’s
industrial and business zones that accommodate urban services are already
constrained – the District has the second-lowest provision of urban
services-focused industrial land in the Metropolitan region. It faces compe��on
from a range of other land uses seeking to beneﬁt from their CBD proximity and
transport accessibility.
Many of the District’s precincts are also home to non-urban services industries that
seek proximity to major infrastructure (airport and port) and the CBD. Many
require these loca�ons for their business opera�ons and will compete for the
District’s ﬁnite industrial land. Central’s remaining industrial lands must be carefully
managed to ensure suﬃcient space for urban services and other loca�on-sensi�ve
industries to grow.
STATUS: UNDER PRESSURE

NORTH
The North District has the lowest amount of industrially-zoned land in Metropolitan
Sydney and the highest propor�on of this land dedicated to urban services. Much
of this land is concentrated in a few large precincts (Artarmon and Brookvale-Dee
Why). Consequently, the District has the lowest per capita provision of all Districts
and the highest ra�o of urban services jobs located outside of precincts compared
with inside (2.5 out to every 1 in). With the second highest industrial land values of
all the Districts, this makes the exis�ng industrial precincts important to protect to
ensure there is suﬃcient zoned land to accommodate the services that support the
District’s growing popula�on, par�cularly if those out-of-precinct jobs are priced
out of other commercial areas and need to retain a presence in the North District.
STATUS: UNDER PRESSURE

WEST CENTRAL
West Central currently provides slightly more urban services land than the
benchmark of three square metres per capita. This, however, is projected to drop
beneath that benchmark by 2036. With industrial land values on par with the ACT,
similar per capita land provision and the District projected to accommodate a large
share of Sydney’s popula�on growth, West Central is delicately poised.
Management of The District’s precincts should be proac�ve to ensure there
remains suﬃcient land to accommodate urban services, par�cuarly in light of
projected long-term growth for Greater Sydney.
STATUS: CAREFUL PLANNING REQUIRED

SOUTH
The South District is forecast to see the lowest growth of urban services land by
2036, with only 10% of precinct land es�mated to be taken up by these jobs.
Provision within the District is, however, less than the three square metre per
capita benchmark, and is forecast to be further constrained by 2036. With rela�vely
low provision of urban services-aligned precincts, care must be taken to ensure
supply remains suﬃcient.
STATUS: UNDER PRESSURE

WEST

The West District is under the three square metre benchmark, although it is the
only area of Sydney where the per capita provision of urban services is forecast to
increase over the next twenty years, being due several factors. Firstly, the growth of
urban services jobs that require larger amounts of ﬂoorspace. Post-2036, as the
District’s economy matures, there is expected to be a gradual decline in the per
capita provision from 2036 as jobs with lower ﬂoorspace requirements grow.
Secondly, the District is forecast to have rela�vely high growth in urban services
jobs and rela�vely low popula�on growth, compared with other Districts. Thirdly,
the District has fewer major strategic centres that may a�ract jobs associated with
business-to-business rela�onships rather than popula�on serving urban services.
Adding to this is the expected gradual release of industrial land in the Western
Sydney Priority Growth Area (formerly WSEA) and the delivery of the Western
Sydney Airport in the 2030s. It is noted that much of this land earmarked for WSEA
expansion is not considered in this report.
Much of this land is posi�oned towards large subregional or footloose industries
such as major freight and logis�cs hubs or warehousing. This is reﬂected in the fact
that the West District has a rela�vely low propor�on of precinct jobs being urban
services and this is expected to fall further over �me (31% in 2016 falling to 28% in
2056). These more strategic industries will play an increasingly important role as
the Western Sydney Airport commences opera�ons and urban services jobs will
need to compete for industrial land with these jobs that seek to locate in the West.
Cau�on should be applied to ensure that suﬃcient land is retained for local urban
services jobs that cater to these emerging businesses and the District’s growing
popula�on.
STATUS: LOW PRESSURE

SOUTH WEST

The South West is the only District to have more urban services land per capita in
both 2016 and 2036. The popula�on of the South West however is expected to
grow more strongly post-2036, at a rate faster than any other district in the twenty
years to 2056. There are low levels of concern with this District as even by 2056 the
district is an�cipated to be above the ACT benchmark per capita amount of urban
service land. However the same cau�on should be applied to the South West as
with the West in ensuring that a balance is retained between larger industries and
urban services, par�cularly as the South West is expected to have substan�al
growth beyond 2036 due to the availability of undeveloped land release areas.
STATUS: LOW PRESSURE

Policy implica�ons

The demand for urban services is closely linked to popula�on and business loca�on.
This analysis demonstrates that in Sydney’s East (Central, North and South
Districts), rela�vely low supply and high popula�ons requires a cau�ous approach
to industrial land management.
In the city’s Central and West, this pressure is less acute, although compe��on is
likley to come from other larger-scale industrial jobs, par�cualrly in the West
District. West Central is at a point of transi�on and careful management is needed
to ensure provision remains suﬃcient as the District’s popula�on and economy
grows.
A ‘one size ﬁts all’ approach is therefore too broad. A cau�ous approach,
par�cularly in the Eastern and Central Ci�es, is urged to ensure that there is
suﬃcient zoned land to meet not just the future demand within these precincts,
but to safeguard against rising land prices and land use conﬂicts driving urban
services and other industries away from the areas that they support.

