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Q7

Respondent skipped this question
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Are you aware of any new types of industrial or urban
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Q10

Respondent skipped this question

Please provide any further comments below
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1.

Introduction
This submission has been prepared by the Large Format Retail Association (LFRA) with the
assistance of Ethos Urban in response to the review of the Industrial and Urban Services Lands
Retain and Manage policy (Industrial Lands Policy) within the Greater Sydney Region Plan
currently being undertaken by the Greater Sydney Commission in collaboration with the
Department of Planning, Industry and Environment (DPIE) and NSW Treasury.
It is understood that the review of the policy will consider if there are opportunities for increasing
the productivity of industrial and urban service lands as well as whether there is scope for greater
flexibility in industrial zoned lands covered by the policy.
We welcome the opportunity to provide feedback to the Greater Sydney Commission, DPIE and
NSW Treasury on the Large Retail Format’s experience and support the main principle of the
review.
The LFRA supports the retention, growth and enhancement of industrial and urban services land
that provides for a wide range of businesses that support the city’s productivity and integrated
economy. However, the Large Format Retail industry is a suitable and co-locatable land use with
industry and urban services uses where the industrial land is no longer utilised effectively or as
intensively as it should be. The LFRA consider that the Industrial Lands Policy within the Greater
Sydney Region Plan effectively places a moratorium on rezoning industrial land classified as
‘retain and manage’ irrelevant of whether it is underutilised or vacant.
Accordingly, it is the LFRA’s view that:



Continuing to restrict the flexibility of development on the ‘retain and manage’ industrial
areas is likely to limit the ability of these areas to adapt and evolve and prevent
investment by existing sectors, such as the Large Format Retail sector as well as new and
innovative entrants to the market. Promoting investment by other sectors in turn would
likely increase growth in jobs and consumer choice to be benefit of the entire city.



With Sydney expected to grow to a city of more than 8 million people there will be a need
to support a further 1 million plus jobs in the future. In order for the city to support this
growth we need to ensure that these employment precincts are operating in an efficient
and viable way that supports growth and needs of the overall community.



Planning Policies including the Industrial Lands Policy within NSW should help create
conditions in which businesses can invest, expand and adapt. It should not stifle
investment, and needlessly restrict opportunities for sites to evolve and respond to
changes in circumstances. All employment precincts are not equal, while some operate
successfully and provide high-order employment opportunities, others have not been
able to adapt and evolve as efficiently, therefore the Industrial Lands Policy review
provides the opportunity to enable more employment in more industries and sectors,
whilst continuing to protect the key and fundamentally important industrial, transport
and logistical land.
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A new industrial lands policy should be prepared, which is robust but also takes a positive
approach to their growth, management and adaptation, and therefore provides flexibility
and the opportunity for industrial lands to be rezoned to other (non-industrial) uses,
subject to certain criteria being met and significant and vigorous assessment being
undertaken.



The new industrial lands policy should be prepared in conjunction with a new State-wide
retail policy, that proactively plans for new retail development.

The LFRA has proactively engaged over the last 5 years with the NSW Retail Expert Advisory
Committee (REAC), created by the Hon Rob Stokes and headed up by NSW Chief Planner Gary
White, as well as DPIE, the Greater Sydney Commission, various Local Councils, and both the NSW
and Federal Productivity Commissions to voice its concerns regarding the current planning system
and the associated land use zoning controls that restrict the Large Format Retail industry’s ability
to find suitable sites and invest in NSW.
Minister Roberts informed our members in the ‘Foreword’ to the 2019 edition of the LFRA
Directory (Attachment A), that in 2019 the NSW Government “…will finalise the State-wide retail
planning policy and provide advice to councils on how to consider retail supply and demand as
part of their local strategic plans…”. However, a State-wide retail planning policy has not been
released, as was promised. In addition, since Minister Stokes was re-appointed as the Minister
for Planning in June 2019, the NSW Government has done little, to support the important role
that the Large Format Retail industry plays.
The LFRA’s vision is clarity, consistency and certainty of the various laws and government
regulations that relate to the Large Format Retail industry in Australia. The LFRA’s policy agenda
encourages investment and employment growth and opportunities. Good urban planning, smart
competition policy and cheaper energy underpin our agenda.
The LFRA supports the Industrial Lands Policy review, however considers that it is imperative that
the NSW Government considers the Large Format Retail industry to be an appropriate land use
on industrial land.
The LFRA recommend that the Greater Sydney Commission, DPIE and NSW Treasury step away
from a ‘business as usual’ approach to industrial lands once this review is complete. A clear
process is required that sets out appropriate matters that must be addressed, but opens up a
pathway for other uses, such as large format retail, to be considered appropriate and
complimentary development on industrial lands, akin to the UK’s National Planning Policy
Framework approach.
In addition, the LFRA request that the GSC, DPIE and NSW Treasury consider the following
additional amendments to the legislation and strategic planning system, which in our view are
also required to enable the Large Format Retail sector to continue to invest in NSW and ensure
the physical supply of floorspace meets the current and forecast levels of demand within NSW
and the Sydney Metropolitan Area:
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2.

DPIE to produce a State-wide planning policy to guide retail land use objectives and
decisions;
The NSW Government to support and adequately consider the growth of all forms of retail
activity and in particular the Large Format Retail industry which is a significant and growing
segment of the retail sector;
Recognise that not all forms of retail activity belong in ‘centres’ and acknowledge the role
that Large Format Retail centres provide to the NSW economy;
Provide opportunities for ‘emerging’ and ‘innovative’ retail formats to locate within the
NSW that are not currently recognised within the Standard Instrument LEP (Local
Environment Plan) land use definitions; and
Require Local Government areas to proactively plan to increase Large Format Retail
floorspace to meet the required demand.

Large Format Retail Association and Sector Overview
The LFRA is Australia’s peak industry body which supports and advocates for Australia’s Large
Format Retail sector. Our membership base comprises of Large Format Retailers, investors,
owners, developers and service suppliers. The LFRA’s policy agenda strongly encourages
investment and employment growth and opportunities. Issues such as good urban planning,
smart competition policy and cheaper energy underpin our agenda. Our vision is clarity,
consistency and certainty of the various laws and government regulations that relate to the Large
Format Retail industry in Australia.
The LFRA’s Retail Members include some of Australia’s largest and most respected Large Format
Retailers including the 63 individual business brands listed in the following table:
ABS Automotive Service Centres
Adairs
Adairs Kids
Adelaide Tools
Amart Furniture
Anaconda
Animates
Autopro
Autobarn
Baby Bunting
Barbeques Galore
Bay Leather Republic
BCF
Beacon Lighting
Beaumont Tiles
Bedshed
Bunnings
Bursons
Chemist Warehouse
City Farmers
Costco

Decathlon
Domayne
Early Settler
Fantastic Furniture
Freedom
Harris Scarfe Home
Harvey Norman
House
IKEA
James Lane
Jaycar Electronics Group
JB Hi-Fi
JB Hi-Fi Home
Joyce Mayne
Kitchen Warehouse
Lincraft
Macpac
Midas Auto Service Experts
Mountain Design
Oakland Mowers
Officeworks
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Original Mattress Factory
OZ Design Furniture
Petbarn
PETstock
Pillow Talk
Pivot
Plush
Provincial Home Living
Rebel
RoadTech Marine
Robins Kitchen
Sleepys
Snooze
SPACE
Sprint
Spotlight
Supercheap Auto
The Good Guys
The Sleeping Giant
Total Tools
Urban Home Republic

The LFRA is also supported by its patron, PwC, and the following 74 Associate Members that comprise
of Large Format Retail developers, investors, owners and service suppliers:
Acure Asset Management
ADCO Constructions
Advent Security Services
Agora Property Group
Aigle Royal Properties
Arise Developments
AsheMorgan
Arkadia
Aventus Group
AXIMA Logistics
AXIOM Properties Limited
Bayleys
Birdsong Legal
Blackmont
Blueprint
Buchan
Burgess Rawson
BWP Trust
CBRE
Charter Hall
Cherry Energy Solutions
Citinova
Colliers International
Complete Colour
Coombes Property Group

Cornwalls
COVA
CV Media & Signage
Deep End Services
Deluca
DOME Property Group
Edgewise Insurance Brokers
Ethos Urban
Re Grow Development Group
FTI Consulting
Gazcorp
Gibb Group
Geon Property
Grosvenor Engineering Group
HLC Constructions
Home Consortium
Humich Group
Jape Group Australia
KHQ Lawyers
Knapp Property Group
Leedwell Property
Leffler Simes Architects
Lester Group
Mainbrace Constructions
Major Media

Morgans Financial Limited
MPG Funds Management
Moray & Agnew Lawyers
National Storage
Newmark Capital Limited
Planning Solutions
Primewest
Properties and Pathways
QIC
Realmark Commercial
Savills
Sentinel Property Group
Solar Edge
Terrace Tower Group
TK Maxx
Tomkins
Transact Capital
Transcend Property
Troon Group
Tutch
Upstream Energy
Vend Property
VPG Property
Wavin Technologies

Australian’s love affair with Large Format Retail has been on full display during the pandemic, with
sales on track to increase by almost 13% during the 2020-21 financial year despite the COVID-19
restrictions. In simple terms, the trading performance of the Large Format Retail sector has been
buoyed by the following key factors:

The much-needed economic boost by the Federal Government in the form of Jobseeker
and Jobkeeper payments;

Reactionary purchases by the population due to the various Government restrictions such
as work from home requirements and the closure of gymnasiums;

The take-up of DIY projects;

The desire by many to transform their homes into an oasis; and

The spatial element of the large retail format sector (i.e. large car parks, large floorplates
that automatically aid social distancing, the limited numbers of spacious internal shopping
malls, and ease of access for ‘çlick and collect’ and ‘drive and collect’ services.
Demand assessment economists, Deep End Services, estimate the following approximate key
industry metrics for both Australia and New South Wales for the year ending 30th June 2021:
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Key Industry Metrics

Australia

New South Wales

Total retail sales
Large Format Retail
percentage of total retail
sales
Large Format Retail sales
Number of direct employees in
Large Format Retail
Number of indirect
employees in Large
Format Retail
Total number of
employees both directly
and indirectly in Large
Format Retail
Large Format Retail floor space

$ 361.9 billion
26.4%

$ 115.3 billion
26.5%

$ 92.4 billion
199,144

$ 30.5 billion
60,196

247,337

74,763

446,481

134,959

20,184,699 million
square metres which
equates to 35% of all
retail floor space

The LFRA has also seen a broader trend in that there has been a rise in the take-up of floorspace
within established homemaker centres by uses other than traditional Large Format centre uses,
these include:

Allied medical/ health and wellness (dental, radiology, blood donation centres);

Automotive sales and servicing (sales, servicing, tyres, car washes);

Business premises (financial services, government agencies, training services); and

Entertainment and recreation centres (play centres, bowling, climbing, gymnasiums)
Independent research commissioned by the LFRA indicated that over the last five years
Queensland, WA and Victoria have been the leaders in permitting non-large format retail uses
within homemaker centres whereas NSW has been the worst performer. This trend is considered
to be directly linked to the responsiveness of the States respective planning and land use zoning
regulations.
The effect of Victoria’s commercial zoning evolution and reform over the last 20 years, and the
fact that Victoria’s ‘Restricted Retail Premises’ definition has continuously evolved has meant that
new entrants and business formats within the Large Format Retail sector have been recognised
and supported.
Furthermore, the Australian Government Productivity Commission paper ‘Victoria’s Commercial
Land Use Zoning – Productivity Reform Case Study’, dated September 2020, specifically looked at
whether perceived adverse impacts of an increase in out-of-centre-growth arising from the Victoria
zone reforms has occurred, and it was found that they did not appear to have come about.
It was specifically noted that “…the adverse impacts of out-of-centre development are likely small.
The broadening of commercial zones in Victoria enabled commercial activity that some
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stakeholders characterize as ‘out-of-centre developments’….as the Commission has previously
argued, declines in activity centres often reflect changing consumer preferences, as so are not
always a direct consequence of the out-of-centre development. Equally, locational competition
can bring community benefits. Several reports on competition (such as the Competition Policy
Review (2015) have found that, among other things, the impacts on competition between
individual businesses, and proposed developments on the viability of existing businesses should
be irrelevant for planning matters (Harper et al. 2015;PC2011a). This is because planning and
zoning laws can create barriers to business entry and/or restrict competition, leading to a lower
variety or quality of goods and services. Adverse impacts from competition should only be
considered when future planning is conducted, not when a development proposal is being
considered.
A related concern is the availability of industrial land. In Melbourne, State Significant Industrial
Precincts (SSIOs) are zoned IN3Z and IN2Z, where only limited retail activity is allowed. These sites
are not a natural fit for core retail activity. There is a case for Large Format Retail in industrial
areas to the extent that it is established on vacant or underutilized industrial land (which generally
meets the requirements for Large Format Retail use), particularly in the industrial areas outside
the SSIPs. In response to concerns about the availability of industrial land, the Victoria Department
of Environment, Land, Water and Planning (DELWP) has indicated that it will review the range of
uses permitted within industrial zones.
Overall, it is difficult to find clear evidence that out-of-centre developments have had adverse
impacts that warrant regulatory restriction…”.
This evidence therefore indicates that the broadening of uses within industrial precinct to include
uses Large Format Retail centres, that are not generally permitted in industrial zones, are unlikely
to give rise to significant impacts.

2.1

Significant Large Format Retail Floorspace Demand
Floorspace demand within the Large Format Retail sector was specifically identified in the
2016 Deep End Services report – ‘Sydney Retail Demand and Supply Consultancy’
prepared for the then DP&E in association with the Greater Sydney Commission (GSC).
The report confirmed that between 1.74 and 2.2 million square metres of Large Format
Retail floorspace will be required over the period 2011 to 2031 which accounts for
approximately 40% of retail demand.
The Deep End Services report also acknowledged that the Large Format Retail sector has
experienced a 2.3% growth per annum between 1992 and 2015, which is the second
highest growth rate out of all other identified retail sub-markets. Growth between 2015
and 2031 is, however, expected to slow to 1.1% per annum, which was attributed in part
to:


The past trend of redeveloping industrial land in inner suburban locations for retail
development is unlikely to occur to such an extent in the future; and



Regulatory reform that in the past fuelled growth (e.g. removal of weekend trading
restrictions) is unlikely to occur to such an extent in the future.
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Deep End Services estimated that the Large Format Retail floorspace supply within the
Sydney Metropolitan Area in 2015 was 2.9 million square metres which represents 27% of
the retail distribution. Using the same methodology in its calculations, Deep End Services
estimated that by 2031, Large Format Retail floorspace supply within the Sydney
Metropolitan Area will account for 4.5 million square metres; this equates to an increase
in supply of 1.6 million square metres, and a forecast demand requirement of between 1.7
and 2.2 million square metres outstrips the supply level.
The Large Format Retail sector is therefore forecast to have significant surplus floorspace
demand at 2031 which will not be met by estimated supply levels. It has been a common
experience for LFRA members over the past few years that due to the current restrictive
planning and zoning controls within NSW there has been and continues to be a lack of
appropriately zoned, sized and configured land to support new Large Format Retail
development.
This challenge to the Large Format Retail Sector has been further acknowledged in the
‘REAC Report’: “…it can be difficult for large format retailers to establish within the existing
urban fabric where either land is not appropriately zoned or where zoned land comprises
small lots…”. This has resulted in the sector becoming “…unnecessarily constrained,
resulting in further distortions in the locations of such facilities and their market
performance…”.
In order to respond to this issue, the REAC report comments that “…strategic planning is
required to ascertain the need and facilitate suitable sites for large format retail…” It further
recommends that the “…District and Regional Plans must consider adequate retail supply
in relation to demand created through their actions and objectives, linked to population
growth, housing and job projections…” and that “…the State Government should also work
with local councils to ensure there is an adequate supply of land available for retail uses
provided through their planning instruments…”.
Furthermore, the LFRA, in conjunction with Deep End Services, produced the latest and
11th annual edition of the Large Format Retail Directory – Australia and New Zealand. Data
from the Directories show that Large Format Retail vacancy rates have largely declined
over this period as shown in the following table:

Large Format Retail Directory
Year of Publication

Vacancy Rate

2012/13
2013/14
2014/15
2015/16
2016/17
2017/18
2018/19

7.9%
5.1%
4.6%
4.3%
3.7%
3.6%
5.0%
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This further demonstrates that there are deficiencies in the supply of land for new Large
Format Retail developments and therefore a need for the Councils, the GSC, DPIE and NSW
Treasury to consider:


How to identify existing Large Format Retail centres and where their place is within
the hierarchy of centres; and



How to proactively plan to meet the significant demand for additional Large Format
Retail floorspace.

Whilst supporting the role that town centres play, the UK’s National Planning Policy
Framework makes it clear that Council’s must define a network and hierarchy of town
centres, define the extent of town centres and primary shopping areas and allocate a range
of suitable sites in town centres to meet the type of development that is needed, looking
at least 10 years ahead. Where suitable and viable town centre sites are not available for
main town centre uses, edge of centre sites that are well connected to the town are to be
identified, and if sufficient edge of centre sites cannot be identified, policies should explain
how identified needs can be met in other accessible locations.
The UK policy further explains a process of assessment for Council’s to apply where
development applications for out of centre development is proposed, which includes:

Adopting a sequential approach, whereby applicants are required to demonstrate
that there are no sequentially preferable sites (i.e. town centre, then edge of centre)
which are available or expected to become available within a reasonable period of
time.

Requiring an impact assessment for out of centre development over 2,500m2, which
assesses:

The impact of the proposal on existing, committed and planned public and private
investment in a centre or centres in the catchment area of the proposal; and

The impact of the proposal on town centre vitality and viability including local
consumer choice and trade in the town centre and the wider retail catchment (as
applicable to the scale and nature of the scheme).
The LFRA anticipated that the Greater Sydney Commission’s (GSC) A Metropolis of Three
Cities - The Greater Sydney Region Plan’ (the ‘Regional Plan’) and the ‘District Plans’ would
seek to address these deficiencies in the supply of land for Large Format Retail
development and implement the recommendations from the ‘REAC Report’.
Yet, the Large Format Retail sector was largely ignored within the ‘Regional Plan’ and
‘District Plans’ and there is no synergy between the ‘REAC Report’ recommendations, dated
June 2017 (but was released in November 2017 and the final ‘Regional Plan’ and ‘District
Plans’ that were released in March 2018.
It is noted that the GSC identified within the ‘Principles for Greater Sydney’s Centres’ set
out within the ‘Regional Plan’ and the ‘District Plans’, that clusters of Large Format Retail
are to be treated as part of the retail network, and planning for new clusters of Large
Format Retail should be done in the same way as other ‘new’ centres.
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However, the GSC does not provide any further guidance on how the Large Format Retail
clusters are to be treated within the retail network or the centres hierarchy. Neither the
‘Regional Plan’ nor the ‘District Plans’ reference any existing and established Large Format
Retail centres within the ‘centre hierarchy’. Furthermore, the round of Local Strategic
Planning Statements (LSPS) issued by the Metropolitan Council’s throughout 2019
generally provided little or no guidance on where Large Format Retail demand should be
accommodated within their Local Government Areas.
New Large Format Retail centres will generally not be able to meet the ‘tests’ for new
centres. The role of Large Format Retail centres is not defined for Councils within the
hierarchy and results in reactive planning to allocate sufficient land to accommodate the
increasing demand, which will lead to stagnation and possibly decline in the NSW Large
Format Retail market.
Due to the lack of policy and lack of appropriately zoned land, many Large Format
Retailers have been forced into spot rezoning process, despite the risk, difficulty and
uncertainty involved.
Furthermore, since the release of the ‘Regional Plan’ and ‘District Plans’ in March 2018,
and the subsequent release and finalisation of the Council-led LSPS’s which generally do
not consider where the growth of the Large Format Sector should be accommodated, it
is our opinion that the level of risk in achieving a spot rezoning within the Metropolitan
Sydney area by Large Format Retailers has increased. This is due to the ‘centre’ focused
policy direction that the ‘LSPS’, ‘Regional Plan’ and ‘District Plans’ adopt, lack of
consideration of the Large Format Retail sector and that pursuant to ‘section 3.8’ of the
‘Environmental and Planning Assessment Act 1979’ planning proposals are required give
effect to the ‘Regional Plan’ or the ‘District Plans’. This therefore is likely to inhibit the
scope and success of planning proposals which seek to zone new land for Large Format
Retail.

2.2

The LFRA’s Involvement in NSW Planning Reform
In May 2021 the New South Wales Government released the NSW Productivity
Commissioner’s ‘White Paper’ titled ‘Rebooting the Economy’. Within the report, sixty (60)
opportunities were highlighted as ways to improve productivity including several
recommendations to improve the NSW planning system. The key recommendations
regarding improvements to the planning system include:






Creating a long-term housing target system which is supported by evidence and
government support;
Reviewing the Apartment Design Guide amongst the proposed Design and Place
SEPP to make certain the benefits of good design are highlighted within the SEPP;
Understanding the sections of lengthy delay within the planning system and how to
best resolve these;
Research into management of industrial lands and urban services and reforms to the
zoning of employment lands;
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Highlighting areas which are susceptive to further infrastructure capacity such as
housing and business zones;
Accepting all recommendations made to the contributions system through the
Review of Infrastructure Contributions

Within the ‘White Paper’, the NSW Productivity Commission acknowledged that overly
prescriptive and complex planning regulations can stifle business competition, and that
“…presently the States overly prescriptive zoning is inflexible, limiting competition and
innovation…” which discourages business investment and hampers employment growth.
The NSW Productivity Commission also acknowledged “…28% of all jobs are on industrial
and urban services land…”. Furthermore, it stated that:
“…industrial and urban services land supports specific activities of a city’s businesses and
residents. Restricting land uses within narrow bounds suppresses economic activity, land
values and commercial rents. While permitted uses are able to locate on this land at low
cost; a consequence is these lands are not uses as intensively as they otherwise would be.
That in turn restricts density and employment outcomes…”
Whilst the NSW Productivity Commission’s White Paper has been the most recent
document that seeks urgent need for appropriate planning and zoning legislation reform,
numerous independent and reports issued between 2008 and 2020 have also called for
such reform, namely:


‘Plan to Identify Planning and Zoning Reforms’ Information Paper by the Productivity
Commission (March 2021) Plan to identify planning and zoning reforms –
Information paper (pc.gov.au).



‘Victoria’s Commercial Land Use Zoning’ Research Paper by the Productivity
Commission
(July
2020)
https://www.pc.gov.au/research/completed/viccommercial-zoning;



‘Shifting the Dial: 5 Year Productivity Review’ by the Australian Productivity
Commission (2017)
https://www.pc.gov.au/inquiries/completed/productivityreview/report/productivit
y-review-supporting10.pdf;



New South Wales Retail Expert Advisory Committee’s (REAC) ‘Independent
Recommendations Report’ (June 2017) https://www.planning.nsw.gov.au//media/Files/DPE/Reports/retail-expert-advisory-committee-independentrecommendations-report-2017-06.pdf;



‘Harper Review’ by the Federal Government (2015);



‘Economic Structure and Performance of the Australian Retail Industry’ by the
Productivity Commission (2011);



‘Performance Benchmarking of Australian Business: Planning, Zoning and
Development Assessments’ by the Productivity Commission (2010);
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‘Market for Retail Tenancy Leases in Australia’ review by the Productivity
Commission (2007);



‘Inquiry into the Competitiveness of Retail Prices for Standard Groceries’ by the ACCC
(2008);

In fact, the LFRA’s evidence-based report (February 2015), titled ‘Investment + Competition
= Jobs’, written by Ethos Urban (formerly JBA) with economic input from Deep End Services
outlined many of the key challenges facing the Large Format Retail Sector in NSW, and
highlighted that the sector principally suffers from:



A lack of clarity in determining whether its retailers ‘fit’ within the current available
land use definitions; and
A lack of sufficient appropriately zoned, sized and configured land to support new
development.

‘Investment + Competition = Jobs’ was also the catalyst for the Minister for Planning, the
Hon Rob Stokes’ creation of the Retail Expert Advisory Committee (REAC) which was
headed up NSW Chief Planner, Gary White. The LFRA was a key stakeholder in the review
undertaken by the REAC, and as such, made submissions and actively participated in the
REAC Review.
The ‘REAC Report’ released by the then Department of Planning & Environment (DP&E) in
November 2017, acknowledged the structural shift in the retail market and competition of
24-hour on-line trading with bricks and mortar retailers who have limited trading hours. In
addition, the ‘REAC Report’ made five (5) recommendations to the NSW Government on
how the planning system could be improved to support retail in NSW, including:






Develop a State-wide retail planning policy;
Consider retail supply and demand in strategic plans;
Change the Standard Instrument Local Environmental Plan;
Improve assessment processes, and
Provide clearer planning guidance.

In response to the REAC report, the DP&E proposed amendments to the ‘Standard
Instrument LEP’ and also issued ‘Planning for the Future of Retail’ Discussion Paper to
obtain a wider understanding of how the NSW planning system can better support a
robust, diverse and evolving retail sector that meets the needs of businesses and the
community.
Following a significant number of submissions made by the LFRA and other representatives
of our industry, in August 2018 the land use term ‘Bulky Goods Premises’ was replaced with
‘Specialised Retail Premises’. The new definition overcame significant problems with the
previous definition of ‘Bulky Goods Premises’.
However, whilst the new definition assists our members in terms of providing clarity,
consistency and certainty in respect of the goods that can be sold and services provided,
i.e., the ‘what you can sell’ and has made it a little easier for our industry to do business in
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NSW, as the NSW Productivity Commissioner’s ‘White Paper’ recognises, there is still more
to do as the ‘where you can sell’ issue is yet to be sorted. It is akin to being given a car with
no petrol in the tank!
The LFRA supports Industrial Lands Policy review and the associated Employment Zoning
Reform Framework.
However, the LFRA considers that for the Large Format Retail sector to continue to invest in
NSW and ensure the physical supply of floorspace meets the current and forecast levels of
demand within the NSW and in particular the Sydney Metropolitan Area, it is imperative that
proactive and forward-thinking strategic planning that seeks to facilitate suitable sites for
Large Format Retail is undertaken.
Promoting the growth, management and adaptation of underutilised industrial lands that is
no longer fit for purpose for use by the Large Format retail sector also can play a key role in
increasing the supply of floorspace that is currently available to our members.
In fact, ‘Hardware and Building Supplies’ and ‘Garden Centre’ uses, which are part of the
Large Format Retail sector, are already mandated permissible uses on Industrial land. The
impacts associated with those uses are similar in nature to other ‘Specialised Retail
Premises’ uses, and therefore there should be no differentiation in terms of where one
large format retail use can locate in comparison to another.
In addition, in March 2021 the Australian Government Productivity Commission, issued a
further information paper entitled ‘Plan to Identify Planning and Zoning Reforms’. The
paper builds upon previous work done by the Australian Productivity Commission, such as
‘Shifting the Dial: 5 Year Productivity Review’ (2017), the Harper Review (2015) and the
work by the NSW Productivity Commission and emphasises once again (pages 6 and 8) that
“…planning and zoning systems guide and facilitate growth and development in cities,
towns and regions. They comprise of various regulatory bodies, the rules that define their
powers and roles, and the plans and instruments under which they make
decisions…..Alignment of strategic planning at the State and local level is … an important
issue for industrial and commercial land use. In Victoria, for example, the Government
recently released the Melbourne Industrial and Commercial Land Plan (DELWP 2020), which
assessed the current and future demand and supply for industrial and commercial land in
the Melbourne metropolitan area, and provides a framework for local governments to
manage industrial and commercial land supply. Challenges in industrial and commercial land
use planning include ensuring appropriate sites for warehousing activity and other uses [such
as Large Format Retail] in appropriate locations, while making better (higher value) use of old

industrial sites in built up urban areas…”

Furthermore, the ‘Plan to Identify Planning and Zoning Reforms’ also replicated the policy
position of the LFRA in regard to the planning and zoning system and notes that “…zoning
policies often exhibited four characteristics that may result in added costs to business and
households that wish to make use of land:

a proliferation of zone types

a lack of standardisation in zone definitions across local government areas, adding
to the proliferation of different rules about permitted land use
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excessive restrictions on land use enshrined in state-wide planning provisions for
local planning schemes
insufficient (or note at all) ‘as-of-right’ uses in various zone types…”

“…Although zoning plays an important role in managing land use conflicts, overly
prescriptive zoning imposes costs and reduces land use flexibility and adaptability. For
example, prescriptive rules about permitted land uses can limit new employment and
productivity improvements in, and competition between, businesses.

State, Territory and Local Governments should move to fewer and more broadly-stated land
use zones, which have a large range of ‘as of right’ uses (for which council approval is not
required). This would allow greater diversity of land uses and would make it easier for new

businesses to enter and for existing businesses to expand (PC2017). It would also reduce
administrative and compliance costs and enable planning systems to respond to changing
land use activities. The Australian Government Competition Policy Review (the Harper
Review) also recommended that ‘business zones should be as broad as possible…”.
(Treasury 2015, p45).
Therefore, whilst the LFRA generally supports the provisions set out in the proposed
employment zone reforms, DPIE need to explicitly look at further reforms to the legislation
and planning system. Specifically, the LFRA consider that the following is required:







3.

DPIE to produce a State-wide planning policy to guide retail land use objectives and
decisions;
The NSW Government to support and adequately consider the growth of all forms
of retail activity and in particular the Large Format Retail industry which is a
significant and growing segment of the retail sector;
Provide opportunities for ‘emerging’ and ‘innovative’ retail formats to locate within
the NSW that are not currently recognised within the Standard Instrument LEP (Local
Environment Plan) land use definitions; and
Require Local Government areas to proactively plan to increase Large Format Retail
floorspace to meet the required demand.

Response to the Proposed Policy Reforms
In response to DPIE’s proposed Industrial Lands Policy Review the position of the LFRA is as
follows:



The LFRA supports the review and agrees that with the NSW Productivity Commissioner’s
view in the ‘White Paper’ that the existing retain and manage approach is effectively a
moratorium on rezoning land to a higher and better use, and there is a need for land uses
to adapt to Sydney’s changing economic and social needs.



Continuing to restrict the flexibility of development on the ‘retain and manage’ industrial
areas is likely to limit the ability of these areas to adapt and evolve and prevent investment
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by existing sectors, such as the Large Format Retail sector as well as new and innovative
entrants to the market. Promoting investment by other sectors in turn would likely
increase growth in jobs and consumer choice to be benefit of the entire city.



Ethos Urban’s research paper “Unlocking Sydney’s Employment Lands: Is Flexibility the Way
of the Future?” (June 2020), included a review of the breakdown of industry and uses within
the Sydney employment lands area. It revealed a significant variation across the precincts,
with several precincts within the East (i.e. Alexandria and Botany) having a greater diversity
of industry representation within each employment precinct, with major industries
including transport and logistics as we as retail trade operators (such as Bunnings - a
‘hardware and building’ use).
In contrast the Western Sydney employment lands had less diversity and a larger
concentration of employment within the transport and logistics and manufacturing
industries. While transport and logistics employment noted as being significant, the
research paper acknowledged that these uses vary, with Eastern markets focused on lastmile and business to consumer delivery, and Western precincts focused more on regional
and metropolitan business to business distribution and fulfilment.
Ethos Urban further states that, “…what this analysis confirms is that different geographies,
and subsequently, different employment precincts, play different roles in servicing the city
and their local communities. As a result, there is no specific mix of businesses that defines
all precincts as all are unique from one another. With Sydney expected to grow to a city of

more than 8 million people there will be a need to support a further 1 million plus jobs in the
future. In order for the city to support this growth we need to ensure that these employment
precincts are operating in an efficient and viable way that supports growth and needs of the
overall community...”



Planning Policies including the Industrial Lands Policy within NSW should help create
conditions in which businesses can invest, expand and adapt. It should not stifle
investment, and needlessly restrict opportunities for sites to evolve and respond to
changes in circumstances. All employment precincts are not equal, while some operate
successfully and provide high-order employment opportunities, others have not been able
to adapt and evolve as efficiently, therefore the Industrial Lands Policy review provides the
opportunity to enable more employment in more industries and sectors, whilst continuing
to protect the key and fundamentally important industrial, transport and logistical land.



A new industrial lands policy should be prepared, which is robust but also takes a positive
approach to their growth, management and adaptation, and therefore provides flexibility
and the opportunity for industrial lands to be rezoned to other (non-industrial) uses, and
in particular Large Format Retail uses, subject to certain criteria being met and significant
and vigorous assessment being undertaken.



The new industrial lands policy should be prepared in conjunction with a new State-wide
retail policy, that proactively plans for new retail development.
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3.1

Case Study Examples
The LFRA, prior to the COVID-19 pandemic, was fortunate enough to be able undertake
annual study tours to various parts of the world. Many of the examples of Large Format
Retail developments utilised former industrial lands that were not operating as effectively
as they could to provide employment-led redevelopment of the site.

The Helms District in Culver City, LA
Previously a large baked goods production plant, which was then converted into a Large
Format Retail centre combined with creative, community and food & drink uses.
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The Anaheim Packing House, LA
A renovated citrus packing warehouse converted to a Large Format Retail centre
combined with community and food & drink uses.
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IKEA, Greenwich - London
Former shipping industry land associated with the Thames, converted to Large Format
Retail housing IKEA and B&Q (hardware).
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4.

Conclusion
The LFRA welcomes this opportunity to provide its view in regard to the Industrial Lands Policy
Review.
As explained within this submission, the Large Format Retail sector faces many challenges when
it comes to the supply of available land which is suitable for our members. Furthermore, like
many industries, the retail sector has experienced enormous disruption over the last five (5)
years.
The LFRA’s vision is clarity, consistency and certainty of the various laws and government
regulations that relate to the Large Format Retail industry in Australia. This document proposes
reforms to State Environmental Planning Policy (Exempt and Complying Development Codes)
2006 (the Codes SEPP) and is a positive step towards achieving greater clarity, consistency and
certainty within the NSW and accordingly the LFRA supports the provisions contained within the
‘Building business back better’ document, relevant to the large format retail sector.
However, to ensure that the Large Format Retail sector continues to invest in NSW and the
physical supply of floorspace meets the current and forecast levels of demand within the NSW
and in particular the Sydney Metropolitan Area, it is imperative that additional strategic planning
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which seeks actively seek to grow the Large Format Retail sector. This additional strategic
planning work needs to go beyond the proposed amendments to the Codes SEPP, the
Employment Zone Reform and the Industrial Lands Policy Review, and specifically require:








DPIE to produce a State-wide planning policy to guide retail land use objectives and
decisions;
The NSW Government to support and adequately consider the growth of all forms of retail
activity and in particular the Large Format Retail industry which is a significant and growing
segment of the retail sector;
Recognise that not all forms of retail activity belong in ‘centres’ and acknowledge the role
that Large Format Retail centres provide to the NSW economy;
Provide opportunities for ‘emerging’ and ‘innovative’ retail formats to locate within the
NSW that are not currently recognised within the Standard Instrument LEP (Local
Environment Plan) land use definitions; and
Require Local Government areas to proactively plan to increase Large Format Retail
floorspace to meet the required demand.

It is important to acknowledge the contribution that Large Format Retail makes to the economy
and the wider retail sector. The retail sector is more diverse than just shopping centres and malls.
The LFRA would be happy to meet with the GCS, DPIE and NSW Treasury to discuss this
submission and further detail and reinforce the critical importance to plan appropriately for the
Large Format Retail sector and how it can actively revitalise underutilised industrial sites.
Please contact the LFRA’s Chief Executive Officer, Philippa Kelly on 03 9859 5000 or
pkelly@lfra.com.au should you wish to discuss any aspect of this submission.
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