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REAL ESTATE  

 

14th December 2017 

 

 

Greater Sydney Commission 

Greater Sydney Regional Plan 

PO Box 257  

PARRAMATTA NSW  2124 

 

email: engagement@gsc.nsw.gov.au 

 

Dear Sir / Madam, 

 

Submission to the Greater Sydney Region Plan 

AMP Capital Real Estate congratulates the Greater Sydney Commission (GSC) for issuing its draft 

Greater Sydney Region Plan (the Draft Plan), as a working platform for the long-term strategic 

planning of greater Sydney, with the broad objective of ensuring Sydney becomes ‘a top 10 global 

city’.   

AMP Capital real Estate is broadly supportive of the Draft as a strong and credible Regional Plan 

– a “metropolis of three cities [which] will transform land use and transport patterns and boost 

Sydney’s liveability, productivity and sustainability by spreading the benefits of growth to all its 

residents”, as well as the foundation for bringing together the NSW Government’s Future Transport 

2056 and State Infrastructure Strategy  

 

About AMP Capital Real Estate 

AMP Capital is a leading institutional investment house and is part of the ASX listed AMP, which 

been helping Australians plan for and own their futures for over 165 years.   

AMP Capital Real Estate has approximately under its care, with approximately 60% of these assets 

located within the GSR.   

On the behalf of the asset owners, AMP Capital Real Estate manages, develops, and re-develops 

over $25 Billion of directly held retail, commercial and industrial property assets (over 60% of which 

are located within the GSR), over decades, to secure long term investment outcomes for their 

owners.   Invariably, in the case of Shopping Centres, they grow into becoming a key focal point 

for their communities.   

An example of AMP Capital Real Estate’s approach to the long-term management and investment 

in real estate assets is the Macquarie Shopping Centre, located in Macquarie Park (North District).  

First developed by AMP in the 1980’s, it has been re-developed over the ensuing decades and has 

become one of the nation’s top retail destinations.   Now, almost 40 years later, it is an established 

place for social interaction, employment, learning and business within Sydney’s Global Arc.  It is 

an essential community ‘building block’ in Sydney’s second largest business district, simultaneously 

providing sustained economic activity for its region as well as investment returns for its owners.  

Within the Greater Sydney Region (GSR), AMP Capital Real Estate has interests in 36 significant 

assets as identified in Table 1.   
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Office Buildings Shopping Centres Industrial Estates Office Parks 

255 George St, Sydney Marrickville Metro, 
Marrickville 

The Metrocentre, 
Rydalmere 

1-5 Thomas Holt Dr, 
Macquarie Park 

200 George St, Sydney Royal Randwick  18 Unwin Street, Rose 
Hill 

44-50 Waterloo Rd, 
Macquarie Park 

309-321 Kent St, 
Sydney 

Cross Roads Home 
Maker Centre, Casula 

20 Hobeche Place, 
Arndell Park 

68-76 Waterloo Rd, 
Macquarie Park 

Angel Place, Pitt St, 
Sydney 

Casula Mall  The Glendenning 
Industrial Estate 

7 King St, Concord. 

50 Bridge St, Sydney Westfield Liverpool 20 Bessemer Street, 
Blacktown 

29 Worth Street, 
Chullora 

33 Alfred St, Sydney Macquarie Shopping 
Centre, Macquarie Park 

32 Sargents Road, 
Minchinbury 

2-34 Davidson Road, 
Chullora 

7 Macquarie Pl, Sydney Warringah Mall, 
Warringah  

52 Huntingwood Drive, 
Huntingwood. 

104 Vanessa Street, 
Kingsgrove 

Windmill St, The Rocks Northbridge Plaza 52 Lisbon Street, 
Fairfield 

64 Biloela Street, 
Villwood. 

Darling Park 1 & 2, 
Darling Harbour 

 Crossroads, Casula  

ATP, Eveleigh    

124 Walker St, North 
Sydney 

   

Table 1 – AMP Capital Real Estate’s Interests in the North District 

 

As part of AMP Capital Real Estate’s investment ethos, we are critically focused upon all matters 

that affect the future planning of Greater Sydney, across all property asset classes.  We recognise 

that there is detail in the implementation to ensure that the Draft Plan is robust, and most provides 

all stakeholders with the certainty required to make sustained long-term investments in a growing 

Sydney. 

 

Certainty 

The GSC admirably identifies and sets out a plan for the key attributes, aspirations and functions 

for the Sydney which is anticipated to accommodate over 1.7 million more people, working in some 

817,000 new jobs and living in 725,000 new dwellings by 2056.  These targets will see an average 

of 40,000 new dwellings being built every year for the next 40 years.   

The achievement of these ambitious objectives will require the collaboration of Government, 

Government agencies, communities and investors at a scale, and in ways, never previously seen.  

Accordingly, Government, communities and investors will need to think and behave differently to 

make The Plan a reality. 

In playing its part to achieve these objectives, the property industry (broadly) requires certainty in 

two fundamental areas: planning policy and Infrastructure charges and contributions.  

1. Certainty in Planning Policy. 

The hierarchy of centres should not be undermined  

AMP Capital Real Estate lauds the GSC’s focus on the Metropolis of three cities’ as well as the 

‘the hierarchy of centres’ and economic corridors that supports them.  However, without a 

consistent and harmonised approach between the GSC, the Department of Planning (DoP) and 

other Government agencies, the objectives of the Draft Plan may never be realised. 
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In a move that recently surprised the owners of retail property in NSW, the NSW Minister for 

Planning unilaterally accepted the five recommendations in the REAC Independent 

Recommendations Report on the 17th October 2017. These recommendations, currently not 

implemented by the NSW Government (but are in the process of being released), can be seen 

to be contrary to the Draft Plan and have the potential to confuse planning outcomes as well as 

threaten the long term economic, social and environmental stability of the GSR hierarchy of 

centres, and the vitality of its strategic centres and economic corridors. 

AMP Capital Real Estate is of the view that there must be a harmonisation of approaches 

between the GSC and the DoP to ensure that the hierarchy of centres envisioned by the GSC 

is able to be delivered in an unambiguous way for planners, community and investors.  It is our 

view that if the GCS and the DoP were to err, it should err in the direction of ensuring that the 

economic activity, social vibrancy and environment/placemaking outcomes of the hierarchy of 

centres, strategic centres, collaboration and innovation precincts are not compromised.  

Recommendation 1:  That the REAC report be subject to broader industry consultation 
and input before responsibility for its implementation is accepted by 
the GSC and the DoP. 

 

Recommendation 2:  That the GSC and the Department of Planning have a consistent 
and harmonised approach to the planning of all commercial activities 
within the hierarchy of Cities and Centres as established by the 
GSC. 

 

Consistent and contestable planning frameworks 

“The Principles for Greater Sydney’s centres” (outlined in the District Plans) stipulate how 
additional commercial and retail floorspace may be considered by local Councils, for the time 
being, without reference to the REAC report.   

Whilst we accept that Councils have a significant role to play in this regard, it is often investors 
that have firsthand experience in the demand for these facilities.  Accordingly, it is our view that 
demand studies should be contestable and undertaken by an expert, in conjunction with local 
Councils and industry and that the following matters should be considered to inform retail and 
commercial planning strategies, as follows:  

i. Existing and future supply and demand for retail floor space within the District, based on 

the GSC’s growth forecasts  

ii. The accessibility of different types of retail and commercial floor space to communities  

iii. Opportunities to allow retail and commercial activities to innovate  

iv. The impacts of new retail and commercial proposals to enhance the viability and vitality of 

existing and planned centres  

v. The need for new retail development to reinforce and enhance the public domain 

vi. The net social, economic and environmental implications of new supply within different 

locations is best assessed through a contestable net community benefit test, that is not 

only applied at the preparation of the Local Environmental Plans (LEPs) but also at 

subsequent development applications to ensure that the impacts of development proposals 

do not significantly alter the original assumptions. 

Whilst AMP Capital Real Estate supports such an approach we also recognise the need to 

establish: 

vii. an agreed template and standard method (between Government and its agencies as well 
as the business sectors) around which the net social, economic and environmental 
benefits are consistently reported and measured against; 

viii. that the net community benefit test is prepared by an appropriately qualified independent 
expert; 
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ix. that the net community benefit tests are contestable; and 

x. that the net community benefit test be applied to all proposals to grow commercial and 
retail floorspace in all out of centre areas, not just for proposals that result in a loss of 
industrial area or floor space. 

Such an approach would then ensure that broader GSC objective of the hierarchy of centres 

within the ‘metropolis of three cities’ is met.  In turn, this will in turn deliver increased certainty 

for communities and investors, streamlined and efficient investment resulting in increased 

economic activity and jobs.  

Recommendation 3:  That the Net Community benefit test applies to all out of centre retail 

and commercial floorspace proposals. 

 

Recommendation 4:  That contestable net community benefit tests are prepared around 
standard templates by independent experts to an agreed brief with 
input all stakeholders including local authorities, landowners and 
business. 

 

Encourage vibrant centres 

The desire for 5 million square metres of additional retail floorspace and new office precincts in 

existing and new centres across the Greater Sydney Region must be delivered in such a way 

to ensure that the Districts and their Strategic Centres, remain active and vibrant, encouraging 

growth and complementary investment in business and opportunities and importantly, jobs in 

strategic centres.   

However, statements made in the Draft Plan around the limitation of residential uses in Centres 

could be seen to both encourage and support Councils to use more exclusionary zoning for 

residential uses in major centres.  Discouraging residential uses in centres may be a retrograde 

intervention which has the potential to affect the vibrancy and vitality of Centres and is not 

supported by AMP Capital Real Estate.   

Instead, we suggest alternative proposal where the inclusion of opportunities for more housing 

in Centres, through appropriate or mixed-use type developments be supported by the Draft Plan, 

as long as the primary function of the Centres, as places of and for commercial, activity is not 

compromised. 

 Recommendation 5: Mixed use development, that is complementary to the primary 
commercial purpose of centres, is encouraged by the District Plans. 

  

 

2. Infrastructure. 

Streamlined and coordinated investment in infrastructure will be required as a key priority of the 

NSW Government in order to ensure that the minimum targets of an additional 1.7 million 

people, living in 725,000 new dwellings, working in 815,000 new jobs will place upon existing 

and heavily burdened infrastructure1. 

Without doubt, the property industry is a strong contributor to the creation of infrastructure, 

through contributions to State Based Infrastructure Charges (SICs), Section 94 contributions 

(and equivalent in the City of Sydney), Voluntary Planning Agreements (VPAs) and works ‘in 

kind’.  These contributions are generally made at the Development Approval stage or at the 

commencement of construction works, and can occasionally be staged on larger projects to 

assist in development cash flows.  

                                                           

1  Public/mass transport, roads/motorways, utilities infrastructure, stormwater drainage, sewerage systems, water and 
waste water treatment facilities, energy generation/extraction facilities, freight transport interchanges, ports, airports, 
etc.  
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Together, these contributions help build local roads, improve intersections to State roads, 

provide local sewerage, drainage, and utilities (water, gas, electricity, communications) for 

connection into regional trunk mains. They also help to fund the creation and expansion of 

schools, community facilities, playing fields and places for recreation.  In addition, shopping 

centre owners create community informal community gathering places which often include 

community facilities (eg libraries, community centres, etc) for peppercorn rent. 

Recognising the significant costs associated with the delivery of infrastructure, the property 

industry is acutely aware that the contributions required of land and property developers (across 

all property sectors) by Local and State Governments must be carefully balanced and 

coordinated to ensure that infrastructure, homes, communities and workplaces can be 

affordably delivered to meet the demands of growth at a rate forecasted by the GSC.  

Accordingly, AMP Capital welcomes the strong and coordinated focus the GSC places upon the 

delivery of Infrastructure for the GSR (eg the identification of infrastructure corridors).  We 

support strategies that develop infrastructure to support Sydney’s sustained economic growth 

and appreciate the role of private investment to deliver infrastructure in partnership with 

Government. 

The Draft Plan makes several references to the notion of value ‘sharing’ or ‘capture’ allowing 

the utilisation of part of the economic uplift that new infrastructure or planning arrangements 

have the capacity to generate. AMP Capital Real Estate recognises the need to allow value to 

be shared in order to ensure the liveability of Sydney is enhanced.  Most importantly, we also 

recognise that a careful and prudent approach is required to assess and implement value 

sharing arrangements equitably across all stakeholders in order to see the growth targets, 

including affordable housing, sustainably achieved. 

 Recommendation 6: Consistent and equitable value sharing mechanisms are developed and 
implemented in consultation with a broad range of stakeholders including 
Government, Local Authorities, business, residents and other groups. 

 

Ten Directions and Planning Policies 

AMP Capital Real Estate supports the ten critical directions and planning priorities identified for the 

Greater Sydney Region.  

To ensure that the Directions and Policies are effective in creating a bigger, sustainable Sydney, it 

is our view that the GSC and the Department of Planning (DoP) should allocate responsibility as 

well as accountability for every action identified. It is our view that Councils, or other Government 

agencies and authorities, be made solely accountable for delivering the actions, whereas the DoP 

and the GSC remain responsible for ensuring the Councils or the various agencies of Government 

deliver against them.   

Taking this approach would allow the DoP and the GSC to continue to lead the District strategies 

as well as providing the opportunity to incentivise Councils (and the other agencies of Government) 

to deliver the actions. In this way, the GSC and the DoP would continue to have oversight of how 

the actions are being delivered and can adjust, as necessary through the Regional Commissioners, 

to ensure that the 2036 objectives will be met. 

Recommendation 7: Make Councils and other Government agencies solely accountable for 
delivering the actions and ensure that the Department of Planning and 
the GSC is responsible for safeguarding that Councils, or the various 
agencies of Government, deliver against the actions, and that these can 
be measured in a cost-effective way 

 

The Strategic Centres and Priority Precincts 

AMP Capital Real Estates welcomes the focus placed upon priority precincts by all levels of 

Government and it is critical that Government and non-government stakeholders collaborate so 

that this is achieved. AMP Capital Real Estate both appreciates and recognises that these centres 

and precincts can generate employment, be great places to live as well as being connected to 
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exceptional public transport and urban amenity.  In these areas it is critical that government work 

with landowners and other stakeholders to unlock and deliver the growth and opportunities that the 

priority precincts promise (health, education, employment, collaboration, etc).   

Recommendation 8: The Draft Plan encourage local stakeholders work with the GSC and 
Government agencies to ensure that the unique characteristics for the 
innovation, collaboration or priority precincts are optimally developed. 

 

Creating a sense of place 

AMP Capital all strategies focused which seek to create a sense of place, grow jobs and diversify 

activity in a sustainable way.  AMP Capital supports the proposition that better outcomes in this 

regard can be achieved through collaboration and welcome the opportunity to work with 

government and the local authority. 

Recommendation 9: AMP Capital and other key business stakeholders collaborate with the 
GSC, Government and Local Council to create sustainable places 
within the Greater Sydney region. 

 

Industry Participation 

AMP Capital notes that there is an opportunity for industry to participate in finalising the District 

Plans and would welcome an approach to constructively collaborate with the GSC’s stakeholders 

as required.  

We look forward to discussing the issues raised in this submission further.  Should you require 
additional information please do not hesitate to contact me on  

 

 

Yours sincerely 

 

 

Louise Mason 

Chief Operating Officer, Real Estate 
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