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15 December 2017 
 
 
 
Greater Sydney Commission 
Draft District Plans 
PO Box 257 
PARRAMATTA  NSW  2124 
 
 

Dear Sir/Madam, 

Re: SUBMISSION ON BEHALF OF WOOLWORTHS GROUP TO THE GREATER SYDNEY COMMISSION 
ON: 

DRAFT GREATER SYDNEY REGION PLAN 

REVISED DRAFT DISTRICT PLANS 

1.0 Introduction 

This letter has been prepared on behalf of Woolworths Group (Woolworths) as a formal submission to 
the draft Greater Sydney Region Plan and the revised draft District Plans dated October 2017, on 
exhibition until 15 December 2017. 

This submission outlines Woolworths objections with a specific focus on the revised draft South District 
Plan particularly when compared to the version of the draft South District Plan dated November 2016 
which was exhibited by the Greater Sydney Commission until March 2017. The matters raised in 
objection to the Revised draft South District Plan apply equally to the draft Greater Sydney Region Plan 
and other draft District Plans. 

Based on attendance at a recent seminar hosted by Urban Taskforce Australia where the Deputy 
Greater Sydney Commissioner and Chief Executive Office of the Greater Sydney Commission both 
advised that the process to amend the draft Greater Sydney Region Plan and the draft District Plans 
currently on exhibition included targeted engagement. 

Therefore, in addition, this is Woolworths formal request to be included in “targeted engagement” with 
the Greater Sydney Commission, prior to the finalisation of the draft Greater Sydney Region Plan and 
the draft District Plans, as Woolworths is the leading supermarket retailer in Australia and has much to 
contribute. 

Woolworths Director of Property  more than welcomes an opportunity to discuss this 
submission and can be contacted through his Executive Assistant  to 
arrange an appointment. 
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2.0 Background 

2.1 Woolworths experience with the current planning system 

The history of Australian retail shows that the industry is dynamic, and that formats are constantly 
changing to meet the needs of consumers. Over the last half-century, retail has evolved from a 
fragmented market of specialty and corner stores towards modern, large-format scale retailing as 
consumers come to place increased importance on value, choice and convenience. 

Woolworths’ ability to service the customers of today stems from an ability to understand, and respond 
to, these shifts in consumer demands.  

Historically Woolworths has lodged site specific planning proposals when the relevant existing planning 
instrument and controls have failed to provide sufficient supply of suitably zoned and located retail 
land. 

Prior to the introduction of the pre-Gateway process Woolworths’ ability to respond to consumer 
demand, by seeking to rezone a site for the development of a new store, lay entirely in the hands of 
Councils.   

In many cases this stalled the Woolworths store development process, delaying the realisation of 
consumer benefits through increased competition and choice, and economic benefits such as jobs and 
local investment. Other implications included significant holding costs and the erosion of business 
certainty. 

2.2 “Choice Free Zone” included real empirical data which has yet to be implemented in the NSW 
Planning System to solve existing Planning Issues 

Woolworths wishes to acknowledge that the Greater Sydney Commission has started a process in NSW 
where strategic planning seeks to implement empirical data. 

In June 2008, the former ACCC Chairman, Professor Alan Fels released “Choice Free Zone”.  The report 
by Professor Fels and Concept Economics, was at that time, the most detailed analysis of the impact of 
planning policies on retail competition ever produced in Australia.  Professor Fels advised as part of the 
summary from Choice Free Zone that: 

Shoppers are paying far too much for their groceries because of restrictive out-of-date planning laws. 

An overhaul of the NSW Governments Centres Policy would allow greater competition, leading to 
consumers paying up to 18 per cent less for food staples and up to 28 per cent less for other household 
products. 

He warned that under the present planning regime Governments appear to be up-holding anti-
competitive processes that elsewhere would potentially considered to be contravening the Trade 
Practices Act. 

The planning system should be about protecting the community from congestion, noise and the loss of 
cultural and environmental assets. 

Instead planning laws are protecting existing retail landlords from the threat of competition. 

New supermarkets and larger food stores are being denied the opportunity to compete with existing 
shopping centres. 

Less choice means higher prices for groceries and everyday household goods. 

Choice Free Zone included real empirical data, however nothing in the NSW strategic planning system 
changed.    

mailto:admin@higginsplanning.com.au


 

Higgins Planning Pty Ltd ABN 75 607 855 336 

Phone (02) 9929 4044 

Email admin@higginsplanning.com.au 

Address Suite 301, Level 3, 26 Ridge Street 

NORTH SYDNEY   NSW  2060 

Postal PO Box 1269 QVB  NSW  1230 

 

P
ag

e 
3 

Rather the Commonwealth through COAG implemented law changes around lease terms and the 
industry has changed to find productivity improvements to drive price competition as macro-economic 
outcomes but no change has occurred at the micro-economic level associated with the NSW Planning 
System.  The NSW Planning System is orientated towards maintaining the status-quo for existing 
landlords within existing centres by use of the term “hierarchy”. 

2.3 NSW Department of Planning and Environment policies affecting retailing 

The NSW Department of Planning and Environment has over the last 10 years released policy 
documents directed at controlling the size and location of retail supermarket floor space, including: 

1. The draft subregional strategies were released progressively over 2006 and 2007 for the 
Sydney Metropolitan Area.  These included specific statements referred to as “attributes” for 
difference centre designations.  These attributes included limitations on the number and size 
of supermarkets within the designations of “town centre”, “villages”, “small villages” and 
“neighbourhood centres”.   

Despite these draft subregional strategies never being finalised, in Woolworths experience, 
these draft subregional strategies were and have been relied upon by local Councils to 
specifically not support site specific planning proposals and in some cases Development 
Applications proposed for new retail supermarket floor space.  Further, these draft subregional 
strategies formed the basis of various retail studies to restrict new supermarket floor space.  
Examples can be provided.   

2. In 2009 the Draft Centres Policy (Draft Policy) was released.  This Draft Policy had limited 
statutory weight. The Draft Centres Policy introduced many concepts, including: “activity 
centres”; the “sequential test”; “nett community benefit test”; “out of centre retailing”; and 
“network of centres”.  The Draft Policy was widely supported by the retail industry including 
Woolworths, however it was never adopted or implemented at the strategic planning level by 
local Councils. 

3. With the introduction of the Standard Instrument (Local Environmental Plans) Order 2006, and 
the accompanying Standard Instrument – Principal Local Environmental Plan (Standard 
Instrument) for preparation of consistent local environmental plans across NSW, so too 
limitations which had previously been included in various local environmental planning 
instruments were removed as local Councils prepared new environmental planning 
instruments in accordance with the Ministerial Order and Instrument.  This was welcomed by 
Woolworths however the Standard Instrument while making retail premises specifically 
permissible in certain business zones, allowed local Councils to create objectives which in effect 
override the permissibility table. 

The wording and format of the draft Greater Sydney Region Plan and the Revised draft District Plans 
lead Woolworths to believe that very limited change will occur in the future with respect to creating 
opportunities for new and expanded retail supermarket floor space in locations where customers seek 
access to convenience shopping other than existing traffic congested locations and that full-line 
supermarkets are opposed. 
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2.4 NSW Independent Retail Expert Advisory Committee Report 

The rapidly changing nature of the retail industry has been reflected in the recently released report by 
the Independent Retail Expert Advisory Committee Report dated June 2017 (Independent REAC 
report).  The Independent REAC report draws together both empirical and anecdotal evidence. Most 
significantly, the Independent REAC report advises: 

Retail Driver 7 

Sydney is undersupplied with supermarkets 

Evidence shows an undersupply of supermarket floor space in Sydney. Sydney’s supply of supermarket 
floor space is below the national average by approximately 100-110 large supermarkets (or 400,000m2 
of retail floor space13), and will need an additional 190,000m2 per year, to meet the projected population 
growth of 6.7 million by 2036. 

The Harper Review and Australian Competition and Consumer Commission identified planning and 
zoning laws as a barrier to establishing new supermarkets. Importantly the reports also discuss the 
impact of market concentration, lack of competition and predatory practices restricting new entrants 
from establishing. 

There is debate on the market dominance of the duopoly when the introduction of a major supermarket 
to an area will ultimately remove, not increase local competition by the eventual elimination of other 
retailers such as smaller supermarkets, bakers or greengrocers. The use of retail impact assessments to 
determine the impact on surrounding retailers has been suggested. 

Supermarkets can adapt their formats dependent on location, whether as large standalone out of centre 
sites, an anchor tenant in shopping centres or small convenience stores in urban centres. This offers 
consumer choice whether their preference is for convenience grocery shopping or accessing multiple 
retailers in one location. The planning requirements relating to the impact of the scale of development 
and location varies accordingly. 

Key issues 

The key issues raised in submissions are: 

▪ Amend s79(c) of the Environmental Planning and Assessment Act 1979 to include competition 
assessment impacts on surrounding retail when determining development applications. 

▪ Requests to introduce a specific supermarket definition and/ or differentiate locational requirements 
for small and large-scale supermarkets. 

▪ The shortage of sites for small format supermarkets in established areas and the blocking nature of the 
planning system to find or create new locations or sites. 

▪ Conflicting opinion that B1 zone and small centres should exclude large supermarkets. 

▪ Conflicting views that bulky goods zone/ out of centre/ industrial locations should permit supermarkets. 

▪ Introduce independent panels to assess rezoning applications. 

▪ Limitations on retail trade in local and other employment centres. 

▪ Social and economic impacts resulting from a lack of sufficient retail trade within regions across 
metropolitan Sydney. 

… 
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The planning framework needs to foster diversity and opportunities for supermarket and grocery retailers 
to ensure a sufficient supply of fresh produce to consumers. Land suitable for a variety of retailers and 
formats should be facilitated to encourage walkable neighbourhoods, appropriate to the local customer 
base and lifestyle, for example smaller convenience type stores adjacent to public transport nodes or 
larger stores for weekly family shopping. 

Additional supermarket and grocery floor space of different sizes should be planned for and enabled in 
accessible locations to provide convenience and meet consumer demand, particularly in areas 
experiencing significant population growth and change. 

Out of centre locations that are undergoing transition, that is, those already containing significant areas 
of office, business or retail uses, should be reviewed in the context of current uses and potential future 
demand. Grocery provision should be considered within the local and broader regional context to 
determine whether greater levels of retail development can be accommodated, and such areas identified 
in relevant strategic plans. 

Consideration should be given to removing planning measures that potentially constrain supply, for 
example floor space caps and zoning restrictions. Floor space caps are used by many councils to limit the 
size of retail in certain zones or areas. 

The notion of supermarkets being confined to centres and the inflexibility of some current planning 
practices is not aligned to contemporary retail and emerging customer needs around housing density, 
housing and employment changes. 

Planning system response 

Options to respond to this driver include: 

▪ councils need to ensure that sufficient capacity is allocated in business zones and that this is regularly 
reviewed. New supermarkets should be able to locate in accessible locations to address the undersupply 
of sites; 

▪ allowing supermarkets to establish in business zones is an appropriate planning response to current 
under provision. The establishment of supermarkets in locations outside of existing business zones should 
be considered where it is demonstrated that there is a need; 

▪ the B5, B6 and B7 zones are generally suited for supermarkets as they are typically located on transport 
networks and support the primary retail zones. These zones can play a vital supporting retail function 
and ease pressure on centres; and 

▪ use of floor space caps should be reviewed in all business zones to determine whether they 
inappropriately constrain retail growth. 

In addition, the above fails to include the pre-eminent issue for Woolworths about the NSW planning 
system failing to keep pace with technological change which has seen the growth of freight and logistics 
being required in tandem with new retail supermarket floor space. 

It is noted in the Independent REAC report at Appendix K, details are listed for the targeted 
engagement.  It appears that the targeted engagement process included retail supermarket operators 
in Australia except Woolworths and Coles (we note that Bunnings Group were engaged and are part of 
Wesfarmers Group, and that Coles forms part of Wesfarmers).   
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The Independent REAC report includes several recommendations, some of which are in the process of 
being implemented in relation to “bulky goods retailing”.  It is not clear how the other 
recommendations from the now endorsed report by the Minister for Planning have been implemented 
or seek to be implemented within the draft Greater Sydney Region Plan, the Revised draft District Plans 
or Revised draft South District Plan.  It is noted that the Independent REAC report is not listed as a 
resource used by the Greater Sydney Commission. 

2.5 Woolworths Submissions 

Woolworths has repeatedly made submissions to the exhibition of numerous plans and policies which 
may impact the ability of Woolworths to provide a supply of new and expanded retail supermarket 
floor space in the Sydney Metropolitan Area, when these documents have been exhibited by the NSW 
Department of Planning and Environment and now the Greater Sydney Commission.  The process to 
date has always been reactionary and very limited change has occurred.  Woolworths repeatedly 
requests the inclusion of strategic priorities and directions which seek flexible approaches to support 
the supply of new and expanded retail supermarket floor space throughout the Sydney Metropolitan 
Area. Little change or progress has been made with local Councils, and such an example is that of 
Sutherland Shire Council.  

Woolworths made a formal submission to the Greater Sydney Commission as part of the exhibition 
process associated with the November 2016 draft plans.  A copy of that submission is publicly available 
on the Greater Sydney Commission website and is also enclosed.  Woolworths supported the 
November 2016 draft District Plans.  Woolworths submission to the November 2016 draft District Plans 
sought the inclusion of a number of additional matters: 

… 

o Acknowledgement of the development constraints within existing centres that significantly 
impede the timely delivery of retail services to meet the growing population and increasing 
demand. 

o Acknowledgement that retail formats are constantly changing and adapting; and that in some 
cases retailing and urban services are blending into an integrated model. 

o The need to be nimble and agile in decision-making for the planning of new centres, as opposed 
to the current long and excessive delays being experienced in implementing change 

…. 

o The Draft District Plans are silent on the provision of retail services outside of centre locations. 
The use of out of centre locations should be further explored and discussed in the context of 
evolving retail trends (refer Section 3). 

o The Draft District Plans should be supported by a clear and transparent retail policy, noting that 
no direction for centres has been provided since the Draft Centres Policy dated 2009. An 
overarching State retail policy would guide this work and ensure consistency in retail strategy 
across council and district areas. 

… 

The inclusion of key retail considerations including location and accessibility, innovation and flexibility is 
supported. However, the criteria should be strengthened to consider the need for: 

o Innovation of retail formats so that they can evolve and respond to the needs of a growing 
population and satisfy market demand. 
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o The commercial requirements of retailers and commercial operators such as servicing, 
location, visibility, convenience and accessibility. 

… 

Retail is a dynamic sector which is continually evolving and adapting to meet the needs of the growing 
population and changing market demands. To fully achieve this, a level of flexibility is required to 
facilitate 'new generation' retail formats which incorporate technological advancements and innovative 
ways of doing business, in appropriate and accessible locations 

… 

Case Study 

The Woolworth retail model traditionally includes: 

o Distribution centres with strong freight and logistics functions, often located out of centre; and 

o More traditional face to face retailing, often located in centres. 

As part of its response to changing community needs, Woolworths has introduced a hybrid retail model 
which places greater emphasis on distributing goods to customers from facilities which customers may 
or may not actually visit. 

A blending of these two elements alters the spatial distribution of Woolworths retail premises, 
including their accessibility and operating needs. They are in many ways consistent with 
warehousing, distribution and logistics centres, while needing to be positioned in accessible 
locations with purpose built development forms. 

… 

The evolution of retail formats inevitably requires specific land use planning, including availability of 
accessible land parcels of an appropriate size and location. Woolworths requests that more structured 
direction is provided in relation to the use of industrial land and potential expansion of uses which are 
compatible with industrial and employment development. The Draft District Plan should encourage 
innovative planning controls which have previously been successful, such as Woolworths Chatswood East, 
an industrial site which was subject to a Schedule 1 amendment to facilitate its use as both a distribution 
centre for online orders and a traditional retail facility. 

… 

In summary: 

o The provision of retail services outside of centre locations should be further explored in the 
context of evolving retail trends and consumer demand. 

o Clarification should be provided on the responsibility for future retail studies and the 
timeframes for delivery, to avoid delays in approval of applications. 

o Criteria for future retail studies should be strengthened, further defined and emphasised to 
allow for innovation and appropriate flexibility to nurture evolving development formats. 

o Retail development should be recognised for the employment offering which it can provide 
and contribution it can make to employment lands. 

At no stage, has either the Greater Sydney Commission or the Independent REAC sought out any 
targeted engagement with Woolworths, to be able to convey firsthand the difficulties being 
experienced within the planning system in NSW and most importantly the Sydney Metropolitan Area 
and put forward solutions.  Woolworths welcomes an opportunity to genuinely participate rather than 
always having to react to an “exhibition” process. 
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The changes proposed in the currently exhibited plans dilute the role of the private sector in strategic 
planning and significantly limit the ability of Woolworths to provide for new and expanded retail 
supermarket floor space within the Sydney Metropolitan Area such that in their revised form as 
currently exhibited, they cannot be supported by Woolworths for the reasons below. 

3.0 Woolworths Objections to Current Exhibited Plans 

3.1 Existing local centres are not mapped 

The Revised draft District Plan mapping does not include all relevant locations which meet the 
attributes detailed under the heading “local centre”.   

By way of example, the Revised draft South District Plan details the attributes of a “local centre” under 
the heading at page 42 in the “Liveability” Chapter as follows: 

Local centres 
Local centres are the focal point of neighbourhoods and where they are a focus for public transport, they are an 
important part of a 30-minute city. Local centres with supermarkets greater than 1,000 square metres account for 
nearly 18 per cent of all jobs in Greater Sydney. They also meet residents’ needs for shopping, social interaction, 
cultural and creative expression.  

Local centres vary in size, function and character and meet a variety of needs from a cluster of local shops like 
Yarrawarrah to vibrant main streets such as Frederick Street in Oatley or retail centres like Roselands. They each 
perform a variety of functions but all form an important part of local community life as social connectors and contain 
many of the District’s great places.  

Centres such as Gymea and Cronulla serve as community hubs, with a mix of uses and spaces such as Hazelhurst Art 
Gallery at Gymea, Cronulla Plaza and Gunnamatta Park. Belmore and Lakemba are destinations for new eateries, 
cafes offering unique neighbourhood qualities and cultural facilities. 

The success of local centres and high streets should be supported through specific and flexible measures to improve 
activation and viability. This may include provision of creative workspaces, opportunities for social, creative or 
cultural enterprise, pop-up retail and other innovative uses. Activation of side streets may assist in some locations. 

Rapid changes in technology and retail trends, emerging night-time economies and population growth require 
councils to be agile and responsive in their planning for the growth of centres. Adaptive and flexible spaces may be 
required because of an increasing demand for workspaces from start-up and creative industries. 

A vibrant and safe night-time economy will enhance Greater Sydney’s standing as a global city, while meeting the 
social and recreational needs of communities. Planning for a night-time economy in centres includes supporting a 
diverse range of small businesses such as retail, and cultural events and assets, accompanied by a suitable regulatory 
environment. 

The accessibility of local centres with supermarkets greater than 1,000 square metres is illustrated in Figure 15. As a 
result of this walkability, many of these local centres will be increasingly supported by residential development, 
however housing should not compromise the ability of the centre to grow, expand and change over time. It is also 
recognised that some centres without supermarkets have specialised roles. 

The Revised draft South District Plan mapping in Figure 15 “South District – centres” is included below. 
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Extract: Figure 15 South District – centres 

Source: Revised draft South District Plan – October 2017 Greater Sydney Commission 
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If applying the attributes as detailed previously, Figure 15 does not adequately reflect the existing and 
approved locations where supermarkets greater than 1,000 square metres already occur within the 
district.  Numerous locations have been left out of Figure 15.   

Other locations such as Taren Point have been deleted in the currently exhibited version without 
explanation, yet were and remain consistent with the attributes detailed under the heading “local 
centre”. 

The draft Greater Sydney Region Plan and the Revised draft District Plans advise in relation to new 
centres: 

Action  

27: “Create new centres in accordance with the Principles for Greater Sydney’s Centres.” 

Why should a new process titled “Principles for Greater Sydney Centres” have to occur for an existing 
centre which is not located on a “map”, despite already being consistent with the attributes already 
detailed above.  Just because the “local centre” is not on the map it is taken that the process for “new 
centres” would apply but this is directed at “land release areas”. 

3.2 The role of the retail employment sector is understated 

The role of retail employment is understated when “bundled” together with other employment sectors 
in the South District economy, where the Revised draft South District Plan states: 

While recent jobs growth has been predominately in the health and education industry sector, 
population-serving industries like retail and construction are also key drivers of the South District’s 
economy, providing 36 per cent of jobs. Population serving jobs are concentrated at Bankstown, Campsie, 
Hurstville, Miranda and Sutherland (refer to Figure 16 and 17). 

As detailed previously by Woolworths in the submission dated 30 March 2017: 

Across NSW, Woolworths property portfolio provides: 

o 285 Woolworths supermarkets employing 37,642 people. 

o 744 stores in total which includes supermarkets , BIG W, Dan Murphy's and BWS and 
provides a total of 49,099 employees. 

This clearly demonstrates the ability for retail development to play a significant role in providing 
employment within NSW, which should be acknowledged in the Draft District Plans. 

Recommendation: 

o Retail development should be recognised for the employment offering which it can 
provide and contribution it can make to employment lands. 

The Greater Sydney Region Plan and District Plans, in particular the South District Plan must 
acknowledge the significant contribution made by the retail sector to employment numbers, and this 
should be detailed as a standalone sector. 
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3.3 Planning Priority S6 does not go far enough. 

The Revised draft South District Plan states: 

Creating the conditions for growth and making centres great places is a focus of Planning Priority S6.  

Research has shown that the South District will need to accommodate more than 680,000 square metres 
of additional retail floor space over the next 20 years.15 In addition, there will be significant demand for 
additional office floor space. Creating the opportunities to attract retail and office development locally 
brings jobs closer to where people live. This requires growth in either existing or new centres. The 
principles for developing new centres are outlined in this Planning Priority. 

15. Deep End Services 2016, Sydney Retail Demand and Supply Consultancy Stage 1, 2 and 3 reports. (https://gsc-public-1. 
s3.amazonaws.com/s3fs-public/Sydney_retail_demand_and_ supply_consultancy_Stage_1_final_report.pdf)  

The District Plans are silent on the provision of retail services outside of centre locations. The use of 
out of centre locations should be further explored and discussed in the context of evolving retail trends. 

The District Plans should be supported by a clear and transparent retail policy, noting that no direction 
for centres has been provided since the Draft Centres Policy dated 2009. An overarching State retail 
policy would guide this work and ensure consistency in retail strategy across council and district areas. 

The priority should be strengthened to include: 

o Innovation which has already occurred within retail formats and acknowledge retailing is no 
longer solely confined to zoning “silos” which do not support the current trend for multiple uses 
which provide for co-location opportunities such as retailing with logistics and freight 
characteristics so as to be able to compete with technology influenced and disrupting trends.  
(Currently, no zoning provides for this outcome. The acknowledgement of the “mixed-use zone” 
took the NSW planning system many years to recognize and encourage).  Businesses such as 
Woolworths require planning priorities to allow the ability to adapt to current disruptions to the 
retail market so as to evolve and respond to the needs of a growing population and satisfy market 
demand. 

o The siting requirements of retailers / commercial operators and their customers such as 
servicing, location, visibility, convenience and accessibility. 

3.4 The Revised draft District Plans place an over emphasis on rail travel 

The Revised draft South District Plan seeks to promote the integration of employment with transit 
locations which are overly focused on railway station locations (as shown in the extract of Figure 15 
above from the Revised draft South District Plan which is in the majority local centre at railway stations).   

This fails to detail that other forms of public transport exist which support employment, particularly 
when the majority of people in Sydney do not live within 800 metres to 1 kilometre of a railway station 
but may live within a reasonable walking distance of an existing bus stop who still seek convenient 
access to goods and services.  Why can’t all forms of public transport such as existing bus networks be 
specifically recognised with the Greater Sydney Region Plan and District Plans to avoid confusion, which 
support existing and new centres and employment locations as a suitable means of public transport, 
rather than subjective terms such as “all new centres are to have good public transport commensurate 
with the scale of the centre”. 
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3.5 The Revised Draft South Regional Plan restricts the ability of Woolworths to deliver new retail 
supermarket floor space where undersupply exists today and where local Council have failed to 
recognise the current undersupply or implement strategic planning to overcome the existing 
undersupply. 

A Plan for Growing Sydney identified the update of the Industrial Lands Strategic Assessment Checklist, 
which is used as a tool for assessing planning proposals to evaluate the inclusion of other uses within 
existing industrial zoned land. The criteria allowed for assessment of implications of a proposed change 
on industrial land stocks and employment objectives. 

As the District Plan mapping, such as Figure 15 above, fails to include all existing centres, it is assumed 
that the Draft Greater Sydney Region Plan and the Draft District Plans new test referred to as the 
Principles for Greater Sydney’s Centres would apply, including: 

New centres: these will be required across the whole of Greater Sydney. 

- In land release areas, this will include a wide range of centre types, including local and large centres 
which will grow and evolve into new strategic centres. 

- In land release areas, strategic planning should maximise the number and capacity of centres on existing 
or planned rail corridors. The centres need to be identified early to allow their incorporation into transport 
infrastructure plans. 

- In the Western Parkland City, where South Creek is to be planned as the central organising element for 
the city, opportunities for new centres to address South Creek are to be maximised. 

- In established areas, there are likely to be innovative approaches to creating new centres as part of urban 
renewal and mixed use developments. 

- All new centres are to have good public transport commensurate with the scale of the centre. 

In addition, the draft Greater Sydney Region Plan and the draft District Plans, states: 

Where there is a prevalence of retail in an industrial area, there may be exceptional cases to support the 
development of a new centre. Any such opportunities should be informed by a net community benefit 
test supported by a strategic review of centres (which identifies the need for the centre) and an industrial 
land review (which identifies that the loss of industrial activity can be managed) for the local government 
area. These reviews are to be prepared by councils, and endorsed by the Commission. The centre should 
be: 

• located where public transport services are commensurate with the scale of the centre 

• directly opposite a residential catchment accessible by a controlled pedestrian crossing 

• more than a stand-alone supermarket 

• of quality urban design with amenity, informed by a master plan 

• supported by planned and funded infrastructure commensurate with the needs of the centre. 

For new centres in industrial areas, the economic impact of the centre should be assessed and deemed 
to have an acceptable impact on the operation of existing businesses in the locality and the viability of 
surrounding centres. 

The above “test” eliminates the opportunity for the private sector to initiate the process.  The above 
test assumes that even if a site-specific planning proposal is initiated by the private sector, it cannot be 
supported until the completion of “a strategic review of centres”.  In addition, the above test assumes 
in all instances that the inclusion of a retail usage of industrial land means that the industrial land as a 
quantum of the total is “lost” even when the underlying zone is not changed.   
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As previously outlined in Woolworths submission dated 30 March 2017, Woolworths seeks the 
inclusion of freight and logistics functions in tandem with face to face retailing, which makes locations 
such as industrial zoned sites more than suitable and convenient. 

The evolution of retail formats inevitably requires specific land use planning, including availability of 
accessible land parcels of an appropriate size and location.  

The proposed test within the draft Greater Sydney Region Plan and draft District Plans places an over 
reliance on a local Council to complete a process and introduces numerous unwarranted steps which 
were meant to have fallen into the Gateway Determination process to avoid uncertainty and an overly 
complex and inflexible system.  As such, it should be removed. 

Woolworths can provide to the Greater Sydney Commission numerous cases and examples throughout 
NSW and the Sydney Metropolitan Area over the past 20 years where a local Council has engaged a 
consultancy to prepare an “economic study” or a “retail study” which has included limitations or “caps” 
on the size and number of supermarket floor space deemed to be acceptable within existing centres 
and designated future centres.  Despite Woolworths engaging consultants to review the Council study 
exhibited and submissions being prepared to demonstrate the exhibited Council study under-
represents the demand for supermarket retail floor space, the submission is reported to the local 
Council’s representatives meeting with a recommendation that no change occur to the exhibited 
Council study.  The Council study is then used for a period until the next study is prepared, in some 
cases up to 10 years as a mechanism to either refuse a site-specific rezoning application or 
development application. 

There are several flaws and numerous complexities with the proposed change in the draft Greater 
Sydney Region Plan and draft District Plans: 

i. The process relies from the start on a local Council to resolve to allocate money and agree to 
engage a consultant to prepare a study. As such, the process cannot be initiated by an applicant 
which is unacceptable.  This demonstrates the system is inflexible. 

ii. The process to complete an “endorsed study” may take years to complete. 
iii. The process seeks an overview step because the Greater Sydney Commission cannot be sure 

that a local Council will complete the study to a satisfactory standard in the first instance.  This 
in itself as an overseeing mechanism could cause the process for completion of the study to be 
delayed or stop/cease to be completed. 

Woolworths requests that the draft Greater Sydney Region Plan and draft District Plans include a 
process which can be initiated by an applicant, without solely relying on a local Council to prepare a 
study or strategy. 

More importantly, the draft District Plans dated November 2016 as exhibited included the 
“precautionary principle” with “nett community benefit test”, as a process for the strategic merit test.  
Such a test can reasonably be reinstated in the Greater Sydney Region Plan and District Plans. 

The Greater Sydney Region Plan and District Plans when finalised should encourage innovative planning 
controls which have previously been successful, such as Woolworths Chatswood East, an industrial site 
which was subject to a Schedule 1 amendment to facilitate its use as both a distribution centre for 
online orders and a traditional retail facility.  The current exhibited versions fail to encourage 
innovation and are inflexible in their approach. 
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4.0 Conclusion 

Woolworths has supported in the past proposed changes to the planning system and draft regional 
planning for the Sydney Metropolitan Area which sought to find the right balance, however the draft 
Greater Sydney Region Plan and Revised draft District Plans fail to demonstrate a reasonable process 
to support innovative outcomes in the Sydney Metropolitan Area, include a proposed new mechanism 
which will cause delays and uncertainty, and will act as a disincentive for businesses such as 
Woolworths to invest, due to uncertainty and delays. 

The Greater Sydney Region Plan and the District Plans from a retail supermarket floor space 
perspective, if unchanged from the draft exhibited versions, will result in continued and further 
uncertainty for Woolworths (and the wider retail industry) to provide new retail supermarket floor 
space within existing urban areas located in the Sydney Metropolitan Area. 

Therefore, the recommendations as detailed in Woolworths submission dated 30 March 2017 remain 
valid and are now urged to be included in the final Greater Sydney Region Plan and District Plans, along 
with the changes detailed in this submission. 

Should you have any queries or require clarification on any matters please do not hesitate to contact 
the undersigned on  

 
Yours sincerely, 

 

 

Marian Higgins 
Planning Manager 
Higgins Planning Pty Ltd 

 
Encl. 
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