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By email 
 
15 December 2017 
 
Ms Maria Atkinson 
District Commissioner 
Eastern City District 
Greater Sydney Commission 
 
 
Dear Ms Atkinson 
 
WALKER SUBMISSION 
DRAFT EASTERN CITY DISTRICT PLAN 2017 
 
Over the coming decade Walker Corporation will deliver five projects within the Eastern 
City District in accordance with the ‘Productive’, ‘Liveable’ and ‘Sustainable’ planning 
principles that underpin the draft Plan.  Walker is approaching planning for these 
projects as a collaborative exercise with state and local government. 
 

 
Eastern City District with Walker Sites 
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Each site is strategically located within an established urban area, and in proximity to 
planned and/or existing urban infrastructure, including public transport, centres and 
public and privately provided services.  Each project will: 

 Renew a site, which is either vacant, or occupied by obsolete buildings that have 
reached the end of their economic life. 

 Be primarily residential, supplying the new housing required to accommodate the 
Eastern City District’s growing population. 

 Exhibit a high level of architectural quality and environmental efficiency. 

 Incorporate Affordable Rental Housing, as either apartments or money contributions. 

 Generate money and works-in-kind contributions toward public domain improvements 
and local and state infrastructure, which will support the projects while making a 
positive contribution to their localities.  

 
Planning processes 
Prior to Walker submitting Development Applications for its projects, strategic 
planning processes are required to amend LEPs, and formulate development 
controls and contribution requirements.   
 
Aiming to create a clear hierarchy of aligned, integrated and consistent planning layers 
based on careful expert investigation and consultation is understandable.  It notionally 
provides ‘certainty’ and generates a Sydney ‘story’ that enables the Commission, 
Department, councils and agencies to tame complexity and clearly communicate a 
vision to the community, government and industry. 

 
The draft Eastern City District Plan’s Planning Hierarchy 
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Unfortunately, achieving the neat hierarchy shown in the GSC’s diagram is unrealistic, 
given the various time frames and ‘places’ where planning is undertaken.   
 
The Walker Homebush site is a good example.  The site is within three ‘places’ that 
are subject to planning processes, involving state agencies and three councils, 
including Strathfield where it is located. 
 

   
 

 
Walker Homebush Site with three planning ‘places’ 
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Recent strategic planning processes are commensurately complex, even when 
previous Council and state led processes are discounted. 
 
Strategic and structure planning processes applying to the Walker Homebush site 

 
 
While Walker supports strategic and structure planning as necessary to coordinate 
infrastructure with the delivery of housing and other urban assets, this process is 
ongoing and time consuming, and the substantial planning work already undertaken 
provides parameters and planning principles to guide projects.  For example, new 
housing must be located in proximity to public transport and urban assets to facilitate 
a 30 minute city. 
 
Therefore it is requested that the GSC, the Department, Councils and associated 
Panels accept and assess Development Applications and preliminary Planning 
Proposals submitted by proponents before all the various plans and documents are 
complete. 
 
Planning principles 
Walker supports the planning principles underpinning the Eastern City District Plan, 
particular the ’30 minute city’.  The five Walker sites are capable of providing new 
housing, shops, offices and services within 30 minutes of urban centres by public 
transport. 
 
Walker supports the creation of great places and communities.  Each of its projects 
are located where urban renewal is underway, or about to start.  The Walker projects 
will be a catalyst for renewal in Homebush, Five Dock and Rhodes East, and will 
make a contribution in Waterloo. 
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While not an urban renewal project, the smaller Bondi project is an opportunity to 
work with Council and relevant state agencies to facilitate On Street Rapid Transit, in 
accordance with the structure plan, below, and Council’s resolution of the 7 March 
2017. 
 

 
 
Maintaining the vitality and quality of local centres such as Bondi Road Village, as they 
age and neighbourhoods change is an important planning objective.  Improvements to 
public transport are required to increase public transport use by existing residents and 
new housing must be located to support and benefit from public transport 
improvements.  
 
Councils and the broader community are not solely responsible for maintaining and 
funding high quality centres and public transport infrastructure.  It is therefore important 
that planning controls consider the role of private investment in achieving planning 
objectives.   
 
In this respect, maintaining a local centre’s vitality and quality relies on private sector 
investment in: 

 Renewal of tired and uneconomic buildings, infrastructure and public spaces. 

 Reinvention of local businesses. 

 Opportunities for new, innovative and young businesses to establish. 
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Actions and responsibilities 
In order to encourage the investment needed to achieve planning objectives, plans and 
planning processes must acknowledge private sector requirements in a collaborative 
way.   
 
None of the draft Plan’s Actions explicitly acknowledge the role industry plays in 
delivering planning objectives, nor encourage public sector planners to actively engage 
with industry in order to shape the outcomes they want, although this is the only way 
that the majority of those outcomes will be achieved. 
 
For example, the development industry is highly skilled at identifying sites where there 
is capacity for new housing projects and understanding housing markets and demand.  
The development industry provides buildings for other businesses and public facilities, 
and understands their requirements and drivers. 
 
It is therefore requested that the final Plan incorporate Actions that allow the 
knowledge, expertise and responsibilities of industry to be incorporated. 
 
Contributions associated with private investment in new housing made toward 
infrastructure and Affordable Rental Housing 
The value capture concept has been addressed extensively by governments and 
Councils in terms that suggest the developers of new housing can contribute an almost 
unlimited amount of money towards ‘community benefits’, such as infrastructure and 
Affordable Rental Housing.   
 
There appear to be two justifications for this argument.  Firstly, the uplift is an unearned 
windfall gain to the housing developer granted by a munificent community, who 
receives nothing in return, or worse, a planning system biased toward private interests.  
However, the efforts and investment of industry generates economic and social goods 
for the entire community.  Direct benefits include new and suitable housing, stamp duty 
payments, infrastructure and jobs.  Indirect benefits experienced in the broader 
economy. 
 
Secondly, it is argued planning should not address industry requirements because this 
is counter to planning’s true focus, which is promoting public interest.  However, 
industry and public interests are not mutually exclusive, but mutually dependant, as 
planning relies on industry to build and deliver planning objectives. 
 
Taking a more aggressive approach to obtaining contributions risks jeopardizing the 
economic and social contribution made by the development industry, and may delay 
or stymie projects that are required to deliver planning objectives. 
 
It is therefore requested that the District Plan foster a contributions framework based 
on three components: 

 Section 94 for local infrastructure 

 SIC for regional infrastructure  

 ARH  
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To ensure that planning agencies do not leverage their planning powers to extract 
unreasonable contributions, it is essential they are supported by justified, scoped and 
costed infrastructure schedules that transparently demonstrate a nexus between the 
housing project and the infrastructure towards which it is contributing.   
 
These could be prepared by the proponent where a project precedes strategic planning 
as is often the case, or the planning agency.  Where a flat percentage is charged, a 
transparent infrastructure schedule needs to demonstrate where the money will be 
spent.  These things are common sense and already mostly implemented in NSW by 
conditions of consent or Planning Agreements. 
 
While it is imperative for planning to consider underlying land values when rezoning, 
for example, identifying land uses or buildings that are obsolete and ready for renewal 
in order to meet a planning objective.  The use of project feasibility by planners is 
probably problematic.  Development organisations approach feasibility in a myriad of 
different ways, and any ‘generic’ feasibility undertaken to inform planning work is 
unlikely to make a useful contribution. 
 
Conclusion 
Walker will be delivering four projects within the Eastern City District that will be 
consistent with planning objectives seeking higher densities on urban renewal sites 
close to planned and existing infrastructure, centres and services.  In Bondi, its 
smaller project will be consistent with planning objectives for the provision of on-
street rapid transit and maintaining the quality and vitality of local centres. 
 
On this basis, Walker requests the Commission consider the following points: 
1. Please finalise the District Plan, but ensure it is able to respond to projects that 

are consistent with planning objectives, whenever those projects arise. Finalising 
and aligning all the plans, targets, strategies, policies, guidelines and LEPs will be 
a long term and ongoing process.   
 

2. Involve industry as a key partner in achieving the ‘actions and priorities’.  After all, 
industry is actually going to deliver the outcomes the District Plan is seeking and 
holds significant knowledge on urban matters.  In this respect, Walker is 
committed to working with state and local government to achieve the best 
outcomes possible. 

 
3. Foster a framework for contributions in conjunction with private investment in new 

housing that seeks Section 94, Special Infrastructure and ARH contributions that 
are reasonable, transparent and demonstrate nexus.  In this respect, it is 
important the Eastern City District Plan acknowledge the social and economic 
contribution made by new housing projects, and shifts the discussion from the 
‘capture’ of ‘windfall’ gains. 

 
Yours sincerely 

 
Sally Lewis 
Principal Town Planner 
Walker Corporation Pty Limited 
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