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Dexus submission on; 
 
Draft Greater Sydney Region Plan 
 

15 December 17 
 
Introduction 
 
Dexus is one of Australia’s leading real estate groups, proudly managing a high-quality property 
portfolio valued at $24.9 billion throughout Australia. The portfolio consists of office, industrial and 
retail properties and the most significant interest is in Greater Sydney where the portfolio value 
totals $14.4 billion for 2.2 million sqm of floor area in 81 properties. 
 
According Dexus takes great interest in the future planning of Greater Sydney and congratulates 
the Greater Sydney Commission’s ambitious program to prepare truly integrated planning of 
Sydney, which for the first time incorporates plans for transport and infrastructure. 
 
In meeting that program the Greater Sydney Commission (GSC) has placed on public exhibition 
the Draft Greater Sydney Region Plan, and Revised Draft District Plans for each of the five (5) 
Districts in Greater Sydney. 
 
Dexus has a strong interest in the future of Sydney and it is pleasing to see a visionary plan which 
addresses the long-term horizon. 
 
Given the scale of our holdings across Greater Sydney, there is a genuine opportunity for Dexus 
to work with the GSC towards shaping the future complexion of urban Sydney. Dexus can offer 
alternative viewpoints from a private sector perspective and help set best practice benchmarks. 
Additionally, due to our interests in other States of Australia, we can bring constructive 
suggestions to the planning structure of Sydney based on our experience in those other planning 
jurisdictions. 
 
Our core business in Sydney, is heavily weighted towards premium quality properties and 
developments focussed on generating and retaining employment. Within our portfolio there are 
also significant opportunities for mixed use, urban renewal developments that have the potential 
to deliver high quality urban design outcomes and community amenity, which will contribute to 
the Government’s Housing and Employment targets.  
 
We want to help, not criticise 
Sydney has an enormous potential and we believe that with an open dialogue, the GSC and its 
stakeholders can create a well-balanced environment where people can live, work and play.  
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This submission addresses our review of the Draft Greater Sydney Region Plan (“Region Plan”). 
 
However separately Dexus has commissioned submissions on the following three (3) District 
Plans by independent planning consultants, namely; 
 

 Revised Draft Eastern City District Plan submission by CW Strategic Planning Services 
 Revised Draft Central City District Plan submission by CW Strategic Planning Services 
 Revised Draft North District Plan submission by SJB Planning 

 
For all the Dexus submissions, the issues of concern interrelate between the Region Plan and 
the District Plans, the “Plans”. 
 
A key concern that we would like to emphasise, is that the plans can have a very significant 
impact on investment decisions by Dexus and the industry, which can result in loss of 
Value &/or loss of Opportunity, and equally on the loss of Value &/or loss of Opportunity 
for the State of NSW. 
 
The following are the ISSUES of concern to Dexus, and we believe the Industry, which are 
addressed following. 
 

1. Mapping 
2. Land Use Interpretation 
3. Definitions required 
4. Industrial Lands 
5. Interim Arrangements 
6. Contributions and Levies 
7. Affordable Housing 
8. Governance 
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1. Mapping 
 
The Plans are an important policy tool that will be relied upon by government, industry, and the 
community. When mapping is used to identify specific outcomes or targets, the level of accuracy 
and clarity should be as high as possible. This may be a circumstance where a tool such as the 
Planning Portal could be utilised to provide relevant data layers from the District Plans at a more 
site specific level, for example clearly identifying Infill Priority Precinct boundaries. 
 
 
2. Land Use Terminology 
 
The use of consistent terminology across the planning policy framework is a necessary outcome 
of the Plans. The Standard Template Local Environmental Plan provides a dictionary for the use 
in all Environmental Planning Instruments (EPIs). Aligning land use terminology in the District 
Plans with the standard template, transferring to the Region Plan, would minimise uncertainty and 
ensure that no matter what level policy document is being read, there is a clear and unambiguous 
understanding of the intent. 
 
A clear example is through the evolution of the plans references to employment lands, 
employment and urban services, and now industrial and urban services lands have arisen. Our 
submission to the Draft District Plan of 30 March 2017 also raised this issue. 
 
The use of terminology, and in particular relating to employment / industrial lands is a key 
determinant in Rezoning decisions and accordingly can very significantly cause loss of Value &/or 
loss of Opportunity. 
 
Due to the lack of clarity in the terminology used in the Plans, Councils are interpreting the vague 
land use terminology to suit their objectives. Accordingly, there is not a consistency across 
Greater Sydney in land use interpretation of the intent of the Plans, which is inequitable.  
 

3. Definitions required 
 
To correct the above vague land use terminology and therefore inconsistent land use 
interpretation, definitions or a dictionary, should be included in all the Region and District Plans 
documents, as is the usual practice with planning instruments. 
 
The principle for all the Plans should be, that anything relied on in the Plans, should be stated in 
the Plans. For instance, what is Urban Services Land? – a reading of the Plans, should not require 
referring to the SGS Final Report 2017 as is currently necessary. 
 
 
4. Industrial Lands 
 
Dexus accepts that the Plans need to ensure that to satisfy the needs of a large urban metropolis 
requires a range of land use opportunities to ensure the needs of the City and its residents is met. 
The concern that arises is that the broad brush, inflexible approach to industrial land across the 
majority of the region, fails to recognise that there are exceptional circumstances that arise with 
land that a simple one size fits all approach cannot accommodate. The precautionary principle of 
the original Draft District Plan was more appropriate, but needed to be supported by guidance on 
what could constitute an exceptional circumstance. 
 
The blunt approach of ‘protect and manage’ stifles the ability of site specific issues to be 
considered, hinders innovation, and potentially conflicts with Strategy 22, where it is identified that 
existing centres may need to grow into adjacent land. This conflict highlights the need for 
guidance to enable reasoned consideration of exceptional circumstances. 
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5. Interim Arrangements 
 
The ‘protect and manage’ approach to industrial land is of significant concern. The District Plans 
would be the sensible policy document to address the ‘exceptional’ circumstances that can 
arise. In our previous submission of 30 March 2017, we had endorsed the use of the Industrial 
Lands Checklist as an interim measure. 
 
There may be utility in establishing a process for ‘investigation areas’ to address site specific 
issues that do not warrant the establishment of a ‘collaboration area’. An ‘investigation area’ 
process could also be a useful tool in implementing Objective 22 for potential expansion of 
existing centres into adjoining industrial lands that nominally would be precluded by Objective 
23 to Protect and Manage Industrial Land. 
 
The blanket approach to “protect and manage” &/or no rezonings, does not address the 
complexity of land use planning across the vast metropolitan areas. 
 
Dexus, and others, need a way to engage for a detail investigation of particular circumstances 
such as the designation of “investigation areas”, namely smaller and a specific focus, that would 
not be possible in “collaboration areas”. 
 
This approach would enable conflicting GSC Objectives eg Objective 22, to be addressed and 
evaluated in detail. Such as the alternate merit of allowing business centres to transition to 
higher amenity and vibrant places, while maintaining their main role as an employment precinct, 
including where appropriate, ancillary residential use. 
 
Additionally, a focused assessment of an “investigation area” would allow the evaluation in 
detail of what contribution the existing use is providing, rather than a blanket protection of that 
use. 
 
6. Contributions and Levies 
 
The Draft Region Plan and associated Draft Future Transport Strategy 2056 identifies a range 
of funding mechanisms for transport infrastructure and community infrastructure. 
 
The Plans state that investigation of funding will be explored for transport infrastructure in 
particular. A series of options and concepts are identified such as value capture, Special 
Infrastructure Contribution Levies, Voluntary Planning Agreements (VPAs), as well as traditional 
Section 94 and Section 94A Development Contributions. Our concern is that there is no 
certainty over expected and anticipated contributions and rates. With our business of long term 
investment decisions, these uncertainties only serve to undermine investment planning.  
 
To enhance certainty, we recommend that the GSC, as the lead agencies for metropolitan 
planning, should nominate the suite of funding mechanisms that will be available, and that clear 
guidance be given. For example, if value capture is to be pursued as an option, clear guidance 
be provided to facilitate a common implementation and interpretation across the Greater 
Metropolitan area. 
 
Apparently, contributions, levies, etc are not in the remit of GSC, however as the GSC is the 
lead planning authority of Sydney, the GSC needs to be given the authority to take the lead on 
this issue, which frequently becomes the blockage to development occurring 
 
At a minimum, the GSC should prepare a Register of the various mechanisms to stimulate 
action to resolve the inconsistency and perceived, is not actual, lack of equity. 
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7. Affordable Housing 
 
Generally, the  Industry accepts that affordable housing is an important element to be 
addressed in housing Sydney’s growing population. 
 
It is understood that the percentage provision of affordable housing is in a range to allow for 
local circumstance to be addressed.  
 
Of benefit to the industry would be that each local government area (LGA) not be left to devise 
their own strategy and mechanism for Affordable Housing delivery. 
 
To facilitate efficiency for industry dealing across multiple Council areas, standardisation of 
Local Strategic Planning statements, Local Housing Strategies, and Affordable Housing 
Strategies would be beneficial. This will allow for greater understanding for industry as there will 
be common definitions, structures, and approaches across the metropolitan region. The 
standardisation of the methodology and meanings can only increase the level of understanding 
for government implementing the policy, and industry and the community responding to the 
policy. 
 
Explicit detail required regarding the 5-10% provision eg how an applicable % determined and 
the preferred, or required, delivery method of the contribution (cash &/or physically provided, 
within the subject development or on another site). 
 

8. Governance 
 
Governance and clearly understood responsibilities are necessary for good outcomes. With the 
GSC transitioning from a policy role to an implementation role after the finalisation of the Plans, 
greater clarity on roles and responsibilities is required. The relationship between government, 
the Department of Planning and Environment (DPE), the GSC, and local government remains 
uncertain. The Planning Hierarchy Diagram identifies responsibility for implementation. What is 
not clear or certain is how commitment to funding and coordination with funding agencies such 
as for transport or utility infrastructure can be guided or directed. The plans are geared towards 
collaboration. What is not clear or certain is how will deadlocks will be resolved if collaboration 
is failing? 
 
For the success of the GSC as the lead planning authority of Sydney and to enable the GSC to 
achieve its ambitious program, it is very important to counter any negative perception that there 
is now “another layer” of planning authority. Previously there were three levels, namely; Minister 
– DPE – Councils, and now there are seen to be four levels, namely; Minister – GSC - DPE – 
Councils. There is a requirement for more clarity of the roles, relationships and responsibilities 
between the now four authorities, both in documentation and in practice. 
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Conclusion 
 
In summary, Dexus provides the following recommendations for consideration: 
 

1. Inclusion of definitions in the Regional Plan and District Plans; 

2. Provision of an exception provision to Protecting and Managing Industrial Land; 

3. Establish a mechanism to allow the focused consideration of “investigation areas” 

4. Clearer mapping for the District Plans and the provision of searchable maps via the 
Planning Portal; 

5. Use of consistent terminology, with the Standard Template definitions as the preferred 
base definitions; 

6. Greater certainty on funding and contributions to be utilised, and standardised 
contribution mechanisms by giving the authority to the GSC to take the lead on this 
issue; 

7. Standardised format and methodology for Local Planning Statements, Local Housing 
Strategies, and Affordable Housing Strategies; and 

8. Provide more clarity of the roles, relationships and responsibilities between the 
now four planning authorities, both in documentation and in practice. 

 

 

Should the GSC wish to discuss this submission please contact the undersigned. 

 
Colin Rockliff | Planning Advisor 
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