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Introduction 

We welcome the opportunity afforded by the Greater Sydney Commission to provide comment on 

the Draft North District Plan1and the Draft Amendment to update A Plan for Growing Sydney2 

entitled Towards our Greater Sydney 20563. This submission is based on discussions between a 

number of staff within the Department of Geography and Planning, Macquarie University and is 

informed by our ongoing research on urban planning and social impact assessment. District plans are 

considered to provide a useful mechanism for translating metropolitan strategic plans to local levels. 

However, the current District Plans have a number of issues which need to be addressed. Our 

comments refer to both the specifics of the North District and the broader district plan and 

metropolitan strategy process.  

Context 

The context for this plan is the Greater Sydney Commission’s (GSC) Towards our Greater Sydney 

2056 amendment to A Plan for Growing Sydney (2014). The hierarchy of plans means that the 

Northern District Plan (NDP) should deliver the goals of the 2056 Amendment as they apply to the 

District. However, the 2056 vision is narrow in scope and the timeframe is problematic. Forty years is 

a long time, yet the 2056 Amendment assumes that patterns of demography, employment and 

settlement will continue along current lines. Even allowing for the difficulties of foresight, the 2056 

Amendment, for example: 

 Assumes a continuing proportion of smaller households without taking into account their 

age or changing lifecycle needs; 

 Mentions but does not take sufficient account of climate change (which has numerous 

social, economic and environmental dimensions); 

 Does not consider the impact of increasing amounts of work/trade/business being 

conducted online;  

 Does not address the likelihood that some recent changes in employment patterns will 

escalate (e.g. casualisation, growth of the service economy, deferred retirement, lifelong 

learning); and 

 Does not consider in sufficient detail how the interrelationship between the policy areas of 

housing, employment and transport should be addressed relationally, in order to support 

improved social inclusion outcomes for residents. 

These are all issues which require planning and will change the shape of Sydney. Plans for Sydney 

used to be produced at close to twenty year intervals, in contrast three metropolitan strategies plus 

various amendments and eight sectoral plans (State Plans, transport and infrastructure strategies) 

with a bearing on planning policy have been released since 2005. Such a proliferation of plans has 

                                                           
1 Greater Sydney Commission (2016) Towards our Greater Sydney 2056: A draft amendment to update A Plan 

for Growing Sydney, NSW Government 
2 Department of Planning and Environment (2014a) A Plan for Growing Sydney NSW Government, Sydney. 
3 Greater Sydney Commission (2016) North District Liveability Profile. NSW Government. 
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led to considerable community disquiet about NSW’s capacity to undertake effective strategic 

planning and implementation.4 

Principles 

There are no principles in the 2056 Amendment. 

There are three principles in A Plan for Growing Sydney, namely: 

1. Increasing housing choice around all centres through urban renewal in established areas 

2. Strong economic development in strategic centres and transport gateways 

3. Connecting centres with a networked transport system. 

These three principles have been copied across into the NDP. However they are inadequate to the 

task in either document. For example, simply considering the foresight issues listed above,  

 There is no principle regarding mitigation of and the need for adaptation to climate change 

 It is assumed that work will continue to be in centres whereas a service economy (as one 

example) is likely to be dispersed. 

 Hidden behind the principle of increasing housing choice in centres is a failure to increase 

housing choice in non-centres to suit. There are social risks to clustering high density 

housing. 

 There is a lack of appropriate built-form transition between high density and low density 

residential areas. 

 There is no principle of distributional equity – surely a responsibility of a public planning 

agency. 

The principles of the plan should be such that they provide robust criteria against which councils can 

consider strategies to implement the NDP. The current set of principles does not achieve this. As a 

result, the scope of the NDP is too broad and lacks detail. 

Objectives  

It is acknowledged that plans have multiple audiences and therefore the sales pitch is important. 

However, so too are the underlying planning principles and guidelines. The ubiquitous motherhood 

statements throughout the documents, in the absence of an adequate set of principles, mean that 

implementation and monitoring will be difficult. Weak terms such as support, encourage, discourage 

and the use of unclear language in the plans (ensure, facilitate, vitality and vibrancy etc.) makes 

monitoring and implementation impossible. It remains unclear which agency is legislatively 

responsible or accountable. In contrast, the development of the Greater Sydney Dashboard (p.19) is 

considered an essential tool in this regard and well overdue, since monitoring and evaluation has 

always been a vital component of strategic planning. 

                                                           
4
 WSROC Ltd (2008) Response to the Department of Planning Draft West-Central Sub-regional strategy.  
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The division of labour between local levels and higher levels of government  

Considerable confusion and concerns remain around division of labour between local levels 

(councils) and higher levels (UrbanGrowth NSW, Greater Sydney Commission and the District 

Commissioners). There is a need for greater clarification of the responsibilities between the 

fragmented agencies and different levels of government, in order to deliver on the aspirations for 

‘joined-up’ government.  

Currently the political relationship between the state and local government is fraught, stemming 

largely from complex political policy changes in the state’s role in planning from the mid to late 

2000s. A decade of state government restructuring, leading to local government and planning 

reforms; changing metropolitan strategies; demographic, economic and social challenges in a 

context of shortages of planning staff and infrastructure shortfalls, are all contributory factors. 

Congruently, communities call for wider-ranging, higher quality services and facilities; more public 

participation in decision-making; and greater environmental emphasis. Councils complain about the 

lack of ongoing support from the state; constantly changing population forecasts; and unrealistic 

expectations of local government’s role, often interpreted by local government as ‘buck-passing’.  

Much of the detailed planning work in the District Plans is being shifted to councils. The emphasis on 

the need for local councils to prepare housing strategies (p. 6) is yet another example of the 

ignorance of cost-shifting and rate capping strictures which have previously impeded the delivery of 

much-needed local physical and social infrastructure by councils.  

The issue of capacity in amalgamated councils has not been addressed. This is of particular concern 

for the North District with 3 proposed newly merged councils. Local government areas are not 

homogeneous as evidenced by the continuing indecision of the division of administrative boundaries 

over the years. Also the use of LGA demographic averages can often hide pockets of disadvantage5  

Fears arise that delivery will be hindered by existing adversarial politics of some residents in the 

North District as tensions within the new councils emerge.  

The draft NDP (p.89) indicates Ryde’s 5 year housing supply target for 2016 to 2021 is set at 7,600 

but North Ryde and the Macquarie University Station Precincts alone are already expected to 

produce 8,800 dwellings. While Ryde LGA is expected to substantially exceed its housing targets, 

other NDP councils are not being required to reach their target .These targets are problematic with 

little relationship with reality. Also council amalgamations and district targets mean that some parts 

of the city are not contributing sufficiently to supply. 

Policies in the metropolitan strategy to ‘provide a mix of affordable housing for very-low, low- and 

moderate-income earners across Sydney’ are assuming that increasing the supply of housing will 

apply downward pressure on housing prices. However, house price is more than just a product of 

supply, with investment, taxation and regulatory issues playing a major role. Whilst it is 

acknowledged that some of this is outside the remit of the state government, the re-establishment 

                                                           
5 Fingland, S. (2014) Social inclusion: Policy, practice, people and place. Unpublished PhD thesis. University of 

Western Sydney. 
 



  Department of Geography and Planning 
  Macquarie University  
 

Submission to Draft North Sydney District Plan and Sydney 2056 
 

6 

of a Minister for Housing should mean that these issues will be better integrated into the current 

plans. 

Lack of vital transport infrastructure 

It is acknowledged that the Northwest Metro line, currently under construction, is an important 

piece of public transport infrastructure which will provide a much-needed link for the residents of 

North-West Sydney to the higher order jobs and education opportunities located in Macquarie Park, 

Chatswood and Macquarie University. However, decades of prevarication over the need to expand 

Sydney’s rail network, with constant announcements, postponement, deferrals and the changes to 

the Epping to Chatswood Rail link (ECRL) from a mainline railway to a metro rapid transit service, 

have required expensive reconfigurations of existing stations, necessitating closure of the ECRL for 

an, as yet, unspecified period in 2018. The impacts of the temporary transport initiatives for 

Macquarie Park ─ already suffering from major traffic congestion ─ remain to be addressed. These 

are salutary lessons for the need for much more effective coordination of strategic planning and 

infrastructure decisions previously militated against by short-term political timeframes, portfolio and 

personnel changes. 

As the District Plan notes (p.27) it is also ‘essential that Central City has strong transport connections 

to the established Eastern City and the emerging Western City’. As Randolph noted in 20166 ‘the 

explicit recognition in the three cities proposal is that we have to shift the economic epicentre of the 

whole city westwards to address this polarisation process’. However the potential for improved 

future connections with Central City and Parramatta is still only ‘being investigated’ by Transport for 

NSW (TfNSW p.65). The need for this major missing piece of rail infrastructure connecting 

Parramatta to Epping, identified for decades7. Its continual deferral is viewed as a considerable 

oversight, given that strategic planning for Parramatta is a priority identified by the NSW 

government. It also appears at odds with Principle 3: Connecting centres with a networked 

transport system (p.15) since the omission fails to provide access for the residents of West City to 

the higher order jobs and education opportunities located in the ‘global arc’ and better links for the 

residents of the North District to health and education facilities in Parramatta CBD and Westmead. 

Limited acknowledgement of climate change 

While the emphasis on the need for more open space is welcomed, this could be expanded to 

discuss the importance of open space to enhance urban design in the areas of accessibility, 

community focus, history, identity and education, beyond just recreation opportunity. 

While worthwhile references are made to mitigation of the ‘urban heat island effect’ and the need 

for shade trees to provide an urban canopy (p.123) together with discussions around green walls and 

community gardens, the plans fail to acknowledge that sea level rise will have a significant impact on 

the strategic open space provision put forward in the plans. There is also no discussion of the health 

                                                           
6 Randolph, B. (2016) Presentation to the CEDA Symposium: On Sydney 2030 – delivering a simplified planning 

system. Managing Sydney’s Growth 25 November, Sydney. 
7 Department of Transport (1998) Action for Transport 2010: An integrated transport plan for Sydney. NSW 

Government, Sydney. 
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impacts of climate change and how the city will need to be reconfigured to address climate change 

through both mitigation and adaption. It is also important to respond to climate change by building 

it into the roles of strategic planning and every other level of planning, including statutory planning, 

building codes, policy (such as defining what is complying development and what it is not), 

development assessment etc. 

Plans silent on distributional equity 

Explicit recognition of social inclusion as an objective of strategic planning is lacking. Complex 

governance arrangements have previously hidden articulation of the different needs of the nine 

districts which have been further complicated by a constantly changing administrative map. North 

District is situated well and truly on the wealthy side of the so-called ‘latte line’ and the plan’s focus 

should move from protecting self-interested wealthy groups to facilitating equity across the city. 

Distributional equity should be a key goal of strategic plans. Yet no mention is made of the 

increasing socio economic divides occurring across Sydney in either the metropolitan strategy 

update or the draft North District Plan. A strongly articulated vision for Sydney requires an emphasis 

on social inclusion rather than accepting inequality as the natural order of things8. No clear 

mechanisms are provided about how low income and disadvantaged households will be included in 

the North District (one of the richest districts of Sydney). 

While the plans acknowledge that the strategy for three cities represents a ‘major shift in strategic 

planning’, the failure to address the entrenched socio-economic polarisation across the Greater 

Sydney Area, represents a significant absence of strategies, with lower income working people 

increasingly pushed out of the inner city regions to the middle and outer suburbs. Justification for 

the move away from concentration of activity around the city centre to planning for more 

polycentric cities has recently been presented in an article in The Conservation9. This article 

describes how in larger cities income categories rose disproportionately faster for those on a higher 

income than for the poor and middle income earners. It also pointed to a failure of agglomeration 

economies to expand into adjoining areas. While arguing for the development of multiple centres of 

activity to address the issue of income inequality and income polarisation, the focus on just three 

cities gives little consideration to the roles that other existing centres should play in a polycentric 

city. 

Both the new Premier and the Minister for Planning and Housing have declared housing affordability 

the ‘number one’ priority for the government10 but have provided no details of measures to tackle 

this issue. A lever prompting NSW politicians to address the housing affordability issue should be the 

loss of key workers. However, the crucial connections between unaffordable housing, low 

employment participation and inadequate public transport are persistently ignored; exacerbating 

                                                           
8 Fingland, S. (2015) The ‘wicked problems’ of Western Sydney’s older suburbs. Paper presented at the State of 

Australian Cities Conference 2015, Gold Coast, Queensland. 
9 Sarkar, S., Phibbs, P. and Simpson R. (2017) Our big cities are engines of inequality, so how do we fix that? 

The Conversation, University of Sydney 
10 NSW Minister for Planning and Housing (2017) Buy property in Sydney and you’re pretty well set for life’ 

www.smh.com.au /nsw/240217. 

http://www.smh.com.au/
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social exclusion by restricting participation in key activities. In addition to cutting people off from 

services that others take for granted, leading to poor health, learning and employment outcomes, 

overseas research has identified other costs for individuals and communities such as links to crime, 

anti-social behaviour and loss of community cohesion11. Conversely additional costs for the state can 

occur through increased welfare benefits, national health, education and social services expenditure 

and added security costs (ibid). 

The proposed Western City’s current lack of joined-up transport resources to improve accessibility, 

the distribution of government transport funding and continued support of road infrastructure 

centred on Eastern City, is generally benefitting higher income earners. Yet the income and wealth 

inequality between those who work in the city by day and the key service workers consigned to long 

commutes, reinforce the importance of making connections between urban transport, infrastructure 

and location disadvantage. This requires the alignment of multi-government policies and 

interventions at the neighbourhood level if distributional equity is to be achieved in Western City. 

Population and Dwelling Growth Forecasts 

Table 4.1 (p76) illustrated the anticipated proportional growth by age group for each of the LGAs in 

the North District, revealing higher growth in all the age groups from 2016-2036 for both Ryde and 

Lane Cove LGAs ─ well above the District and GSCCA averages. Yet the plans persistently assume an 

increasing proportion of smaller households, despite the reversal of this trend revealed nation-wide 

for the first time in decades in the 2011 ABS Census. Also North Ryde was found to contain a higher 

proportion of family households than either the Ryde LGA or the GSCCA and lower proportions of 

lone persons12. A failure to take into account the age and possible lifestyle changes of the smaller 

households inadequately recognises different household needs as lifestyles change. 

The high rise apartment surge is very recent and building costs have escalated, narrowing the range 

of apartments put on the market that can command a profit. Hence the development of more 

family-friendly dwellings (with access to some private open space) is continuing to recede, while 

claims that the government’s urban renewal program will provide ‘diversity‘ appears to be an 

unrealistic expectation. 

The documents present numerous unsubstantiated assumptions. For example that concentrations of 

high-rise apartments in urban renewal zones will provide much of the new housing required, limiting 

the need for intrusion into existing low density suburbs, simply relying on market forces to control 

supply and demand are all questionable. This planning orthodoxy points to an over-supply of family 

housing, dictating that cities need to accommodate more singles, couples and the elderly. 

Emphasising housing the childless in town centres and consigning the minority with children to the 

                                                           
11 Social Exclusion Unit (2000) National strategy for neighbourhood renewal, HMSO, London. Social Exclusion 

Unit (2001) A new commitment to neighbourhood renewal: National strategy action plan, HMSO.  
London. Social Exclusion Unit) (2003) Making the connections: Transport and social exclusion, HMSO, 
London. 

12 Greater Sydney Commission (2016:18) North District Liveability Profile. NSW Government. 
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outer suburbs is socially divisive. The plans should give a much greater emphasis on the varying 

needs of different households and the need for social mix across the GSCCA.  

While the GSC may have no choice but to plan around the proposed airport at Badgery’s Creek, the 

idea that an airport city is a descriptor to be embraced without a much more detailed analysis of its 

pros and cons is startling. Despite stating aspirations for reducing car dependency noted on pages 

56 and 65, there is no discussion presented on why this is desirable and how it can be achieved. 

Furthermore the draft amendment should emphasise the need for the provision of essential rail 

links to operate congruently with the opening of Western Sydney airport, to avoid further 

exacerbating car dependency. An airport reduces liveability in a wide flight path approach area – 

there are always at least two flight paths as winds vary and there are variations according to the 

type of plane (i.e. how low they fly and for how long on take- off and approach). An airport will add 

to pollution in Sydney’s vulnerable river basin and, while tending to encourage some kinds of 

industry, it may discourage others. The potential role of the existing centres in West City should not 

be ignored in this context. 

Affordable Housing  

The North District Plan stresses that ‘to make living in the District more affordable, new housing will 

offer a diversity of type, tenure and price points’. Yet the issue of how to provide affordable housing 

is inadequately addressed. A simple reliance on zoning for higher density and the market to supply 

choice is not working and the targets are woefully inadequate. Housing affordability must be 

considered as an issue of housing cost in conjunction with programs to stem income and 

employment inequality and deficiencies in local physical and social infrastructure.  

Affordability is affected by a host of factors ranging from local regulatory practices to macro- 

economic issues such as taxation policy. 

By 2010 only 4.2% of dwellings in the City of Ryde were considered affordable for moderate income 

households compared to 15.7% across the GSCCA. There is now virtually no affordable housing 

available for purchase by households on low or very low incomes and the rates of available rental 

dwellings are very low. In addition, with increasing proportions of the older population and those 

with a disability, a much higher proportion of new dwellings need to be adaptable. 

Research for the Australian Housing and Research Institute (AHURI)13 had suggested that 

affordability is not a short-term cyclical problem but that the ‘deposit gap’ for full-time workers on 

average earnings has been trending upwards for almost four decades, notwithstanding changes in 

real estate prices. Issues identified included an increase in employment insecurity and loss of 

predictable incomes affecting the ability to commit to repayments; negative gearing; more demand 

for living in inner city areas; and an increase in renting for longer periods. The research concluded 

                                                           
13 Yates, J., Milligan, V., Berry, M., Burke, T., Gabriel, M. Phibbs, P., Pinnegar, S. and Randolph, B. (2007) 

Housing affordability: A 21st Century Problem. AHURI Final Report, Australian Housing and Urban 
Research Institute, Melbourne.  
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that such longer-term issues pointed to the need to look beyond simply expediting the release of 

more land and improving assessment processes (ibid). 

 

The profile of households occupying high density housing varies dramatically across Sydney ─ blocks 

of apartments in Epping and Macquarie Park will house very different communities to ones in Bondi 

and Cabarita. There is a high correlation between higher density housing in the middle and outer 

suburbs and high levels of disadvantage. These are not public housing estates but areas of low-

income private housing, dominated by private rental and containing high proportions of flats in 

concentrations around town centres and transport corridors on land zoned for this kind of housing 

but lacking local space in which to play. 

Claims are made that the NSW Government aims to increase affordable and social housing supply 

across NSW. When UrbanGrowth was established, housing affordability featured quite largely in the 

rhetoric and there was a 7.5% moderate income target. Yet in the Lachlan’s Line development at 

North Ryde, while the initial planning proposal suggested a target of 4% affordable housing, the final 

planning response had no reference to affordable housing in Sydney and Stage 1 makes no such 

provision. A Plan for Growing Sydney promulgates the notion that only the private sector provides 

housing. This is clearly not the case since it is government that sets the playing field including 

whether or not the private sector has to deliver affordable dwellings, the level of inspection of 

building standards and whether or not we are building shoddy apartments. In addition, it is the 

government which supplies social housing ─ and essential presence in any urban area. Arguably, all 

housing projects and particularly those being developed on government land, should have a 

mandatory element of affordable and social housing (at a level in excess of minimum mandated 

levels set for the private sector), to achieve a more equitable social and tenure mix and avoid the 

necessity to build large concentrations of social housing as an exemplar to the private sector.  

The references to inclusionary zoning in the 2016 District Plans represents a more sophisticated 

approach than the previous simplistic and misleading discourse that supply was the answer to the 

housing crisis14. This has to be paid for by land valuations that take into account the proportion of 

affordable housing required for the site. 

Governance, management and delivery mechanisms unclear 

The development of partnerships across spheres of government is commendable since it recognises 

that spatial issues and the well-being of communities is a shared responsibility. Inclusive renewal is 

essential requiring real engagement with the communities involved and the adoption of the 

subsidiarity principle. 

Planning for social infrastructure is an obligatory component of both new and urban renewal areas. 

In addition to the health, education, community facilities etc. covered in the plans it should also 

                                                           
14  Randolph, B. (2014) Australia needs more than dense housing arguments. Opinion piece, city futures 

Research Centre, UNSW and Randolph, B. (2016) Presentation to the CEDA Symposium: On Sydney 
2030 – delivering a simplified planning system. Paper entitled Managing Sydney’s Growth 25 
November, Sydney. 
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include buildings capable of flexible use such as the delivery of a wide range of health and life-long 

learning services and be capable of functioning as cooling centres or other emergency shelters. 

Implementing the District Plans requires a much more interventionist and better resourced 

approach than in the past. In recent years a proliferation of uncoordinated planning and 

infrastructure decisions have been made and are now under construction in the absence of 

adequate community participation in the decision process. These projects will dictate the urban 

form of the GSCCA for decades to come. A raft of current proposals for accelerated development, 

achieved predominantly by upzoning around or adjacent to existing or proposed rail stations or 

along traffic corridors have been described at a CEDA conference in Sydney as: 

…a range of unsolicited and uncoordinated infrastructure proposals and a ratbag of legacy 

projects divorced from a long-term planning strategy 15 

A staged approach to planning and delivery of new infrastructure is needed to achieve a vision of 

equitable and accessible city, rather than one-off simplistic solutions which often create unintended 

and undesired consequences. 

Previously the NSW government has been criticised for its continual failure to deliver on its urban 

strategies and its tendency to create ad hoc new agencies, rather than attempting to solve 

demonstrable problems. The focus in the plans on development of partnerships across spheres of 

government is commendable since it recognises that spatial issues and the well-being of 

communities is a shared responsibility. Inclusive renewal is essential requiring real engagement with 

the communities involved and the adoption of the subsidiarity principle. The relationship (and 

division of responsibility) between GSC (and Commissioners), Councils, the Department of Planning 

and Environment and other state agencies (UrbanGrowth, Transport, FACS etc) however remains 

unclear. Greater clarification of these roles would avoid the past lack of accountability and 

evaluation and provide the ability to test implementation. In particular the relationship between 

DDPE, UrbanGrowth and the GSC remains unclear, with each claiming to be the lead agency in urban 

regeneration. 

Question assumptions underlying employment targets 

A greater emphasis given to employment issues than in previous plans with more emphasis on the 

types of jobs and not just job numbers is welcomed but requires enhanced treatment and more 

detail than currently provided. For example there is no discussion on the decrease in full-time work 

and the increasing tendency for jobs to become part-time and transitory. There is also no evaluation 

of an expectation that a growing number of Sydney residents will work from home or live outside 

Sydney and commute occasionally. 

Too much emphasis given to increasing residential densities in centres and TODs but too little 

consideration of the future sufficiency of jobs in these areas to support the concentrations of 

                                                           
15 Randolph, B. (2016) Presentation to the CEDA Symposium: On Sydney 2030 – delivering a simplified planning 

system. Paper entitled Managing Sydney’s Growth 25 November, Sydney. 
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housing, the several factors leading to dispersal of employment  from residential areas jobs and the 

importance of concentrating jobs in these locations to assist public transport mode share and 

accessibility. The plans also fail to confront Sydney’s poor jobs distribution (particularly in West City), 

with insufficient jobs for resident workers within a reasonable travel distance of their homes16. 

Need for greater recognition and coordination of strategic and regulatory planning 

functions.  

These current strategic planning processes are occurring at a time when planning legislation is being 

revised. District plans need to acknowledge how these reform processes might facilitate/hinder the 

implementation of such strategies. It is ironic that at the time of a proliferation of plans being 

released, opportunities for local participation in the process have been quietly eroded. 

Funding 
The Draft North District Plan (p.18) contains a section on ‘value capture’ seeking to use a proportion 

of the increased land value for the community on the basis of a legitimate claim to a share for the 

community deriving from the unearned increment of land value uplift resulting from public 

investment and/or statutory change. This process has been widely used in the UK for many years 

and should be implemented in urban regeneration areas. However in Australia the concept appears 

to be poorly understood and already NSW appears to have missed the boat on a number of 

government sites that have already been rezoned. The major infrastructure projects that have been 

initiated now make it difficult to collect these funds. Clearly there is a need for better coordination 

with other policy arenas such as taxation and for credibility on this policy, rather than producing it 

year after year without implementation. 

Timing is a key factor in the implementation of value capture. It is a problem for an authority if the 

land has been purchased prior to the imposition of a value capture process on those who wish to 

redevelop existing landholdings. Questions arise as to who will benefit from the substantial value 

uplift, or detailed analysis of how it might be captured ─ this requires upskilling to a more 

sophisticated understanding of the value created through zoning and development decisions and 

more scrutiny of ‘viability assessments’. (For more information on this topic see Infrastructure 

Australia (2016) Capturing Value: Advice on making value capture work in Australia).17  

Apart from mention in recent academic literature, there is no mention in these documents of the 

related requirement for compensation for those experiencing the negative effects of densification. 

The documents read as though the effects will benefit everyone positively, despite the increased 

pressures placed on local facilities and services in addition to endemic backlogs of provision, 

increased congestion and a possible long-term loss of amenity and asset value. There is now a raft of 

                                                           
16

  O’Neill, P, (2016) Addressing Western Sydney’s jobs slide. Western Sydney University. 
17 Infrastructure Australia (2016) Capturing Value: Advice on making value capture work in Australia, Australian 

Government, Canberra. 
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sociological evidence pointing to the fact that the so-called ‘trickle down’ effect whereby wealth 

generated by economic development is assumed to assist the poor is misguided and wrong18.   

Macquarie Park 

Macquarie Park has been identified as a “collaboration area”. This requires inclusive renewal 

bringing together local councils, public land holders, businesses, the community, the development 

sector and community housing providers in joint ventures to renew these areas. This could be 

funded by a Community Investment Charge Model19 (known as the Community Infrastructure Levy in 

the UK) as practised overseas. 

Page 4 of the Draft North District Plan contains a Productivity action 3: Create a sense of place, grow 

jobs and diversity in Macquarie Park. Macquarie Park is expected to expand rapidly as a commercial 

office centre into the future, accommodating 2.9-3.6 million square metres in of office space, in the 

form of high rise commercial development. Yet UrbanGrowth NSW was established in 2013 as a ‘key 

driver of the government’s approach to housing delivery’ and to ‘drive further investment into the 

NSW economy, particularly the housing market’. Also the Urban Activation Precincts Program was 

established to facilitate the supply of housing and associated employment in key precincts. This 

government focus on housing supply appears to ignore the pressing need for more jobs. Little 

consideration has been given to the distribution and quality of job opportunities and how people 

travel from their homes to their jobs. 

However, the promotion of mixed use commercial and residential development (based on an 

overriding focus on housing supply issues) is dependent upon the resolution of outstanding 

transport and services infrastructure in the area and is reducing the long-term potential for growth 

of Macquarie Park.  

In 2016 it was estimated there were 58,500 jobs in Macquarie Park, representing the largest 

metropolitan office market in Sydney. It is anticipated that the number of jobs will rise to a baseline 

target of 73,000 or a higher target of 79,000 by 2036 (Table 3.3). However, high levels of traffic 

congestion and the need to improve public transport accessibility and reliability, walkability and 

activation of the public domain have all been identified as key issues by major employers in the area 

that need to be addressed. This highlights the need for better and planning and transport 

infrastructure coordination and improved integration between rail and bus services. 

The importance of social infrastructure provision requires greater consideration. For example, while 

school location and capacity were addressed in the Social Impact Assessment (SIA)20 for the North 

Ryde Precinct (p.40), the ballooning school maintenance backlogs in Ryde LGA at Marsden Park High 

School and Epping West and Epping Public Schools were not acknowledged. Also while a new 

                                                           
18 Wilkinson, R. and Pickett, K. (2009) The spirit level: Why greater equality makes societies stronger, 

Bloomsbury Press, New York and Dorling, D. (2010) Injustice: Why social inequality persists: The Policy 
Press, Bristol and .Dorling, D. (2011) Interview on Four Corners Program. ABC television, 4 October 
2011 Sydney.  

19
 Randolph, B. (2016) Presentation to the CEDA Symposium: On Sydney 2030 – delivering a simplified planning 

system. Paper entitled Managing Sydney’s Growth 25 November, Sydney.  
20 Urbis (2012) North Ryde Station Precinct Project: Social Impact Assessment. 
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primary school is proposed for Smalls Road in Ryde the issue of the poor accessibility to schools for 

the new residents of Lachlan’s Line was glossed over (p.63).  

Despite recognition of the importance of incorporating arts and cultural investment in urban 

renewal schemes, no mention was made of Ryde Council’s aspirations for development of a 

community centre as part of Stage 2 of the Macquarie centre redevelopment. Also while the ‘shared 

use of community resources’ was promoted (Section 4.7.4 p. 112), while this may assist in reducing 

the initial cost of provision of social infrastructure the costs of ongoing maintenance should not be 

ignored since it  is often a much larger financial component than capital costs. Also the complexities 

of insurance differences, varying storage requirements, hours of operation and so forth sometimes 

prove difficult to for local government to negotiate between the different stakeholders. 

Section 4.8.3 (p.116) in the NDP should note the increasing tendency for families to enrol in 

childcare closer to their work than their home, attributed to greater sharing of parental duties, 

traffic congestion and long travel times. 

The precautionary approach to the conversion of employment and urban services land to residential 

and retail is well overdue. A loss of employment land has been attributed to the threats of higher 

and better residential and retail land uses. Action 1.6.1 in A Plan for Growing Sydney and a recent BIS 

Shrapnel Strategic Employment Review: Macquarie Park 21 highlighted the need to protect 

employment lands from residential encroachment (see also Ryde City plans). This is of increasing 

concern since only 8% of North District’s lands zoned for employment and urban services were 

undeveloped in 2015 (NDP 2016:38). 

The lack of a mandate to locate jobs in centres and the strong demand for residential land across 

Sydney is boosting the price of undeveloped commercial property suitable for residential 

development. If these sites are not protected, residential development will limit the potential for 

future commercial development when it becomes financially feasible and another value capture 

opportunity is lost.  

Prior to 2010/11 there was no coordinated approach to major urban renewal by the DPE apart from 

Green Square and the Rhodes Peninsula since it was not a focus for the NSW government. Despite 

targets to deliver up to 70% of new dwellings within existing boundaries, the emphasis remained on 

renewal of large public housing estates and under-utilised industrial areas to deliver physical, social 

and economic objectives. It appears we are continuing to severely understate the scale of the 

interventions required. Redevelopment of Ivanhoe social housing estate by FACS and Lachlan’s Line 

by UrbanGrowth need to operate as exemplars of urban regeneration, yet even at the planning 

stage they are already falling short by failing to provide an adequate proportion of affordable and 

accessible housing 

                                                           
21 BIS Shrapnell (2015) Strategic Employment Review: Macquarie Park prepared for the NSW Department of 

Planning and Environment 
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Conclusion 

Given the lack of clarification of the roles and responsibilities of the numerous agencies involved in 

urban regeneration in NSW and the short timeframe for delivery of the Metropolitan Plan 2056 

amendment and the nine District Plans there appears to be a number of debateable assumptions. It 

remains unclear whether the GSC intends to play a lead role in greater coordination across sectoral 

interests, government departments and levels of government, or simply focus on precinct-based 

renewal opportunities and development facilitation. There is a risk that the future metropolitan 

strategy will continue to avoid difficult decisions (such as mandatory inclusionary zoning for the 

provision of affordable housing; the protection of employment and service land from residential 

encroachment; or the need to move away from a policy focus on strengthening the CBD and its 

share of residents and the overriding objectives of transport policy). These difficult decisions need to 

be resolved now, not left to future work which may be too late to inform the development of urban 

policy. 

The previous Minister for Planning showed a willingness to intervene to develop a more workable 

governance model for the coordination and management of inclusive urban renewal. He was 

prepared to raise the ‘wicked’ taxation problems such a ‘negative gearing’ and capital gains 

discounts and supported a more dispersed densification model providing a wider range of housing 

choice which would not lead to so much community concern and would support increasing housing 

choice ─ an important principle in A Plan for Growing Sydney.  




