
 

 
 

 

31 March 2017 
 
 
 
Sarah Hill      Lucy Hughes Turnbull AO 
CEO, Greater Sydney Commission   Chief Commissioner 
Greater Sydney Commission    Greater Sydney Commission 
PO Box 257       PO Box 257  
PARRAMATTA NSW 2124    PARRAMATTA NSW 2124 
 
 
Dear Ms Hill and Ms Turnbull, 
 
GENERAL SUBMISSION IN RESPONSE TO THE DRAFT DISTRICT PLANS 
 
This submission has been prepared by Mirvac in response to the Greater Sydney Commission’s 
exhibition of Towards our Greater Sydney 2056 and the associated Draft District Plans. It 
addresses some of the broad priorities and actions contained within the draft plans. 
 
Mirvac has more than 45 years of experience in urban transformation, delivering high-quality 
innovative housing, masterplanned communities, office towers, retail centres and industrial parks. 
 
We are one of few companies with the capacity to own, manage and develop large-scale, 
integrated projects. We deliver projects that are consistent with the Greater Sydney Commission’s 
planning priorities – outcomes that are Productive, Liveable and Sustainable. 
 
Sydney is currently experiencing significant economic growth and relatively low levels of 
unemployment, but there is a deepening housing affordability crisis. A balanced approach to 
managing these planning priorities across our city is needed. We have prepared this submission 
with a focus on the role that large-scale, multi-use developments play in delivering these outcomes 
for our city. 
 
In implementing the plans, the property industry needs both certainty and flexibility to deliver 
innovative solutions. We believe that the Greater Sydney Commission needs to provide strong 
leadership in addressing housing shortfalls and affordability, and in delivering smart jobs. However, 
it is our belief that a precautionary approach to employment and urban services land will not work. 
Planning practice that is transparent, consistent and equitable is required for the successful 
implementation of the District Plans. 
 
Mirvac requests that the Greater Sydney Commission considers the concerns we raise in the 
attached document, and we welcome the opportunity to further contribute to this important planning 
for Sydney’s future. 
 
Yours sincerely, 

 
Susan Lloyd-Hurwitz      
CEO & Managing Director 
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Mirvac supports the Greater Sydney Commission’s (GSC) objectives for a Productive, 
Liveable and Sustainable city. Below are some key issues we believe need to be considered 
in finalising the District Plans: 
 
 
A balanced approach to planning priorities is needed 
 
Mirvac emphasises the need for a balanced approach to planning priorities across our city. The 
delivery of quality, multi-use developments close to transport infrastructure is critical to achieving 
this balance.   
 
 
Multi-use precincts can play a significant role in delivering on the District Plans’ 
objectives 
 
The benefits that true multi-use developments can bring to achieving the economic, housing and 
sustainability goals outlined by the GSC need to be recognised throughout the Draft District Plans. 
The role these precincts play in delivering housing supply, creating a 30-minute city and enabling 
growth in smart jobs is significant. Multi-use developments generate infrastructure funding to 
support community benefits through place-making initiatives, and provide opportunities to enliven 
and activate areas through quality design solutions. 
 
 
The District Plans must provide strong leadership and guidance to address the housing 
shortfalls and the affordability challenge 
 
The need for housing to be well located and connected by infrastructure is clearly recognised at 
all levels of government. Mirvac is concerned that the balance to achieve this has not been 
addressed in the draft plans, and that the focus is skewed towards achieving employment 
outcomes only, rather than simultaneously tackling other priorities, such as Sydney’s housing 
supply and affordability. The draft plans must encourage a spectrum of options that grow diversity 
of housing choice and improve affordability. 
 
 
Affordable Housing 
 
Mirvac recognises that there is a place for subsidised affordable housing. Our views on 
infrastructure funding (refer below) apply equally to affordable housing, and any proposal or policy 
introduced should be determined with regard to cumulative costs and other regulatory impact. The 
introduction of a range of affordable housing contributions within the draft plans, without specific 
targets or types or delivery mechanisms, will have adverse impacts on the delivery of new housing 
supply. Further detail in relation to the introduction of an Affordable Rental Housing scheme is 
detailed in Attachment B.   
 
 
Smart planning is required to deliver ‘Smart Jobs’ 
 
Mirvac is fully supportive of the GSC’s aspirations to increase smart jobs and grow high-tech 
industries, however a high level ‘one-size fits all’ approach will not deliver on this priority. These 
job types, locations and the associated targets need to be better understood and articulated by the 
GSC. Likewise, opportunities in the context of existing infrastructure, patterns of growth in these 
industries, their corresponding need for space, amenity and the proximity of the workforce need to 
be fully considered. Accessible, well-connected, vibrant precincts grow ‘smart jobs’. Tenant 
amenity is critical in attracting the types of organisations who compete to secure and retain talent 
– talent who want to live-play-learn close to their place of work.  
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A ‘precautionary approach’ to employment and urban services land will not work 
 
Mirvac is particularly concerned about the prioritisation in the draft plans for a ‘precautionary 
approach’ to retaining employment and urban services land. The GSC’s release of the Draft District 
Plans without clear and sufficient justification for this approach has, in practice, placed a blanket 
prohibition on change-of-use of suitable former industrial areas across Sydney. This precautionary 
approach, coupled with the ‘cautious approach to ongoing residential intensification’ in strategic 
centres, does not align with liveability priorities to deliver diverse housing supply at affordable 
levels, a 30-minute city, smart jobs and other public benefit outcomes. We believe this approach 
is at odds with the facilitation of innovative solutions for the provision of housing and employment.   
 
 
Infrastructure funding must be transparent, certain and equitable 
 
Mirvac recognises the need for development to contribute to important local and regional 
infrastructure. The District Plans should reflect a system that is transparent, certain and equitable.  
Mirvac is concerned about the increasing trend towards ‘value capture’ and satisfactory 
arrangements clauses without certainty about quantum or suitable checks and balances being put 
in place. A flat rate levy for all new floor space created, which is set at a financially sustainable 
rate, is likely to have less impact on the market than the current mix of uncertainty and inequity. 
This rate could also include any affordable housing provision, with a possible bonus for onsite 
delivery. 
 
 
Improving Planning Practice 
 
The property industry needs both certainty and flexibility to deliver on the GSC’s planning priorities. 
In many areas, the draft plans lack the evidence, targets and timeframes needed to support the 
delivery of additional housing and the right employment in the right locations. Further, they do not 
sufficiently address potential barriers for their implementation at a local government level, such as 
resourcing and the appetite to drive change at a council level in particular. Resourcing at the state 
government level and by the GSC needs to reflect the significant task of implementation, which 
includes ongoing monitoring of job and housing targets, assessment of planning proposals and 
monitoring of the progress of council-led land use studies. 
 
 
Reimagining Urban Life 
 
Mirvac’s purpose, Reimagine Urban Life, inspires innovation. It asks us to question how and why 
we do things. With a strong focus on how best to accommodate Sydney’s residents and 
businesses, we share a common goal with the GSC to redefine the landscape and create more 
sustainable, connected and vibrant urban environments. 
 
We look forward to continuing to deliver high-quality, mixed-use precincts at scale, and 
transforming complex renewal opportunities into world-class urban life for Sydney’s residents and 
workers to live, work, play and learn.   
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1.0 THE DRAFT DISTRICT PLANS 

The Draft District Plans tailor metropolitan planning priorities 
for each District, interweaving these goals by describing 
proposed priorities and actions for each District in terms of: 
 

 A productive city 

 A liveable city 

 A sustainable city 
 
Sydney is currently experiencing significant economic growth and 
relatively low levels of unemployment, but is facing record levels 
of housing unaffordability. Large-scale, multi-use developments 
can play a significant role in expanding our city’s economic 
growth as well as addressing the housing supply and affordability 
challenge. 
 
Consistent with current planning and best practice for active renewal precincts in Sydney and 
other global cities1, the key attributes and outcomes to successfully deliver large-scale urban 
renewal precincts are summarised in Figure 1. 
 
Figure 1:  Active Multi-Use Precincts 

These ‘ingredients for success’ highlight 
that a singular policy focus on jobs, 
housing or the environment is not the 
solution. Success requires a balanced 
approach to complex economic, housing 
and infrastructure drivers and 
opportunities. Wider economic and 
property market trends drive change in 
land use over time and can significantly 
influence development outcomes in large-
scale, multi-use precincts. 
 
Consistent with the principles of A Plan 
for Growing Sydney, Mirvac supports a 
balanced approach to planning for a 
Productive, Liveable and Sustainable city 
with a focus on achieving these objectives 
within centres and large-scale precincts in 
close proximity to transport networks and 
services. 
 

       Innovation is key to achieving the GSC’s 
strategic planning priorities and in order to 
implement the draft plans, the property 
industry needs both certainty and 
flexibility to deliver. 

 

                                                      
1 See Draft St Leonards South Master Plan, Lane Cove Council, 2015 and Making Great Places: Density Done Well Committee for 
Sydney 2016 for example 

Source:  JBA 

Source: JBA 
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2.0 PRODUCTIVITY 

2.1 The 30-Minute City 

Mirvac recognises the important role planning for employment growth plays in areas where housing 
and infrastructure connects people with jobs and services. Mirvac also supports the Draft District 
Plans’ aspiration to improve accessibility through better integration of infrastructure and transport, with 
the aim of creating a 30-minute city. 
 
We note, however, that this target is highly ambitious in the Sydney context where there is a significant 
disconnect in the projected distribution of growth in housing and employment between the eastern 
and western city areas. As shown in Figure 2, the NSW Department of Planning and Environment’s 
current projections show a significant divide between projected population growth in the west and 
projected employment growth in the east. The West Central and South West districts are projected to 
accommodate the highest population growth (655,050 and 616,500 people to 2036 respectively), 
while the concentration of jobs in the eastern city is projected to increase most significantly (208,100 
new jobs to 2036). 
 
Figure 2:  The Divide Between Distribution of Projected Population and Employment Growth 
(2016-2036) 
 

  
Source: JBA, NSW Department of Planning and Environment 2016 

2.2 Growing Smart Jobs 

The theme of creating smart jobs runs through the Draft District Plans, for example, ‘Growing West 
Central District’s economy with smart jobs’ [s3.4, Draft West Central District Plan]. Mirvac is fully 
supportive of the aspirations to increase smart jobs for Sydney’s economic productivity and global 
competitiveness, however, we believe significantly more detail about these job types, locations and 
targets is needed. Further, these opportunities need to be considered in the context of existing 

The District Plans need to: 

 Identify and clearly prioritise those areas that exhibit the ingredients for success in order to facilitate 
the delivery of large-scale active renewal precincts. 

 Support increased housing density in inner and middle ring areas within the north, central and south 
districts where population growth prospects are strong and the “opportunity to optimise productivity 
benefits to create new smart jobs” [s3.4, Draft North District Plan] and “leverage from health and 
education assets as catalyst for employment growth” [s3.4, Draft South District Plan] have been 

identified. 
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infrastructure, patterns of growth in these industries, the corresponding need for space and the 
proximity of the relevant workforce. A high level, one-size fits all approach will not deliver on this 
priority. 
 
Planning is one lever in growing smart jobs; support and alignment is required at all levels of 
government. 
 
As shown in Figure 3, centres are projected to accommodate the highest growth in smart jobs across 
metropolitan Sydney. Locations such as St Leonards have been identified as priority areas to 
“Facilitate place making and the growth and diversification of job opportunities” [p4, Draft North District 
Plan], however the value of including a mix of additional uses, such as higher density residential – a 
significant opportunity to provide jobs close to home – is not recognised. 
 
Figure 3: Projected Metropolitan Employment Growth by Industry (2011-2041) 

 
Source:  JBA, Transport for NSW, Employment Projections (2014) 

 
 
Further, the draft plans do not recognise the significant role that quality multi-use developments play 
in the productivity of our city and in growing smart jobs, which includes: 

 The role that high density residential and retail can play in enabling areas to transition to higher 
order jobs. 

 Creating amenity that attracts businesses (for example, emerging tech companies) and 
knowledge workers, and drives demand outside of premium CBD locations. 

 Generating infrastructure funding to support community benefits through place-making 
initiatives.  

 Enlivening existing centres and activating areas outside of business hours through multiple 
design solutions. The vertical villages at East Village, Victoria Park for example, combine 
retail, office, residential and light industrial uses. 

 In many centres and employment areas it is possible to provide for at least the forecast supply 
of commercial/employment and a significant amount of residential by adopting a multi-use 
approach and higher building forms. 
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2.3 Employment and Urban Services Land 

Mirvac has a strong track record in delivering large-scale industrial sites, and recognises the value 
that industrial land plays in our city’s economic productivity. We understand that it is important to 
ensure that alternative higher value land use does not crowd out valuable industrial land, however 
lower value and less intensive uses typically gravitate towards lower value land. In our experience, 
urban service industries make up a small component of land use in higher value, inner and middle 
ring areas.   
 
The Draft District Plans aim to ‘protect’ and ‘manage employment and urban services activity’ in our 
city [Draft North District Plan s3.2, Draft Central District Plan s3.6, Draft West Central District Plan 
s3.7]. Further, the plans consistently state that “it is a priority of the Commission to take a 
precautionary approach to the conversion of employment and urban services lands in the absence of 
a District wide assessment of their value and objectives” [Draft North District Plan, s3.5]. 
 
Mirvac is concerned that the GSC has released these draft policies without clear and sufficient 
evidence to support this priority, which, in practice, places a blanket prohibition on change-of-use in 
industrial areas across Sydney. The precautionary approach to retaining employment lands (coupled 
with a ‘cautious approach to ongoing residential intensification’ in strategic centres), does not align 
with liveability benefits such as delivering a diverse housing supply at affordable levels and achieving 
the 30-minute city. The plans lack the supporting evidence, process and timeframe for assessing the 
value and relative spatial importance of preserving employment and urban services lands. 
 
Further, this priority has, in effect, left the property industry jumping at shadows. Without clarity or 
supporting evidence, there are significant disconnects emerging in guidance from the GSC, NSW 
Planning and Environment and local councils on this issue. This scenario appears to be stalling the 
approvals process for some major projects that have significant strategic merit, not just in terms of 
jobs growth, but in terms of housing supply and public benefit outcomes. Assessment times also 
appear to be affected, with significant ramifications for project financing and investment in Sydney. 
 
 
 

The District Plans need to: 

 Consider the growth higher order job types and high tech industry in far greater detail, including 
location, targets, patterns of growth in these industries, existing infrastructure and workforce 
requirements. 

 Provide a clear and transparent strategy that commits to job targets, with evidence to support the 
relative importance of specific centres and precincts in accommodating future jobs growth. 

 Recognise the benefits of true multi-use developments, including the role high density residential 
and retail development can play in enabling and supporting the transition to higher order jobs while 
providing community benefits. 

 Recognise the fast pace of technological change and anticipated changes of work styles and 
environments. 

 Look beyond traditional industrial land and consider additional sites, such as underutilised or 
redundant office precincts. 
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3.0 LIVEABILITY 

3.1 Housing Supply and Affordability 

“We've got to house people. This is a crisis. We're almost at the point of no return.” 
Planning and Housing Minister Roberts, Sydney Morning Herald 20 March 2017 

 
The delivery of diverse housing stock at affordable levels is central to the productivity and liveability 
of our city. Housing needs to be well located and connected by infrastructure. This is clearly 
recognised at all levels of government. 
 
Housing affordability issues are particularly evident in inner and middle-ring suburbs which have 
experienced the most significant increases in house price growth. It is critical that the Draft District 
Plans provide strong leadership and guidance in addressing the housing shortfalls and the affordability 
challenges in these locations. 
 
Figure 4:  Median Dwelling Price (2011-2016) 

 
Source:  JBA, NSW Rent and Sales Report, Housing NSW (2017) 
 
 
 

The District Plans need to: 

 Define employment and urban services land and provide detailed evidence, criteria and timeframes 
for future planning of employment and urban services land. 

 Provide publicly available supporting evidence to assist the property development industry in 
understanding the rationale behind the importance of retaining some areas over others. 

 Recognise that employment and urban services lands and centres need to operate as a ‘network’ to 
achieve the strategic objectives of the GSC. 

 Demonstrate the importance of providing employment in this context, relative to other priorities for 
Sydney’s future (such as the need to provide for additional diverse and affordable housing supply 
close to transport). 

 Provide further opportunities for the development industry to input on this priority. 
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Mirvac is concerned that: 

 The plans focus on achieving employment outcomes alone, rather than addressing Sydney’s 
housing supply and affordability crisis simultaneously. 
 

 The plans focus on employment to the extent of removing support for new housing supply as 
part of mixed use precincts. This is inconsistent with A Plan for Growing Sydney, the first 
principle of which is to ‘increase housing choice around all centres through urban renewal in 
established areas’. Little focus is given in the draft plans to identifying those priority areas that 
are most suitable to accommodate significant additional housing supply. 

 

 The five-year housing targets at LGA level largely reflect the current development pipeline 
and do not comprehensively address supply issues. As acknowledged within the plans, 
despite an exceptional rate of supply in a strong residential market, the current development 
pipeline is effectively doing little to address undersupply issues that have occurred over the 
past decade. Policy initiatives, such as addressing the ‘Missing Middle’ to allow for more 
medium density housing stock across the whole of the metro area, and allowing the Housing 
Code to operate irrespective of LEP restrictions on minimum lot sizes, are not given adequate 
attention in the draft plans. Greater focus on driving priorities for accommodating new housing 
supply at a council level is needed and certainty about interim measures is required – the 
timing and process between the drafting of the District Plans and implementation at a local 
level needs to be clarified. 
 

 Housing targets specific to particular centres or precincts are not identified in the plans and 
there is little guidance provided to councils about effective and consistent application. 
Consistent with A Plan for Growing Sydney, the plans rightly state the need to prioritise the 
delivery of new housing in locations that have high amenity, are close to jobs and services 
and are near public transport, however there is little beyond broad principles for ‘strategic 
guidance for housing renewal’ to support these objectives. The plans do not clearly map or 
focus on the creation of new housing supply in areas that meet the established criteria. 
 

 The plans do not provide the necessary guidance on implementation to pre-empt and clearly 
address issues as they arise at a council level. There is evidence that issues are emerging in 
this regard, for example, “Council does not support the proposed housing target for the City 
of Canterbury-Bankstown without upfront infrastructure support from the State Government”, 
and “There are no details as to which state or local programs informed the housing target”2. 
 

 The draft plans introduce affordable rental housing targets but do not provide enough detail 
on this initiative or any evidence that the regulatory impact of the introduction of these targets 
has been tested and is well understood. Mirvac is supportive of the delivery of affordable 
housing, however, rather than high-level references to policy statements, clear guidance 
needs to be given to the delivery mechanisms and expected quantum. This needs to be 
considered cumulatively with other statutory charges and developer contributions. Further 
(and as detailed in Attachment B), we request that the GSC considers: 
 
- Affordable housing mechanisms/models that more broadly recognise the housing 

continuum.  
- Ensuring a consistent approach across local government. 
- Educating all stakeholders on affordable housing models, mechanisms, types and 

tenures. 
- Ensuring a consistent baseline for calculating uplift. 
- Recognising differences between residential development in brownfield vs greenfield. 
- Greater clarity about monetary vs ‘in kind’ contribution. 

                                                      
2 The New City of Canterbury Bankstown:  Submission to the Draft South District Plan and the Draft Amendments to the Metropolitan 
Plan ‘A Plan for Growing Sydney’, March 2017 
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- Options for developers/institutional investors to retain and manage affordable housing 
stock 
 

 The draft plans do not do enough to encourage innovation and new models for the delivery of 
affordable housing and employment.  

4.0 IMPLEMENTATION AND PLANNING PRACTICE 

The success of the Draft District Plans relies on a quality framework for implementation. In 
implementing the District Plans, there needs to be an increased focus on infrastructure funding 
mechanisms, as well as improved planning practice and governance. 

4.1 Infrastructure Funding 

Mirvac recognises the need for development to contribute to important local and regional 
infrastructure. The Draft District Plans should reflect a system that is transparent, certain and 
equitable. Jobs and housing targets within the plans need to be supported by a pipeline of 
infrastructure priorities and a clear connection to associated funding mechanisms. Infrastructure 
funding mechanisms in NSW are currently ad hoc, with an increasing trend towards ‘value capture’ 
and ‘satisfactory arrangements’. As noted by the Property Council of Australia3, current practice by 
NSW Councils:  
 

 Establishes no nexus between the cost of infrastructure and the charge being imposed. 

 Fails to recognise that rezonings are required to facilitate feasible development outcomes, as 
existing planning controls are out of date. 

 Encourages councils to suppress planning controls in order to produce a revenue stream. 

 Obliges developers to pay a contribution, or risk their project being refused rather than 
assessed on merit. 

 Ignores the fact council rates already capture the uplift in value that accrues. 

 Is resulting in some councils now forcing projects which should be subject to a DA pathway 
only into planning proposals as a way of securing VPAs and the associated income streams. 

                                                      
3 Using Value Capture to Help Deliver Major Land Transport Infrastructure, PCA submission to Department of Infrastructure and Regional 
Development, February 2017 

The District Plans need to: 

 Increase their emphasis on the provision of new housing supply in centres and as part of mixed-use renewal 
precincts close to transport, consistent with A Plan for Growing Sydney and the broad principles for 
‘strategic guidance for housing renewal’ identified in the plans. 

 The plans should include criteria for assessing sites on the periphery of major centres or collaboration areas. 
In many cases infrastructure to support these priority areas can open the possibility of new housing supply 
and employment, leveraging from the government’s substantial existing investment in public transport, road 
and utility upgrades. 

 Provide clear housing targets at five-year intervals at a centre and smaller area level. These need to be 
focused on encouraging major housing development with access to public transport. The plans should 
provide guidance as to where these areas are and give detail on the process/decision making guidelines for 
the delivery of these outcomes. 

 Support a suite of additional policy solutions to encourage innovation and new development models for an 
increased supply of diverse and affordable housing (refer Attachment B). 

 Ensure that mechanisms for the delivery of affordable housing are supported by clear guidance, the 
expected quantum of impact is clear at a council level and potential regulatory impacts, such as the 
cumulative impact of statutory charges and developer contributions, are tested and understood prior to 

implementation. A clear, known and consistent approach across local government is needed. 
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4.2 Planning Practice and Leadership 

Recognising the shortfalls that have been identified within this submission relating to planning 
practice, the Draft District Plans need to be implemented in a framework that is responsive to 
changing circumstances, rewards innovation and facilitates strategic outcomes at scale. In 
implementing the plans, the GSC needs to: 

 Provide greater clarity around the role of the GSC and its commissioners in the planning 
process. 

 Include more detail on planning processes that will support change, fewer development 
delays, certainty and consistency in development approvals. 

 Adequately consider the impacts that these shortfalls have on industry. In the absence of 
any clear supporting evidence and planning procedures to support implementation, notions 
such as a ‘precautionary approach to employment and urban services lands’ can have far-
reaching effects on the development industry. 

 Set clear targets for housing and jobs, supported by publicly available evidence, and assist 
with the implementation through local councils. Performance targets and reporting should be 
required against these targets. 

 Finalisation of the Draft District Plans needs to be consistent with the proposed changes to 
planning legislation, the ongoing rationalisation of State Environmental Planning Policies, 
including the draft Medium Density Design Guidelines and infrastructure planning. 

 Ensure that councils are adequately resourced and funded to drive change at a local level 
and that barriers to the implementation of the plans’ objectives (for example, resistance to 
implementing housing supply targets) are identified and managed. 

 Consider the regulatory impacts associated with the implementation of the plans through the 
lens of the property industry and ensure that urban renewal is supported at a scale that does 
notprovide for the minimum in terms of accommodating future population and employment 
growth, but rather, creates the flexibility for best practice and encourages innovation. 

 
Mirvac looks forward to continuing to deliver high-quality, mixed-use precincts at scale, and to 
transforming complex renewal opportunities into world-class, urban life for Sydney’s residents and 
workers to live, work, play and learn. The role that the District Plans play in facilitating innovation 
is key to the success of Mirvac’s reimagining urban life. Mirvac shares a common goal with the 
GSC to create more productive, liveable and sustainable urban environments and we hope to 
contribute further to this important piece of work. 
  

The District Plans need to: 
 Acknowledge current issues with infrastructure funding mechanisms in NSW and clearly identify a 

sustainable model for the future funding of infrastructure that considers and addresses regulatory 
impacts on the property industry. 

 Align infrastructure strategy to support jobs and housing growth with infrastructure provision that 
maximises the government’s investment in existing infrastructure, as well as new projects. 

 Acknowledge the need for improvements to infrastructure funding mechanisms, including a 
transparent, consistent and equitable approach with clear links to community benefits and 
consistency between local and state government. 

 Recognise the value developer contributions make to delivering on the plans’ sustainability 
objectives through the activation of the public domain in large-scale urban renewal projects (for 
example, Sydney’s green grid).   
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ATTACHMENT A:   

MIRVAC – A LEADER IN URBAN TRANSFORMATION 

Mirvac has established its reputation as a leader in the Australian property industry following more 
than 45 years of delivering high-quality and innovative houses and apartments, masterplanned 
communities, offices, retail centres and industrial parks. 
 
Mirvac’s goal is to add value to Australia’s cities through innovative, quality design, development and 
construction, adhering to practices that are economically, socially and environmentally sustainable. 
 
Recognising the contribution that Mirvac makes to Australia’s major cities, our purpose, Reimagine 
Urban Life, inspires innovation and asks us to question how and why we do things. With a strong 
focus on how to best accommodate Sydney’s residents and businesses, Mirvac is driven to 
redefine the landscape and create more sustainable, connected and vibrant urban environments. 
 
Mirvac is one of a few companies with the capacity to manage and deliver large, integrated projects 
that require high levels of stakeholder engagement and higher levels of expertise across all facets of 
development. We delivered in excess of 22,800 new dwellings to the market in the decade to 2016.  
Our combined skills allow us to unlock sites that are large, capital intensive and highly complex. We 
have delivered productive, liveable, sustainable and connected communities for residents and 
workers at scale including: 
 
Table 1:  Summary of Mirvac’s Track Record in Unlocking Large, Capital Intensive and Highly 
Complex Sites 

 Delivery Outcomes 

Harold Park, Glebe 

Residential 

Retail 

Public open space 

Project value: 
c$1billion 

 Sydney’s most significant 
urban renewal site 

 Unlocked more than 10ha, 
2.5km from the CBD 

 Delivered 1,300 dwellings 
 Delivered 3.8ha of public 

space 
 

 Highest proportion of open space of any 
urban renewal development in the City of 
Sydney 

 All apartments designed to exceed BASIX 
by 25% 

Walsh Bay, Sydney 

Residential 

Cultural 

Retail 

Mixed-use 

Project value: 
c$1billion 

 Major 11ha waterfront renewal 
development 

 Substantial cultural and public 
domain 

 Delivered over 350 residential 
dwellings 

 Delivered 38,000sqm 
commercial 

 Extensive heritage retention of a high 
significance, incorporating leading 
interpretative models 

 Innovative engineering and construction 
techniques to facilitate new development, 
including below water car parking 

Green Square, 
Sydney 

Residential 

Commercial  

Public realm 

Retail 

Project value: 
c$1billion 

 Substantial civic, public 
domain and open space 

 Delivered 1,600 residential 
dwellings 

 Delivered up to 50,000sqm of 
commercial 

 Model urban transformational development 
 Transit oriented development 
 People first principles of place-making 

Fig Tree Drive, 
Sydney Olympic 
Park 

 1.2ha renewal development  
 Delivered 700 residential 

dwellings, including 3% 
affordable housing 

 Support activation and progressive 
transformation from event and employment 
based land use 
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(completion date 
~2020) 

Residential (including 
Affordable Housing) 

Retail 

Project value: 
c$300million 

 1,500sqm of retail  The Right Start initiative offers 60 lowest 
price apartments exclusively to first home 
buyers 

Newington, Sydney 

Residential 

Business Park 

Retail 

Construction: 
c$470million 

 90ha site developed for the 
2000 Olympic Games 

 Delivery of around 2,000 
houses and apartments, 
retrofitted post Games 

 Extensive infrastructure to 
minimise dependence on 
motor vehicles and create a 
healthy green community 

 Best practice planning, design and 
construction, with over 50 major awards 

 Set benchmark for environmentally sensitive 
building and design 
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ATTACHMENT B:   

RESPONSE TO DRAFT DISTRICT PLAN INFORMATION NOTE 4:  AFFORDABLE RENTAL 

HOUSING TARGETS 

 
Mirvac acknowledges that the delivery of diverse housing stock at affordable levels is central to 
the productivity and liveability of our city. This is clearly recognised and needs to be addressed at 
all levels of government. 
 
The draft plans introduce affordable rental housing targets but do not provide enough detail on this 
initiative or any evidence that the regulatory impact of the introduction of these targets has been tested 
and is well understood. Mirvac is supportive of the delivery of affordable housing, however, rather than 
high-level references to policy statements, clear guidance needs to be given to the delivery 
mechanisms and expected quantum. This needs to be considered cumulatively with other statutory 
charges and developer contributions. 
 
Further, and more specifically, we request that following is considered in relation to the 
Affordable Rental Housing initiative introduced by the GSC: 
 
 
1) Affordable housing mechanisms /models that more broadly recognise the housing 

continuum  

The Note focuses on just one type and form of affordable housing, being government owned, 
community housing provider (CHP) managed rental accommodation for low to very low 
incomes.  
 
Figure 5: The Housing Continuum 

 
 
We recognise the need to address housing affordability through the housing continuum (refer 
Figure 5). The Draft District Plans need to recognise and encourage policy levers and 
mechanisms that prioritise and ensure permissibility for both non-market and market models 
including: 

- Recognition of models where CHPs own affordable housing product. 

- Widening the definition to include moderate incomes.  

- Assisting in home ownership through ‘staircasing’ schemes (where the homeowner 

increases their percentage of ownership over time). 

- Facilitating institutional ownership /management of residential buildings. 

- Reduce planning cost (for example, excessive design criteria) and barriers to enable 

innovation in the delivery of increased housing supply at affordable levels. 
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2) A consistent approach across local government 

As noted elsewhere within this submission, uncertainty and inconsistency within the planning 
system will adversely impact housing supply. Using London as an example, a capped mandate 
was adopted and applied consistently to all boroughs. The benefit of this approach was that 
requirements and the impact on land owners was clearly understood by industry and government, 
reducing land value impacts.   
 
Mirvac is concerned that in its current form, the Affordable Rental Housing initiative introduced by 
the GSC will result in councils seeking to further negotiate product/financial contributions and 
therefore cause: 

- Delays in development approvals due to lengthy negotiations with councils. 
- Lack of certainty around land value impacts. 
- Flow-on effects on dwelling sale prices due to the above. 

 
If a mandate is to be set then clear targets, policy and methods of implementation is required 
to ensure consistency across local government during a time of market adjustment.  
 
 

3) Educating all stakeholders on affordable housing models, mechanisms, types and 

tenures  

There appears to be confusion throughout industry, the community and within various arms of 
government about what constitutes affordable housing – and the impact that various types and 
tenures can have on addressing this issue. The Draft District Plans should help drive the 
education process and provide clear explanations of concepts such as social housing, affordable 
housing, CHPs, key workers, low and moderate income levels and private market rental.  
Standard definitions and specifications should also be included within the final District Plans and 
within environmental planning instruments.  
 
 

4) Including a consistent baseline for calculating uplift 

Regardless of the form that this mandate is provided, by way of physical asset or monetary 

contribution, there needs to be a consistent baseline for calculating uplift. 

All projects are different, so alternate assessments may be required that are unique to different 
circumstances/inputs. Alternatively, the calculation of baseline uplift after consideration of net 
profit could be considered, with a third party assessment; for example:  

- Effective development cost per dwelling’ = cost of providing affordable unit + lost profit   

- Total cost of affordable housing dwellings = effective development cost per dwelling x 

number of affordable dwellings   

Net profit = on a per lot basis, gross revenue less total development costs (including 

GST on sale)  

- Total uplift = net profit on ‘x’ lots which equates to the total cost of the affordable 

housing lots 

 

 
5) Greater clarity about monetary vs ‘in kind’ contributions  

Greater clarity is required about the monetary vs ‘in kind’ contributions. Mirvac is concerned about 
potential for lack of transparency if monetary contributions are required. As noted within the 
submission, Mirvac’s views on infrastructure funding apply equally to affordable housing, and any 
proposal or policy introduced should be determined with regard to cumulative costs and other 
regulatory impact. 
 
Consideration should be made around what is efficient to operate for a CHP. For example if 
feedback from CHPs is that less than 10 dwellings per building is inefficient, then a monetary 
contribution should be paid. It would be Mirvac’s preference that all monetary amounts be given 
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to the NSW Government as custodians. Local governments and CHPs could then apply for 
funding of specific projects. It would also be our preference that physical assets also remain in 
the ownership of the NSW Government.   
 
 

6) Option for developer/institutional investor to own and manage affordable housing stock 

Allowing for some flexibility in the ownership and management of Affordable Rental dwellings 
would help promote a new asset class. This could include permitting the developer and/or 
institutional investor to own and manage this stock. In the United Kingdom for example, within 
the newly established ‘Built to Rent’ sector, developer/owner-operators are permitted to manage 
the mandated affordable component. A covenant is being placed on title which outlines the tenure 
of 10-15 years, number of dwellings, percentage discount to market rent and reporting 
requirements. 
 


