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Executive Summary

Stockland strongly supports the work of the Greater Sydney Commission in shaping the city’s future 
places as liveable, sustainable and productive. 

The Commission’s work is aligned with Stockland’s purpose 
of creating a better way to live – an outcome which can only 
be achieved in close partnership with government and the 
community to create quality, sustainable places. 

Strategic planning is a critically important step towards 
achieving this goal. An endorsed, long term vision for a 
growing city, supported by appropriately funded infrastructure 
plans, provides industry confidence to invest in creating 
communities well serviced by jobs as well as retail and 
entertainment hubs. 

The Draft District Plans are a significant step forward in 
strengthening the strategic planning framework for Sydney, 
providing the key link between regional and local planning. 

Stockland, as Australia’s largest diversified property group, 
and the most sustainable real estate company globally, has 
a significant role to play in delivering on many of 
the   

We have a 60 year history of owning, managing and developing 
significant residential, retirement living, commercial office, 
logistics and retail assets across the city. 

Our submission provides suggestions to achieve balanced and 
sustainable growth across the whole of greater Sydney. As 
active members of the Committee for Sydney, Property Council 
of Australia, the Urban Development Institute of Australia 
and the Shopping Centre Council of Australia, we have also 
provided input to these respective submissions. 

A summary of Stockland’s suggestions to the Greater Sydney 
Commission in finalising the District Plans, is provided 
below:

TOWARD GREATER SYDNEY 2056
» Identify new land use investigation areas for growth, in 

line with the opportunities created by major government 
infrastructure investment.

IMPLEMENTATION AND GOVERNANCE
» Set performance criteria and enforce targets identified in 

the Draft District Plans with Councils and agencies

» Ensure planning decisions are not delayed in the interim 
period while the District Plans are being finalised

» Increase resourcing and funding to local and State 
Government to ensure timely implementation of the 
District Plans.

» Generally support the intention of the B3 Commercial Core 
zone to preserve identified employment lands 

an office function. We also recommend:

A flexible approach to planning for centres to reflect 
their unique characteristics and likely future trends 
(e.g. alternative to B3 for those centres that will 
not have a primary office  focus in future, 
such as St Leonards)

PRODUCTIVITY – RETAIL, LOGISTICS, BUSINESS 
PARKS AND CENTRES
» Introduce a new centre type – ‘Major Centre’ – to 

appropriately categorise centres that  a broader 
function than a local centre, but not a 
district catchment 

» Include specific guidance on strategies to address impacts 
of ‘out of centre’ development and provide  on 
bulky goods retail 

» 

» Support the release of industrial land with the timely 
delivery of infrastructure, including mechanisms to 
allow the private sector to be reimbursed for delivering 
infrastructure early. 
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LIVEABILITY – HOUSING, LAND RELEASE 
AND DENSITY 
» 

– Clear guidance to Councils on the preparation of
local housing strategies – content, timing, and a clear
pathway for approvals

– 5-year and 20-year housing targets should be
expressed as minimums

– Set housing targets for key centres and significant 
growth areas, similar to job targets

» Introduce additional State-led Priority Precincts, along 
with long term growth/investigation areas in the District 
Plans  to boost housing supply

» A transparent, consistent and tailored holistic approach 
to any future affordable housing levy, integrated with the 
broader infrastructure funding framework 

» Land use planning and rezonings 

over 55s  

–

– Prioritise retirement living in health and education

–

–

» Identify a clear pathway to release land in the metropolitan 
rural area where appropriate to support housing supply
–

SUSTAINABILITY 

» Embed elements of a ‘smart city’ into the sustainability 
objectives, linked to infrastructure provision

» Ensure local planning translates sustainability policies into 
clear targets, controls and objectives.

» Encourage housing affordability and diversity through 
proceeding with missing middle reforms, with some 
amendments, including increased ability for delivery of 
smaller lot product and Torrens titling
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About Stockland 
Stockland is a company founded in Sydney, with over 60 
years’ experience in building communities across Australia 
– delivering great places for people to live, work, learn and
play. As a Top 30 ASX listed company, Stockland has a diverse 
portfolio of assets which we own, manage and develop. 

e currently own 3  comW mercial properties, 1  residential
communities and 19 retirement living villages in New South 
Wales, the vast majority located in Sydney . The value of these 
assets is $6.6 billion , half  of the overall Stockland portfolio.

A further $2 billion of investment is planned over the next 
five years with the major focus of this investment being 
Sydney’s metropolitan area and the growth centres. This 
is in recognition of Sydney’s great potential to continue to 
make the biggest economic contribution of any Australian 
city, house most of our growing population and diversify our 
industries and sectors to compete on the global market, whilst 
maintaining a unique landscape and local character. Sydney is 
therefore at the core of our growth plans.

Stockland’s vision is to be a great Australian real estate 
company that makes a valuable contribution to Australia and 
it’s communities.

Stockland 

OUR NEW SOUTH WALES PORTFOLIO

RETAIL LOGISTICS & 
BUSINESS PARKS RESIDENTIAL RETIREMENT LIVING OFFICE

1 14 1 19 5
properties properties communities villages properties

49 ,  
sqm GLA*

6 ,  
sqm GLA*^

,  
lots remaining

2,3  
established units

92,8  
sqm NLA*

$3.  billion 
book value†

$1.  billion 
book value†

$2.  billion  
approx end value#

$3  million 
book value▫

$5  million 
book value†

* Reflects 100% interest. ^ GLA excludes development land. + Value of Stockland’s ownership interest. # Excludes value on projects identified for disposal and assuming no material change in market conditions.
▫ Includes established and development units. (GLA) Gross Lettable Area (NLA) Net Lettable Area.

 A reference in this document to Stockland’s assets and property portfolio information is current as at 31 December 2016
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STOCKLAND’S KEY EXISTING SYDNEY METROPOLITAN AREA ASSETS ARE MAPPED BELOW.

Retail
Office
Logistics & Business Parks
Residential
Retirement Living

Figure 1 – Key Sydney Metropolitan Area assets
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Commitment to Sustainability and Liveability
SUSTAINABILITY
As a real estate owner, manager and developer, we believe 
we have both the opportunity and responsibility to create 
the right balance of social, environmental and economic 
conditions for our communities, customers and investors now 
and in the future. Our sustainability strategy focuses on this 
opportunity to deliver shared value, that is to deliver economic 
value in a way that also creates value for society by addressing 
its needs and challenges. 

Our strategy aims to ensure that we leave the communities 
where we operate, and the environment that they enjoy, in 
great shape for future generations.

Our three core sustainability priorities which form part of the 
sustainability strategy include:

 » Shape thriving communities

 » Optimise and innovate

» Enrich value chain  

To support these priorities, we have endorsed and operate 
within environmental policies that:

 » Incorporate environmental management principles into all 
of our planning and operational activities

 » Result in strategies which enhance energy efficiency, 
improve water management and quality, and reduces 
waste across our assets and development

 » Aim to protect, restore and enhance natural systems and 
biodiversity in regions in which we operate.

In September 2016, Stockland was recognised for its 
commitment to sustainability leadership, achieving Global 
Sector and Regional Sector Leader status in the 2016 Global 
Real Estate Sustainability Benchmark (GRESB) survey in 
the category Diversified – Retail/Office. The GRESB survey 
assesses the Environmental, Social and Governance (ESG) 
performance of real assets globally, including real estate 
portfolios and infrastructure asset. This award came shortly 
after Stockland was recognised by the Green Building Council 
of Australia as Australia’s leading developer of Green Star 
residential communities. 

LIVEABILITY
Stockland has been creating inspiring places for more than 60 
years and we take pride in our record of environmental and 
social sustainability. Our goal of creating thriving communities 
is measured through our Liveability Survey. The survey 
measures the elements that drive resident satisfaction with 
our communities, including the amenities, connection of the 
community, local education provision and personal wellbeing. 

We measure liveability using five key indicators:

 » Community perceptions

 » Personal circumstances

 » Community design elements

 » Education 

» My home

In 2016, Stockland achieved a National Liveability Score of 84 
out of 100, and New South Wales achieved a score of 75 out 
of 100. 

We also benchmark the wellbeing of our residents against 
the Deakin University Personal Wellbeing Index. In 2016, our 
residents reported a personal wellbeing score of 80%, which 
is substantially higher than the Australian average score of 
73-77%. 

These initiatives are all geared to ensure our commitment 
to liveability is measurable. Accountability in delivering on 
a core pillar such as Liveability is a principle we encourage 
the Greater Sydney Commission to embed through the 
District Plans.
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Stockland Response to the Draft District Plans
TOWARDS 20 6

The concept of a three city metropolis is a good model for 
equitable growth and investment across Sydney, and is a 
sound backdrop for the realisation of other related concepts, 
such as a 30-minute city. 

Commitment to major enabling infrastructure projects, 
like the Western Sydney Airport, rail extensions from the 
north west and south west via the Airport, M9 Outer Sydney 
Orbital and the Warragamba Dam wall raising and associated 

Hawkesbury-Nepean Valley flood mitigation measures, are all 
critical before land use planning can take shape. Clarity on 
the timing and spatial impact of these infrastructure projects, 
upfront, will help investment decisions and ultimately can 
bring forward the delivery of homes and jobs. 

In relation to housing supply, we believe it is important for 
the next iteration of A Plan for Growing Sydney to identify 
new land use investigation areas for growth, in line with the 
opportunities created by this infrastructure investment.

In relation to jobs and productivity, economic development 
strategies to guide growth in each of these cities are important 
to ensure growth is targeted and measurable.
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GOVERNANCE
Strategic ambitions for growth that lack a clear governance 
structure and implementation framework have in the past 
failed to deliver on community and industry expectations. 
This can be overcome by providing more clarity in the District 
Plans on how the Greater Sydney Commission, Councils and 
other agencies intend to work together to resolve issues and 
ultimately give effect to the District Plans. 

We are highly supportive of the principle of the private sector 
being partners with government, but we seek to understand 
how the Greater Sydney Commission envisages these 
relationships will function in practice. 

We believe that the delivery of many of the objectives 
and targets within the plans requires the Greater Sydney 
Commission to actively drive a coordinated approach across 
District boundaries. This is especially true for metro-wide, 
multi-agency collaboration and strategic alliances.

IMPLEMENTATION
Delivery on most of the actions in the District Plans requires 
Local Environmental Plans (LEP) to be updated to give effect to 
the plans. In practice, LEP’s are not being updated frequently 
enough to reflect changing growth needs. 

To ensure accountability in the translation of the District Plans 
to LEP’s, there needs to be:

 » A clear deadline for the update of all LEPs following the 
finalisation of the District Plans

» Clarity on timeframes for delivery, particularly ouncil 
led projects, and clear direction over processes 
and accountability

 » Funding and resourcing support to local councils to 
achieve strategic priorities. 

Progress reports on timeframes and delivery of actions in the 
District Plan, and in particular the translation of the District 
Plans to local planning, should be available on the Greater 
Sydney Commission’s website. This requires performance 
criteria with clear KPI’s for Councils, agencies, utility providers 
and State Government agencies to meet expected timeframes.

Increased resourcing of the Department to improve cross-
government coordination is important, especially in relation 
to priority growth areas and precincts. Regular and open 
communication between the Government, councils, agencies, 
utility providers and developers is required for these outcomes 
to be achieved.

It is acknowledged that there will be an interim period 
before District Plans, updated A Plan for Growing Sydney, 
and related strategic documents are finalised. Guidance 
is required from the State Government to ensure planning 
decisions are not delayed in the interim period while the 
District Plans are being finalised.
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INFRASTRUCTURE

A  comprehensive infrastructure financing model must 
consider the wide suite of existing development charges such 
as Special Infrastructure Contributions, Section 94 Plans, 
Section 94A Plans, VPA’s that apply over and above Section 94 
considerations, and the various ‘value sharing’ levies being 
introduced by individual councils. It also needs to be designed 
in the context of existing federal, state and local taxes that are 
linked to property values and unimproved land values.

We support the approach suggested by the Property Council 
of Australia in relation to value capture, noting that this is 
only one part of the infrastructure funding solution. Value 
capture is increasingly being proposed as a solution to fill 
infrastructure funding gaps, however its implementation 
across Sydney Councils remains inconsistent and unclear. 

The PCA has developed a list of principles, which we support, 
to inform a value capture model. Core to these principles 
is the integration of value capture with other infrastructure 
costs, demonstration of nexus, acknowledgement of the 
different costs incurred through the development cycle and 
implications of value capture on efficient land use decisions.

Further Federal Government guidance on future value capture 
mechanisms will provide certainty in development and 
investment decisions. 

In summary, in relation to value capture we believe it:

 » Should not be an additional tax if Section 94, 94A, VPA 
and other payments represent a fair and reasonable 
contribution to fund local infrastructure 

 » Needs to be transparent and not applied retrospectively

 » If rezoning leads to more affordable product, consider 
whether value capture will affect overall affordability

 » Should consider an upfront infrastructure charging 
framework, e.g. Victoria’s Growth Area Infrastructure 
Charges framework (GAIC).
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We support the introduction of job targets, including the concept of baseline targets and higher 
targets for Strategic and District Centres. It is assumed that the remainder of the job targets, not 
accommodated in the nominated Strategic and District Centres, will emerge from Local Centres and 
non-centre based employment (i.e. business parks, employment precincts). 

Stockland believes the Greater Sydney Commission can provide leadership by developing, in partnership with government 
and industry, economic development strategies to guide growth not only in centres, but across the districts to give clarity and 
guidance on the employment objectives and directions. The strategies should provide flexibility for innovation and growth of 
emerging industries, land use patterns and appropriate integration and, where necessary, separation of uses.

Retail
Stockland is one of the largest retail property owners, developers and managers in Australia. Our 1 
retail centres accommodate more than 3,500 tenants, with more than people visiting one of 
our shopping centres each day. In addition to creating a community heart, these centres generate in 
excess of $6.6 billion of retail sales per year, underpinning local and regional economies

CENTRES-BASED APPROACH 
We support the polycentric city approach to the growth of 
Sydney and the strong direction outlined in the Draft District 
Plans for this to be focused on a metropolis of three cities. 

To foster the growth of the three cities, a hierarchy of centres 
is presented as the key driver for commercial expansion and 
increased density (Productivity Priority 2: Manage Growth 
and change in strategic and district centres, and, as relevant, 
local  centres).

Overall, we support this approach to growth and the 
preservation of commercial centres where well supported (by 
infrastructure) and sustainable. In particular, we encourage 
the function of centres to accommodate demand for retail and 
commercial uses, and recognise retail as a critical attractor 
for growth of a centre (Productivity Priority 3: Prioritise the 
provision of retail floor space in centres).

It is important to recognise not only those existing and known 
centres, but for the District Plans to acknowledge and support 
the growth of centres that have the ingredients to make 
a valuable contribution to the communities they support, 
going  forward.

Productivity
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WETHERILL PARK  

Stockland Wetherill Park has emerged as a key destination for the community of Wetherill Park and the wider Western 
Sydney community.

Stockland embarked on a $228 million redevelopment of this shopping centre, recognising the broadening needs of the 
community and desire for greater amenity, entertainment and convenience. The redevelopment saw the opening of a new 
dining precinct, Kinchin Lane, which is a thriving dining precinct day and night. We have also included new specialty shops, 
more convenient parking, a larger entertainment and leisure complex, and upgraded the major supermarkets and facilities. 

The centre now has a function that is broader than retail. For example, Jamie’s Ministry of Food provides community 
programs based around cooking, focused on healthy eating, in a way that brings the community together, highlights 
awareness of food on wellbeing and health, and generates interaction. 

During its redevelopment, 1,300 construction jobs were created, and an additional 950 ongoing jobs in the centre. Retail jobs 
alone now represent more than $10 million in additional wages within the local economy.

The location of Stockland Wetherill Park next to key community uses – schools and hospitals – and a key public transport 
route, provides a strong foundation to foster the growth of this centre in the future, catering to the growing population. 
The District Plans have a key role to play in highlighting centres such as Wetherill Park and setting a planning framework 
that not only enables, but encourages well-managed growth. It is noted that Wetherill Park was previously identified in the 
subregional strategy as a Major Centre, a centres classification that is not in the new Draft District Plans.

In the South West District Plan, Wetherill Park is not classed as a Strategic or District Centre and thereby through default is 
a Local Centre, with no guidance around future planning. This reinforces the need for clearer definition on the role of other 
centres (i.e. not Strategic or District Centres) that have locational and service attributes that could accommodate managed 
growth and the need for flexibility on a merit basis i.e. large land holdings under single ownership, existing or future planned 
transport connections, increased housing densities in the catchment. 

This approach will recognise the unique character of such centres and enable their potential for growth to be realised on a 
case by case basis. 
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HIERARCHY OF CENTRES 
The characteristics for Strategic and District Centres are set 
out as a key concept in the introduction and used throughout 
the Draft District Plans. The criteria for classification is based 
on job numbers, transport infrastructure and quantum of 
retail floor space (District Centre). Our submission raises a 
series of key points that are outlined below.

CENTRES CLASSIFICATION CRITERIA
Clarity is required as to whether these classifications are a 
guide or strict criteria to be met for qualification as a certain 
level of centre, particularly as characteristics of a Local Centre 
can vary greatly. Clearer guidance on the role and function of 
centres should be provided, with the flexibility to adapt for 
growth and expansion. 

Criteria should be used as a descriptive tool to categorise 
and plan for the future function of centres, not a pr scriptive 
tool to limit the growth or diversification of those or other 
centres in the future. The classification should also provide 
for development innovation and allow centres to respond to 
changes in the market and consumer preferences.

FLEXIBILITY OF CENTRES LAND USE 
The flexibility of centres to grow and expand based on their 
individual characteristics needs to be supported through 
district planning. This has become even more significant 
for centres planning given the redefinition of the centres 
hierarchy and the implications for future growth. The District 
Plans should ensure the supply of land for retail development 
accommodates demand in all existing and new centres 
which may see the need for the rezoning of land to provide 
for the growth in the centre. This includes a recognition 
of the constraints of developing retail (i.e. need for large 
landholdings, parking), as well as opening opportunities for 
more mixed use models.

There should be a clear pathway and direction for the change 
of centres over time which should be made clear from the 
outset to provide certainty and clarity for users. This is 
demonstrated by the Stockland Wetherill Park case study; a 
well located centre supported by transport infrastructure and 
servicing a local community as well as a wider catchment. We 
have leveraged these attributes to produce a modern retail 
centre that meets the needs of the community and provides 
950 new jobs. 

The tool for measuring significance (i.e. classification as 
Strategic, District or Local) of a centre needs to be able to 
capture these unique attributes. We refer to the Draft Centres 
Policy, prepared by the then Department of Planning (2009) 
and the centres classification tool used in this document as  
an example.
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OUT OF CENTRE RETAIL
Although the Draft District Plans direct and prioritise retail 
and commercial floorspace to centres, 
there is not a clear policy priority or action on ‘out of 
centre’ development or bulky goods . Unplanned out 
of centre  development 

 the viability  
of existing and planned centres. We request further 
guidance is given to Councils     

 the preparation of retail and 
commercial strategies  to inform local planning. We note 
that strict viability testing with  appropriate 
catchment boundaries

. 

HEALTH AND EDUCATION SUPER PRECINCTS

 These precincts are targeted at encouraging further 
jobs in education, research, technology, pharmaceuticals and 
medical sectors. It is a useful tool in the District Plans to 
elevate the importance of growth, expansion and innovation in 
these centres. 

As described in the Retirement Living section of this 
submission, it is equally as important to ensure associated 
uses can be accommodated in these centres, namely 
retirement living and aged care, employment lands and higher 
density housing on the  periphery.
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Logistics, Office & Business Parks
Stockland’s Logistics, Office and Business Parks portfolio comprises 1 properties encompassing 1.  
million square metres of building area. These properties are strategically positioned in key locations for 
logistics, infrastructure and employment. 

OFFICE
The District Plans identify centres – primarily Strategic 
and District – as the focus for commercial office growth. 
Stockland generally supports this approach. We acknowledge 
the need to concentrate and cluster office space in centres, 
very close to public transport, to maximise the efficiencies of 
clustering and to encourage public transport use to work. 

Centres such as Sydney, North Sydney, Parramatta, Norwest 
and Macquarie Park (primarily around Macquarie University 
Station) have an incredibly important role to play in ensuring 
office space is supported, provided with room to grow and 
not diluted by the introduction of too many other uses. In this 
respect, we support the identification of the B3 Commercial 
Core zone as an important planning tool to preserve key 
employment hubs.

That said, the District Plans have an important role to play 
in providing greater detail on the evolution of centres, not 
establishing a blanket rule across all centre types. It is clear 
that some suburban centres are moving away from a core 
commercial office environment, trending more towards mixed 
use centres that have a different focus. 

For example, in St Leonards the change in land use towards a 
greater mix of uses has diluted the dominance of the 
commercial office market. This centre is emerging as one with 
a strong art and culture framework, with the potential to have 
a greater level of mixed use development rather than stand-
alone office.
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ST LEONARDS  
ACHIEVING EMPLOYMENT AND HOUSING OUTCOMES, UNDERPINNED BY AMENITY

Stockland’s 601 Pacific Highway is a 2,800sqm site in single ownership in the heart of St Leonards Town Centre. 
Historically a suburban office market, recent years have seen the introduction of higher density mixed uses into the 
centre, with a focus on day and night time activities, arts, culture and amenity, supported by housing. 

Commercial tenants have responded to this change, with a significant shift in traditional office-based workplaces to 
smaller boutique office space better suited to a mixed-use building typology. 

e believe 601 Pacific 
Highway could be transformed to play a much more important role in providing active places at the street level, great 
public spaces, civic and retail functions, as well as accommodate commercial and residential uses. If redeveloped 
under an appropriate planning regime, the site could provide as much employment space as is currently available, 
but in a more suitable, flexible format,  provide for housing opportunities. There are even 
opportunities for an educational institution to accommodate significant floor space within the project.

Not all sites have the characteristics to enable such an outcome. However, by virtue of its size, position and location in 
between a train and metro station, 601 Pacific Highway is a unique example of how a genuine mixed use outcome could 
contribute to an evolving centre. This example demonstrates the need for a flexible approach to  planning; 
avoiding a ‘one size fits all’ approach that could sterilise sites  if not planned to account for the unique 
characteristics of a locality.
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EMPLOYMENT AND URBAN SERVICES LAND
Stockland generally supports the changed terminology and 
definition of Employment Land to become ‘Employment and 
Urban Services Land’ (EUSL), which recognises the evolving 
nature of industrial and employment areas. Many of the typical 
and new uses are not major employers but provide an essential 
role in supporting urban areas and industries. The logistics 
sector is a key element in the industrial land supply equation 
and continues to be an increasingly dominant land use as our 
economy continues to move away from manufacturing toward 
a services driven economy. 

We generally support the protection of EUSL, but reinforce 
the need for flexibility in planning, particularly given the 
issues faced across industries, such as interface sensitivities, 
servicing limitations and competing land supply. 

Land use conflicts 
As new land is released, and urban industrial lands evolve 
over time with a broadening range of EUSL uses, careful 
consideration needs to be given to minimising land use 
conflict. Incompatible land uses should be buffered, and 
conflicts between truck and passenger car movement carefully 
managed.  we support a degree of flexibility in zoning 
provisions to facilitate innovation and technological change, it 
is equally important to maintain traditional land use separation 
theory that buffers residential uses from significant industrial, 
freight and logistics precincts. It is also, however, important 
not to stifle development of uses based on historic and 
outdated views of land use separation. With modern 
technology and the evolving nature of industrial land uses, in 
some area of Sydney it may be appropriate to introduce a 
mixing of uses and  reduce the buffer between EUSL and 
residential. This emphasises the need to have carefully 
considered, rather than blanket rules, for planning around 
EUSL . 

New industries and supporting infrastructure 
As industrial land is strategically released  it must also be 
supported by a timely and certain rollout of infrastructure 
utilities, connecting roads, freeways, intermodal rail, and 
airport. This infrastructure provision needs to be forward-
funded and coordinated, rather than being left to individual 
landholders to deliver in a piecemeal manner – or provided 
after sites are developed. The impact of this is particularly 
prevalent in areas of high land fragmentation.

To facilitate this, local and State Government need to work 
together with service providers to facilitate, and where 
necessary fund, the delivery of infrastructure. This is 
particularly important with the emergence of new sectors, 
with higher reliance on technology that creates added 
emphasis on supporting infrastructure. It is also critical that  
basic infrastructure is provided to facilitate the development 
of emerging industrial precincts like that around Western 
Sydney Airport. This short to medium term infrastructure 
needs to be supported by the identification and protection of 
long term infrastructure, particularly corridors for rail, roads, 
and fuel lines.

We believe that it is important for strategic planning to 
consider and provide capacity for technological change 
to facilitate the evolution of land uses within industrial, 
freight and logistics precincts. As technological advances 
are occurring daily, the way in which logistics/industrial 
lands operate will necessarily evolve and change as well. We 
encourage the Greater Sydney Commission to consider the 
impact of future technologies on logistics and demand for 
industrial lands in the plans to allow for ongoing, unimpeded 
economic growth.

Precautionary pproach to ezoning 
The Draft District Plans propose a precautionary approach to 
rezoning to address the issue of protecting existing and future 
employment lands, and propose to abandon the ‘Industrial 
Lands Checklist’. There is no guidance , 
and whether it means a blanket rule that applies to all 
employment-generating areas across Sydney. 

We would argue that a blanket rule has the potential to stifle 
innovation and even sterilise sites that have potential – due to 
their size, location or other attributes – for a broader and 
intensified mix of uses. The Greater Sydney Commission 
should provide innovative solutions and pathways to explore 
the blending of uses, where appropriate, especially where 
there is the potential for a range of related benefits beyond 
just  employment. 
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YENNORA  
PLANNING FOR THE EVOLVING NATURE OF EMPLOYMENT

Yennora Distribution Centre is a  hectare site in the middle ring of Sydney that currently accommodates 300,000sqm of 
warehousing and 71,000sqm of container hardstand. Although it has a dedicated freight rail spur on site, freight access to 
this spur is shared with the passenger rail network, making this one of the only intermodals in Sydney access to a 
dedicated freight rail line .

Yennora is located in an ageing industrial precinct that surrounds the Yennora Railway Station, with residential character in 
the immediate surrounds. By train, it is within 14 minutes of Liverpool and 13 minutes of Parramatta, making it a highly 
desirable location to achieve a 30-minute city objective.

Consideration should be given to the long-term future of precinct such as Yennora. The lack of dedicated freight 
infrastructure has a considerable impact on the productivity of a Distribution Centre such as this, given the constraints of 
freight rail access when compared to other intermodals. The opening of the Moorebank Intermodal Terminal, together 
with future Western Sydney Intermodal, will further impact the ongoing competitiveness and viability of the Yennora 
ndustrial ecinct, which is already seeing the withdrawal of tenants. 

We encourage the Greater Sydney Commission to be a leader the development of a long-term vision to guide the 
future transition and intensification of land uses of industrial land at Yennora.
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MACQUARIE PARK  
STRENGTHENING A COMMERCIAL CORE

Stockland is one of the largest landholders in Macquarie Park. Currently we own $830 million worth of property in the 
, with about 158,000sqm of commercial and business park space. We believe it is important for Macquarie 

Park to be identified as a commercial core, with an intensified CBD centred around Macquarie Park train station and along 
Waterloo Road. Given the surrounding change of land uses over time, especially around the Macquarie University and 
North Ryde train stations, there is a clear need to retain a commercial core around the Macquarie Park station. The 
presence of a commercial core is important to encourage clustering and efficiencies . 

We recognise the Department of Planning and Environment is going through a detailed precinct planning process for  
Macquarie Park that will have long term implications for the area. As the area evolves, it will be important for land uses to
adapt to the changing needs of workers. More after-work amenity, cafes, restaurants and bars need to be delivered 
through a finer grain layout, encouraging connectivity and activation. At the same time, it will be important to carefully 
manage the introduction of residential and mixed uses where it will not undermine the economic viability of the Park and 
future opportunities to intensify commercial with changing economic conditions. 

Macquarie Park could, in time, compete with Sydney and North Sydney as a strong CBD – commercial sites need to 
be retained and protected in the centre to allow this transition to occur. In our view, this means exploring mixed 
uses in the periphery of the Park where there are appropriate opportunities to transition into the commercial core. 
This demonstrates the flexibility required in the District Plans for centre planning, taking into account the unique 
characteristics of the centres in context.
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Stockland is the largest residential land developer in Australia. Our portfolio includes communities 
across New South Wales, Queensland, Victoria and Western Australia. Stockland is focused on 
delivering masterplanned communities, medium density housing, apartment development and mixed 
use precincts, and we currently have about 76,800 lots  in our portfolio to be delivered, with a total 
end value of approximately $18.8 billion.

LIVEABILITY – MAKING IT MEASURABLE
As mentioned earlier in this submission, as Australia’s 
largest residential developer, we have conducted in-depth, 
customer-driven research since 2011 to measure the liveability 
of residents across our communities nationally. By creating 
a transparent Liveability Index, Stockland has a holistic 
framework to focus our efforts on designing, planning and 
building what is important to residents. 

We believe liveability is fundamental to residents’ wellbeing 
and long term satisfaction and we have defined six key 
liveability themes for our projects – affordable living; 
economic prosperity; access and connectivity; belonging 
and identity; health, wellbeing and safety; and governance 
and  engagement. 

The Stockland Liveability Index – which is grounded in the 
experiences of residents living in Stockland communities – 
offers insights for encouraging healthier, more productive and 
more connected communities. Stockland’s Liveability Index 
is a survey conducted in partnership with leading research 
specialists, Colmar Brunton, on an annual basis. 

We use the findings of the liveability research for project 
planning, measuring customer satisfaction, wellbeing 
and happiness over time and the creation of a consistent 
place-making manual across our communities. This work 
emphasises the need to highlight liveability but also ensure it 
is measurable.

Liveability
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Residential Supply and Delivery
The Draft District Plans present a comprehensive framework to address the liveability issues facing 
Greater Sydney. We support this approach and wish to see this built upon and strengthened to enable 
Stockland, as a key housing provider, to focus development priorities and gain certainty in investment 
and acquisitions in planning for housing delivery. 

DESIGN-LED PLANNING 
We recognise the challenges faced in relation to affordability, 
adaptability, diversity and overall housing supply, and the 
impact these have on people’s physical and mental health and 
wellbeing. To this end, we support the liveability framework 
that has been developed. These principles (among others) are 
currently and will continue to be the basis for all Stockland 
Residential projects. By way of example, the Stockland 
Balgowlah project highlights how well-planned density, great 
design and a mix of uses can create liveable places for the 
community (see case study).

We fully endorse the introduction of design led planning and 
a framework to enhance Sydney’s liveability across future 
development projects. However, the plans are unclear on the 
implementation and governance of the framework – when is it 
to be employed, at what stage of planning/ development and 
by whom, who makes an assessment of policy/projects against 
this, and who is accountable for ensuring these outcomes 
are realised on the ground? We suggest that these matters 
at a broader level should be introduced as a matter for 
consideration at Action L1. Prepare Local Housing Strategies. 
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HOUSING, INFRASTRUCTURE AND EMPLOYMENT 
We support the action  of the Draft District Plan  that seek 
to integrate housing with infrastructure provision and job 
creation, and recognise the synergies in these principles to 
achieve sustainable planning outcomes. 

We seek clarification, however, of the timing and process 
for implementing the following actions in practice; ‘Develop 
a threshold for greenfield dwelling numbers’, and ‘Set 
parameters for the delivery of local jobs as a condition of 
approval for rezoning in new release areas’. The Draft District 
Plans suggest that thresholds for infrastructure and jobs 
provision will be set as conditions for the rezoning and delivery 
of homes. This approach has the potential to hold up housing 
delivery if it is not appropriately managed. In order to address 
this issue, the 

 

We also note that non-transport infrastructure such as 
schools, open space and community facilities should be 
considered in the same manner to sustain the population. The 
holistic delivery of infrastructure is often a matter that is left 
to site-specific VPA negotiations. We therefore reiterate our 
position as stated earlier about the importance of transparent, 
consistent and broad-ranging reform to the infrastructure 
contributions framework.

As it relates to residential development, we believe a 
 is 

needed, and see a role for the Greater Sydney Commission to 
guide local councils in this respect. For example, open space 
planning and the metrics/targets that are often used as a 
baseline have not been refreshed in years, with no guidance 
given on the delivery of open space in different settings – 
greenfield, urban infill, Local Centre or Strategic Centre. This 
refresh needs to acknowledge the increasingly urban lifestyles 
we live, and changing preferences as it relates to the need and 
use of local infrastructure.

On the issue of schools, we strongly support the integration 
of school planning early in projects, giving certainty about the 
forward planning for schools as well as streamlined planning 
processes to enable delivery. 

Importantly, the planning for schools and educational 
establishments within mixed-use development in infill 
environments should be prioritised. Whilst additional 
challenges arise from mixing these uses and finding design 
solutions, it is important for there to be a clear process for this 
integration to occur in a design-led manner. The consequence 
of not doing this will be a lack of integration of school 
planning with general land use planning, and potentially the 
misalignment of housing and school sites. 

HOUSING TARGETS AND DELIVERY
Stockland endorses the action in the Draft District Plans 
requiring Councils to increase housing capacity across the 
Districts based on housing targets, and the strategic guidance 
for increasing densities – urban renewal, medium density infill 
development and new communities in land release areas. 

It is acknowledged that planning for infrastructure to support 
housing targets needs to be congruent, however unless these 
targets are set at a minimum level, as is done in other 
jurisdictions (e.g. ShapingSEQ, South East Queensland 
Regional Plan), opportunities for growth will be hampered. 

We also consider a fundamental housing supply and diversity 
issue that is missing in the District Plans is a recognition of the 

 We 
note the gap often experienced between housing targets / 
theoretical capacity and the actual delivery of homes is related 
to a complex mix of issues such as land constraints, 
fragmentation, provision and sequencing of infrastructure, 
process and timing for approvals, and restrictive local 
planning controls. 

Based on Stockland’s experience in delivering homes across 
Australia, we have developed a series of actions that we 
believe will provide homes on the ground in a more timely 
manner to enable and encourage council’s to meet their 
housing targets and provide the accountability measures to 
deliver on those targets (See box 1).
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RECOMMENDED ACTIONS TO TACKLE HOUSING SUPPLY AND START TO ADDRESS AFFORDABILITY

1.  Fast-track rezonings for
strategic growth areas at a
State level

 » Greater State planning powers 
in strategic growth centres to 
achieve population targets

 » Resourcing of the Department 
to support and drive planning 
for these areas, lead whole-
of-government agenda in 
partnership with Councils

 » Clear timeline for rezoning areas

3. Simplify development controls to achieve greater housing diversity, affordability and flexibility

» Introduce code development, including a specific greenfield complying development code 

» Amend Development Control Plans to achieve greater product diversity, flexibility and affordability 

» Proceed with missing middle reforms to encourage housing diversity, with some amendments 

» Land use planning and rezonings to focus on homes for over 55s

4.  Consistency and acceleration of
the release of government land

 » Consistency and speed to market 
in release of government land & 
tenders 

 » Clear pipeline and timeframes for 
release of land 

 » Accelerate release of 
Communities Plus sites to 
boost social and affordable 
housing supply

2.  Resolve land fragmentation issues through
infrastructure investment and engineering

 » Lead-in infrastructure in areas of high land 
fragmentation, allowing small and medium 
sized developments in these areas to 
be  feasible

 »  Strongly support the re-establishment 
of Landcom to consolidate land in 
growth  centres

 » Reasonable controls and transitional 
arrangements on changes to State 
Infrastructure Contributions

5.  Resourcing of Department and Councils to
achieve faster assessment timeframes and
improve cross-government coordination

 » Dedicated State-level resources to drive 
outcomes in identified priority growth areas and 
precincts 

 » KPIs within Councils and agencies for meeting 
approval timeframes – link to incentive 
payments Powers to enforce agencies to 
respond in a timely way to referrals 

 » Convene roundtable discussion of key agencies 
and utility providers
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LOCAL HOUSING STRATEGIES 
We understand that the response to housing supply, 
affordability and diversity will be underpinned by Council’s 
Local Housing Strategies (to be prepared LGA or District 
wide) to meet the stated dwelling targets. This places much 
of the housing supply responsibility on Local Government 
to define growth areas. We believe a number of matters 
require clarification in this direction (Action L1. Prepare Local 
Housing  Strategies).

Direction 
The Draft District Plans suggest housing strategies will be 
prepared either LGA or District wide. Direction should be 
given on the appropriate boundaries to secure the integrated 
planning outcome sought by the Greater Sydney Commission. 
In particular, for the priority growth areas where a number 
of LGA’s intersect, a firmer direction to require District-level 
housing strategies would ensure the planning and housing 
strategies are developed in an efficient and integrated manner, 
if the Councils worked collaboratively. 

In relation to content, the Draft District Plans note matters for 
consideration in the preparation of housing strategies. here 
should be a clear set of parameters (check list) to be 
addressed in the preparation of the  housing strategies, and 
clarity on what role the Greater Sydney Commission will have in 
ensuring the strategies align with the growth vision for Sydney 
to 2056. 

Further guidance would enable a level of consistency across all 
LGA’s/Districts and a level of certainty for developers and land 
owners when carrying out asset planning. As a key point, 
direction should be given to ouncil on the diversity of housing 
types to be provided for in these strategies to align with 
Liveability Priority – deliver housing diversity. We see this as 
including specific criteria to address new residential 
communities, retirement living and mixed use/ apartment 
development. 

Timing 
Strict guidance is needed specifying the timing for the 
preparation of these studies. In order to address the 
5-year housing targets, planning changes would need to be 
commenced immediately and prepared with minimal delay. 
Further, the preparation of housing strategies should not 
preclude or delay planning approvals in the interim. As a major 
residential developer we recognise the detrimental impact 
on housing supply, and therefore housing affordability, that 
a delay in the housing pipeline can cause. We caution this 
delay and the levels of uncertainty it will bring, and request 
that a clear pathway for approvals is outlined while housing 
strategies are under preparation. It would be useful for the 
Department of Planning and Environment to prepare a site 
strategic suitability guide to assist in considering Planning 
Proposals in the interim period of Council’s establishing 
housing strategies.
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Targets 
Given the timing for bringing housing capacity online and 
delivering homes, we believe district level planning should not 
only identify additional capacity in the short term (5 years), but 
should sustain growth by giving clarity on the growth targets 
for years 5-10 and 10-20. This is essential if the District Plans 
are to provide the community and industry with certainty 
about growth. Further, the Greater Sydney Commission should 
continue to look into the future to forecast beyond the 20-
year housing targets, especially when planning for the 2056 
time  period.

Stockland believes a strong evidence base provides industry 
with certainty across all sectors when considering the housing 
strategies. What is the evidence base for the dwelling targets 
and how have these been formulated? Are there further 
quantitative studies required to inform housing strategies? 
The evidence base to respond to these questions needs 
to be available for public review to ensure an open and 
transparent  process. 

The Draft District Plans do not identify any new priority growth 
areas, which raises questions to the ability of the Districts to 
meet housing targets. In a greenfield setting, the only growth 
areas include the North West and South West growth centres, 
which were established over a decade ago, and the Wilton 
Priority Growth Area. We therefore believe the final iteration 
of the District Plans should be bolder in identifying a real 
pipeline and timeframe for the investigation of new land and 
release of nominated/known lands. The Victorian Planning 
Authority’s Precinct Structure Plan sequencing schedule is a 
good example.

We note the delays in delivery in existing identified growth 
areas that is attributed to the ‘gap’ issues discussed above, 
therefore question the ability of the Districts and LGA’s to 
feasibly accommodate capacity – these concerns could be 
allayed with access to the evidence basis of the targets. 
On this issue, we request that an up to date and realistic 
feasibility mapping tool is employed to predict housing growth 
and the ability of land to accommodate dwellings. We stress 
that this methodology should be administered across all 
LGA’s/Districts at a State level to ensure consistency. 

We also believe the Greater Sydney Commission can set a 
clearer direction for local planning by setting dwelling targets 
for major urban renewal centres, and growth areas, in the 
same way job targets have been provided for strategic centres.

Accountability and easurability 
Accountability and measurability are critical to ensuring the 
housing strategies play an important role. Who is responsible 
if housing targets are not met and how can housing strategies 
be realised to provide the homes? We seek further clarification 
on the governance of the housing targets and the gap between 
their preparation and the delivery of homes, as discussed 
further in this submission. 
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ALTROVE  

Stockland’s Altrove is a growing new community in the North West of Sydney, opposite Schofields train station. We have an 
opportunity to create a vibrant new town centre on a site that is highly connected, within a short train journey of  
Parramatta and Blacktown. 

By unlocking more housing opportunities close to current and planned public transport , we  
mak more efficient use of serviceable and transit-oriented land, and growing a population base that can generate the 
vibrancy needed in a town centre environment.

In the Draft West Central District Plan, Schofields is identified as a Local Centre. Its unique access to an existing train 
station, and location close to a potential future metro line, even further strengthens the view that this site is capable of 
delivering homes in an orderly, coordinated way
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STOCKLAND BALGOWLAH

Stockland Balgowlah was recently recognised as an exemplar of ‘Density Done Well’ by the Committee for Sydney. This 
mixed-use site is located in the northern suburbs of Sydney, with a shopping centre that accommodates 13,000sqm of 
retail space, an open air plaza lined with restaurants and commercial space, and 240 residential apartments.

Positioning the dwellings throughout the site allowed the project to achieve the same floor space as a single tower 
design, but added more diverse housing options, showing that density doesn’t have to mean towers. The mix of building 
heights created a scale that feels comfortable rather than overwhelming, and enabled permeability through the site via 
linkages at the podium level. The project also featured mature landscaping, public art, sustainability initiatives from 
its inception, to ensure high levels of amenity, and was delivered in close engagement with the community through 
consultative committees. 

This is an example of a design-led approach to introducing density in a way that is respectful in its context, but 
achieves an appropriate financial return to make a project viable. Given the size of shopping centre sites, their location 
often within a town centre, and the way they can bring communities together with services and amenity, renewal of 
these sites integrating residential is a clever way to achieve density in a well-serviced area. The challenges are to make 
the redevelopment viable given impact on trade, and the often lengthy planning processes needed to amend planning 
controls. Timely planning approvals are also a necessity; for Balgowlah, the approvals process spanned more than half 
a decade.

Greater Sydney Commission could be a leader in this space by identifying appropriate shopping centre sites to target 
for priority investigation as integrated mixed use models. Stockland’s BBaulkham Hills and WWetherill Park sites are two 
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AFFORDABLE HOUSING
In principle, we support the concept of Affordable Rental 
Housing targets as an approach to addressing the gap in 
housing provision for those on low and very low incomes. 
However, we recognise that this policy is not yet fully resolved 
and clarity is required as to how the policy would work in 
practice. We note that any targets should apply only to future 
projects and should not apply retrospectively.

We also seek more clarity around the role of ouncil in 
implementing these targets, in particular the reference to 
– “This target does not preclude councils from negotiating
additional affordable housing”. This statement creates 
uncertainty around Council’s ability to enforce additional 
targets. The State needs to play a role in facilitating 
reasonable and feasible targets, in keeping with the broader 
intention of the District Plans. 

We highlight the need for an independent, transparent viability 
test. This viability test should be calculated up-front and in 
accordance with an agreed strategic needs assessment for 
affordable rental housing.

We also the 
introduction of an incentive or bonus scheme, so 

that additional height and floor space may be applied for 
schemes achieving the targets. This bonus/incentive scheme 
would need to be applied consistently, with corresponding 
allowances provided to other controls to enable it to be 
realised.

Clarity is needed on expectations for the ultimate delivery of 
affordable housing. We would suggest further consultation 
with the industry on delivery mechanisms to ensure they can 
be provided in a feasible way. 

ny affordable rental housing scheme needs to 
take consideration of other infrastructure contributions 
and the impact of multiple value capture  mechanisms. 
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MEDIUM DENSITY – A SOLUTION TO DIVERSITY AND AFFORDABILITY
Stockland believes medium density forms of housing – 
terraces, townhouses, row housing, courtyard homes, and 
small lot housing – play a critical role in achieving liveability 
and affordability. This type of housing is attractive with respect 
to demographic factors (increasingly smaller households 
seeking smaller homes), affordability, location and access 
to  amenity.

In the context of the current and proposed controls for 
medium density development, we acknowledge that the 
‘missing middle’ reforms as a welcome step forward in 
encouraging this form of housing. However, more than a 
blanket approach is required. To achieve high levels of housing 
supply of this type, we recommend further investigation and 
implementation of planning controls that encourage the 
delivery of medium density housing, particularly in the priority 
growth centres. 

Providing a streamlined approvals process for larger forms 
of medium density housing (lots of 200sqm or larger), as is 
proposed, will have unintended consequence namely due 
to inefficient land take up. It will encourage landowners to 
create larger dwellings just to avoid lengthy approvals and 
take advantage of the Complying Development process. 
This, however, represents an underutilisation of land and, 

conversely, leads to higher land and home prices. There are 
multiple examples of well-designed medium density on small 
lots (down to 80sqm) that could be emulated to make a more 
significant impact in this space. 

We believe the reforms should be broadened to extend 
Complying Development pathways to growth centre lots in 
accordance with the controls already set up in the growth 
centres. In addition, there are some details which, although 
seemingly minor in nature, will have a significant hampering 
effect on the ability to roll-out this product more broadly. Our 
recommendations to improve the reforms include:

 » Ability to deliver rear shared driveways being similar to 
laneway development

 » Increase ability for terrace homes to be sold under 
Torrens  title

 » Clarify how Council’s will approve new vehicular crossings 
and stormwater connections and how these processes will 
be managed to ensure approval and delivery benefits from 
CDC are maintained

 » Clarify how Council’s approve laneway’s under public 
ownership, which currently differs significantly between 
LGA’s and reduces the attractiveness of townhomes to 
owners and developers. 
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METROPOLITAN RURAL AREA
As currently drafted, all rural lands are to be protected 
and the plans note that the 20-year housing targets can be 
achieved without any development occurring in the identified 
rural areas. Sustainability Priority 6 is to discourage urban 
development in the Metropolitan Rural Area, and only in 
certain circumstances will urban expansion in the Metropolitan 
Rural Area be allowed; namely where the land is identified in a 
regional or a district plan as an urban investigation area, and 
where a series of additional criteria are met. 

We caution this approach and the impact it will have on future 
greenfield land supply and appropriate housing delivery. 

Currently there is no evidence base that confirms dwelling 
targets can be achieved within only the current metropolitan 
urban area. There does not appear to be an acknowledgement 
in the targets that there are often significant delays 
between the planning and delivery of houses in existing 
investigation  areas. 

There needs to be a clearer and strengthened planning 
pathway to allow non-urban lands to be rezoned to support 
the appropriate supply of housing. We believe there should 
be guidance provided in the District Plans where low value, 
unviable or vacant land adjoins the urban edge, and has 
potential for a residential use. In these instances, this land can 
be used to alleviate housing undersupply without increasing 
the infrastructure burden on local or state governments.

No new investigation areas beyond those that have been 
already identified and known for some years, are nominated 
in the Draft District Plans. This provides no opportunities 
for longer term planning of new growth areas or even 
logical extensions to the existing growth centre boundaries, 
where appropriate. We believe the model in other states, of 
identifying long term greenfield investigation areas, needs to 
be reintroduced in Sydney, especially given the serious and 
significant delays in delivering on housing targets inside the 
growth centres. 

There should be a clear pathway to achieving planning 
approval for areas that have historically been identified 
for urban expansion, as well as an infrastructure plan to 
support their release and development. Sites such as Penrith 
Lakes in the Penrith LGA are able to make a significant and 
immediate contribution to meeting housing need in an area 
well serviced by transport and close to a Strategic Centre. In 
this example, the Draft West District Plan identifies the need 
to consider flood and evacuation planning associated with the 
Hawkesbury-Nepean Valley floodplain, in planning for this site, 
but does not clarify a timeframe or process for resolution of 
this issue to achieve a land use planning outcome. This should 
be clarified for sites such as Penrith Lakes and similar areas 
where housing supply could be readily brought forward.
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Retirement Living 
Stockland is one of the top three retirement living operators in Australia, with over 9,6001 established 
units across the country. The portfolio also includes new villages and redevelopment of existing villages 
in a range of configurations to keep pace with market trends and emerging lifestyles, resulting in a 
development pipeline of 3,100 units. 

Retirement living represents the largest contributor to the 
supply of purpose-built accommodation for seniors. In 2014, 
NSW had approximately 42,600 retirement village dwellings 
housing around 62,000 people. The retirement village 
sector has been growing strongly over the last 20 years and 
if the current rate of growth continues, nearly 7.5% of older 
Australians will be retirement village residents by 2025 – 
double the number in 2014.

To support this growth there needs to be a large 
corresponding increase in the amount of purpose-built 
housing, so that the 8.1 million Australians who will be over 
65 by 2050 continue to have the choice, independence and 
autonomy that they expect and deserve.

Generally, most Australians want to downsize within their own 
community, close to family and friends and their favourite 
restaurants, shops, clubs and service providers, such as 
doctors. Retirement villages specifically respond to this need 
by providing onsite facilities for recreation and socialising and 
by providing (or organising access to) services. Contemporary 
villages face demand from baby boomers who demand sport 
and recreation facilities, eating and drinking options, lifestyle 
facilities like onsite gyms and swimming pools, and treatment 
rooms. Larger villages also offer greater social opportunities 
and choice. The demand from retirees is therefore strongly in 
favour of larger scale villages over smaller ones.

Age appropriate facilities, coupled with additional health 
and wellbeing services, allow retirement village residents to 
remain in their home for longer, even if they are living alone. 
This enables them to delay entry into residential aged care. 
The Australian Institute of Health and Welfare, Patterns in 
Aged Care Program Use 2002-03 to 2010-11 report determined 
that residents in retirement villages enter aged care on 
average five years later than those going from a family home.

Developers, such as Stockland, are now thinking in terms of 
“retirement hubs” rather than retirement villages, where there 
are integrated, mixed-use environments with a diverse range 
of housing options, resident conveniences and options for 
health and aged care. The intent is to build capability within 

a location, so that in old age, you do not have to leave. By 
developing higher density retirement living products within 
health precincts, developers can provide local, accessible, 
community-based services to keep people healthy and reduce 
the pressure on public hospitals and public transport. There 
is growing evidence that suggests comprehensive and well-
coordinated community-based health services can improve 
the health status of the general population and reduce health 
inequalities by improving access to cost-effective and high-
quality care.

Retirement living is therefore is a key housing sector that 
provides significant benefits to those using it and to the 
wider  population. 

Given Stockland’s key involvement in retirement living across 
Australia, we feel we are well placed to provide Greater 
Sydney Commission with some insights into the industry, and 
suggestions to work towards solving current barriers. 

Challenges for the retirement living sector 
The retirement living sector has found it difficult to compete 
with mainstream property developers for sites, and faced a 
range of costs that other developers do not. These include 
the need to provide more accessible and adaptable designs, 
compliance with the requirements of the Retirement Living Act 
and Seniors Housing SEPP, larger average unit sizes (reducing 
yield), and the provision of community infrastructure, 
communal and in-house medical facilities, all of which 
increases construction costs.

These additional costs and design requirements directly 
impact on the competitiveness of this sector, and mean 
developers such as Stockland risk being priced out of the 
market for potential new sites. This is especially true in 
locations that are desirable as large-scale apartment, 
townhouse or mixed-use developments. 

The viability issue is exacerbated for redevelopment of existing 
retirement villages. Additional to the development costs 
are the costs of relocating existing residents, associated 
legal fees, and operational subsidies for the period in which 
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the village is only partially tenanted. In consideration of 
additional cost, developers are often required to achieve 
yields at multiples of the existing development – an issue 
that is often contentious with Councils. However, the 
need to redevelop is clear, with older villages not meeting 
resident needs and lacking the contemporary facilities that 
are sought after. Moreover, many older villages represent 
a significant underutilisation of land and have the capacity 
to accommodate more density. Our Cardinal Freeman case 
study demonstrates the way in which an older village can 
be repurposed with higher density, more amenity whilst 
respecting heritage areas. 

Against this backdrop, it is well known that Greater Sydney will 
experience high growth in the 65+ age bracket and therefore 
increasing demand for retirement living, as demonstrated in 
the demographic data underpinning the Draft District Plans. 
This is occurring faster than the market can keep up, and 
having direct impacts on housing supply. For example, as a 
result of the lack of retirement living facilities, over 55’s are 
staying in their homes longer, reducing net dwellings available 
to the market. This occupation of large family homes by one or 
two person retiree households in areas that are often close to 
employment and services is a key contributor to the housing 
affordability challenge.

At the same time as the population changes, NSW appears to 
be falling behind other states in the provision of retirement 
living housing. At 4.9%, we have the lowest penetration rate 
of all states except Tasmania, with Victoria at 5.3%, South 
Australia at 8.6% and Queensland at 6.4%. Other states are 
also more proactively looking to their planning policies and 
systems as levers to encourage more retirement product (see 
examples in the box below).

Retirement  in other jurisdictions 
Brisbane City Council, in late 2016, released a suite of planning 
incentives for retirement living and aged care facilities, bonus 
building height, reduction in infrastructure charges and 
mooted amendments to introduce a new streamlined code for 
assessing DA’s. I a report was tabled in 
the Victorian Parliamentary Inquiry Into the Retirement 
Housing Sector. It found the current supply of retirement 
housing is failing to keep pace with growth in demand, and that 
without supply side changes, this gap will increase. The report 
recommends the Planning Minister examine ways to address 
this supply shortage, by investigating planning provisions that 
encourage increased supply of retirement housing, possibly 
through establishing Retirement Housing Zones. 

Fewer retirees living in custom-built 
Retirement Living dwellings

Health and aged care costs to 
Federal and State Governments 

continue to grow

avings of $650 million annually 
possible for NSW/ACT alone

Reduced access to services, social 
connections, sense of community 

and well-being

Fewer established homes available 
to address broader housing supply 

and affordability

Retirees entering aged care on 
average 5 years sooner than those 

living in Retirement Living

CONSEQUENCES OF LOW PENETRATION RATE FOR RETIREMENT LIVING
NSW penetration rate is 4.9% compared to the national average 5.7%

Less jobs created in  
construction and operation of 

Retirement Living villages
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We, and Stockland’s policies, prioritise and encourage the 
principle of aging in place which aligns with the Liveability 
Priority: Deliver housing diversity of the plans. In order to 
make this a reality for seniors, a viable strategic planning 
platform needs to be provided.

Alignment with health and education super precincts 
We support the nomination of health and education super 
precincts in the Draft District Plans. These precincts are 
important locations for knowledge-intensive jobs, innovation 
and service delivery. 

Stockland believes that retirement living needs to feature 
prominently in the planning for these precincts, whether 
it be through designating specific retirement living zones, 
incentivising retirement living developments or providing 
incentives, bonus provisions or relaxation of planning controls. 
Locating retirement living within or close to these precincts 
is a crucial step in providing the proximity of services and 
amenity that aligns closely with the health needs of seniors.

The lack of competitiveness of retirement living when 
compared to general residential development, can only be 
addressed through planning mechanisms that prioritise, 
incentivise and protect land for retirement living use. The 
consequences of a lack of delivery of retirement living product, 
and as a result low penetration rates, is significant and 
impacts on issues of liveability, productivity and sustainability 
of housing (see graph below). 

Definition  
We highlight the distinction of retirement living from aged 
care, seniors housing and adaptable housing. This is not to 
say that a retirement living facility cannot accommodate all 
of those elements, but we request that retirement living is 
featured as a land use with specific consideration throughout 
the District Plans. In our opinion, the term seniors housing 
is very broad and encapsulates all living arrangements for 
those 55 and over, this does not necessarily capture the 
housing typology and site design associated with retirement 
living. Retirement living is then distinct from aged care as it 
is generally a lifestyle choice as opposed to a consequence of 
deteriorating health. In regards to adaptable housing, these 
principles are employed throughout our developments and are 
therefore not a land use but a housing design matter. 

Retirement living as a housing typology 
The provision of retirement living is a key contributor 
to housing supply. 

Our data shows that by 2025, demand is forecast to double 
such that current rates of development will not be able to 
keep up, which has the potential for a shortage of housing 
built to specifically meet the needs of older people. We believe 
that the Greater Sydney Commission has the opportunity to 
facilitate an increased supply of retirement living typologies 
and that an improved competiveness will create more 
opportunities for this type of product in urbanised areas so 
more aging Australians can remain in their communities. 
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Suggested actions for investigation 
We believe the District Plans can elevate and more strongly 
promote retirement living by considering some of the 
following  actions:

 » Improve awareness of the retirement living sector through 
the District Plans by applying specific terminology and land 
use planning policies 

 » Specify quantitative measures to achieve retirement living 
housing supply, such as specific targets for retirement 
living, ensure Councils are accountable to these targets 
as a minimum

 » Establish a retirement living toolkit to be developed to 
assist Council’s in preparing local housing strategies, 
which provide clear direction on zoning to accommodate 
retirement living and incentives to ensure retirement living is 
a viable option for developers and a competitive land use 

 » Less prescriptive design features and built form flexibility, 
allowing retirement living products to be crafted to meet 
the needs of different geographies and demographics

 » Elevated policy portfolio; creating a single, responsible 
leader within government to address gaps between 
Fair Trading and Planning as it relates to retirement 
living  provision.»  
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CARDINAL FREEMAN – CONTEMPORARY RETIREMENT LIVING OFFERING
Cardinal Freeman is the largest retirement living village redevelopment in Australia, with a value of $160 
million. We are transforming an older style retirement village and repositioned it to meet growing demand for 

quality retirement living in Sydney’s inner west, doubling the number of homes in the village. Once complete, the site will 
accommodate 240 new retirement apartments and 355 dwellings in total, a new clubhouse and central village green. It 
will also retain and restore key heritage elements and increase open space for residents by 172%. 

Central to the redevelopment was the need to create additional housing capacity whilst rejuvenating the site and 
its facilities. It also supports the idea of ageing in place, with a 133-bed aged care facility provided on site through a 
partnership with Opal Aged Care. This will enable residents to transition to higher care within the same site, enabling 
community and social links to be retained.

Planning approval for the site was a collaboration between state government, local council, Stockland and the 
community that facilitated the project. Critically, we were able to negotiate outcomes and develop a master plan that 
provided necessary density and scale, whilst achieving heritage restoration and incorporation of community facilities. A 
design-led planning process is proposed in the Draft District Plans, which is strongly supported. It is necessary that the 
statutory planning approvals system facilitates a design-led process within a timely approvals framework, ensuring there 
are processes for applications to be considered and assessed in an efficient way. For example, it will have been 10 years 
to completion from when planning began.

As demonstrated in this case study, a design-led planning process requires direction from state government in the form of 
a statutory planning framework that enables these outcomes to be delivered practically.
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Stockland is a property leader when it comes to embedding sustainable practices in our communities, 
centres and new projects. 

The Draft District Plans provide a welcomed holistic focus on 
sustainability issues that aligns with our business commitment 
to sustainability.

The coordinated approach provided in the Draft District Plans 
recognises cross sector relationships, the role of sustainability 
in delivering a more liveable city, and is supported by key data 
and an evidence base. Recognition of issues such as climate 
change and the potential impacts that could result, including 
urban heat island impacts, on the liveability of the city are 
important acknowledgements. Clarity on holistic policy 
direction helps those needing to make future investment and 
design decisions. 

The Draft District Plans recognise the complex 
interrelationships between the urban and natural 
environments and the requirement for a layered approach 
to deliver environmental protection and improved public 
amenity. They identify some of the key areas of landscape that 
contribute to public good and protection, which will be the 
lasting legacy that future generations and visitors can enjoy. 

Clear acknowledgement of these issues and conflicts will 
enable industry to move forward, however alone does not 
provide enough certainty for decision making. The competition 
of land use is an example, where there is acknowledged 
pressure between scenic and productive lands and fisheries, 
and housing supply and affordability. We believe it is the role 
of the Greater Sydney Commission to facilitate and provide 
guidance to local planning to unlock conflicts and provide 
pathways forward. 

Delivering on these policy directions requires the District 
Plans and subsequent LEPs to be clear about the priority land 
uses and activities in the precinct or locality. Environmental 
or agricultural lands need to be prioritised where there is 
a clear need and viability rule applied. Key land uses and 
infrastructure need to be given priority where they provide a 
broader benefit for businesses and the community.

In addition, identification of emerging policy, technology 
and future trends to resolve conflicts, and highlighting 
the importance of cooperation and partnerships is also 
important and provides the required flexibility for outcomes to 
be  achieved.

Stockland in principle supports the Draft District Plan 
objectives for sustainability. 

There are a number of different ways the objectives can be 
achieved, depending on the issue. For example, mandating 
regulation can provide a level playing field for organisations 
to achieve results however in some instances a flexible 
framework for innovation and competition will be necessary.

Examples of opportunities provided by the Draft District Plans 
that we support:

 » The identification of a Blue and Green Grid, providing a 
means of preserving and maintaining important green 
space and waterways – the successful implementation 
of such a concept requires appropriate mechanisms for 
financing and maintaining these assets, and innovative 
ways for the private sector to deliver these outcomes in 
partnership with Government

 » Initiatives such as offsetting (e.g. across water catchments) 
enable flexible approaches to protecting natural resources

 » Greater transparency of government environmental and 
built form data on, for example, water quality, home 
energy use, etc. will help improve private decision making.

Acknowledging the need to preserve the Green and Blue 
Grid, it is also important to bring a balanced approach to 
new precinct planning. There are examples where multiple 
objectives can be achieved through good design, for 
example maintaining a green corridor whilst enabling some 
development potential. We propose that any policies relating 
to the green grid recognise and provide a pathway to enable 
design-led outcomes that may meet multiple objectives. 
An example is the protection of ridgelines and scenic areas, 
which can be achieved hand-in-hand with some development 
in appropriately located places, which can fund the 
enhancement of natural areas of significance.

In some instances, early government action is necessary to 
ensure long term sustainability outcomes can be achieved. 
This includes the delivery necessary enabling infrastructure 
upon which many other initiatives can hang off, such as public 
transport or centralised recycled water infrastructure. 

Sustainability



Stockland�|�Submission to the Greater Sydney Commission

An example is for Government to commit to the extension of 
the Sydney Metro Northwest, and ensure the District Plans 
provide an appropriate land use planning framework that 
supports land uses that will support this future infrastructure.

The identification of clear targets and priority projects in the 
Draft District Plans is also welcomed. We note the need for 
the Greater Sydney Commission, in the District Plans, to give 
effect to the sustainability principles and policies already 
in place, and not add another layer of reforms that creates 
inconsistency or added process. 

In delivering the District Plans, a cross sector coordinated 
approach to describing, to the broader community, the 
benefits and value of sustainability and the nexus to 
liveability, is needed. Helping the community to understand 
value and what they can do to contribute and invest in more 
sustainable  outcomes. 

Stockland supports the ‘smart cities’ concept. The idea of 
‘smart jobs’ is introduced with respect to knowledge-intensive 
jobs and productivity in the Towards our Greater Sydney 2056 
document. We believe the Greater Sydney Commission can 
provide leadership by incorporating ‘smart city’ elements 
into its future planning. This could include the interrelated 
themes of smart infrastructure, smart buildings, smart transit, 
smart grids, smart energy, smart technology, smart meters 
etc. Infrastructure planning needs to incorporate the right 
provisions to support a smart city, and use performance 
measurement frameworks to make data collection and 
performance measurement more meaningful. Beyond 
productivity, these initiatives go to the heart of creating more 
sustainable and resilient communities.



41Stockland submission

We would like to thank Urbis for 
assisting us in the preparation of 
this submission.

This submission and its contents has 
been prepared to respond to and inform 
the Greater Sydney Commission in its 
preparation of the District Plans. None 
of the examples cited represent an 
intent to redevelop or change the use of 
existing commercial assets at this time. 
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