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30 March 2017 

      

Greater Sydney Commission 

Draft District Plans 

PO Box 257 

Parramatta  NSW 2124 

Dear Sir/Madam, 

This submission has been made on behalf of Scentre Group Limited (Scentre Group) and in response 
to the public exhibition of the above three (3) Draft District Plans (DDPs) and its companion document 
Towards our Greater Sydney 2056 (TGS). 

Scentre Group was created on 30 June 2014 through the merger of Westfield Retail Trust and 

interests of each of these entities in Australia and New Zealand with retail real estate assets under 
management valued at $45.7 billion and shopping centre ownership interests valued at $32.3 billion.   

Each of these shopping centres operated under the Westfield brand and are an essential part of the 
 In 2016, over 525 million customers visited a Westfield 

shopping centre, spending more than $22 billion across the Australian and New Zealand Portfolio of 
39 shopping centres.  Thirteen (13) of these centres, or 33% of its current portfolio is located within 
Metropolitan Sydney, its largest market. 

Given this market presence within Sydney, Scentre Group has a long history of participation and 
engagement in land use planning matters that affect its property and business interests and again is 
pleased to be making this submission. 

The table overleaf provides a summary of the town planning status of all Westfield Shopping Centres 
throughout Sydney.  It provides current zoning as well as a comparison of the centre designation 
within which each shopping centre is located under both the 2014 Metropolitan Strategy and latest 
DDP. 

Notably: 
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 There is at least one Westfield Shopping Centre in every District.  This includes 5 wholly owned 
centres located throughout the 3 Districts subject to this submission 

 Every Westfield shopping centre is located either within a Strategic or District Centre under the 
DDPs.   

 The permissibility of residential development across the portfolio varies.   This point will be 
discussed further below in this submission. 

 

manager of wholly owned; 50% jointly owned (Hurstville, Miranda, Warringah Mall, Liverpool, 
Parramatta, Mt Druitt, Penrith) or independently owned (Eastgardens) assets. 

It should be noted that Scentre Group has instructed Urbis to prepare 5 other submissions to the 
DDPs on behalf of both its respective joint and independent owners of its Westfield shopping centre 
assets.  Furthermore, and in some instances, it is understood that these joint and independent owners 
are making their own separate submissions to the DDPs. 

While the DDPs are about managing change, likewise, we are also witnessing the change to the 
nature of traditional shopping centres.  

This is reflective of broader global trends as cities become denser and shopping centres, particularly 
large scale centres such as those within the Scentre Group portfolio, find themselves well positioned 
respond to these trends due to: 

 Their significant land holdings  often the Westfield Shopping Centre represents one of the largest 
amalgamated land holdings in each of the above centres. 

 Their immediate proximity to mass transit.  Eleven (11) out of 13 centres above are within 400m of 
a train station.  In the case of Chatswood and Sydney, these Westfield centres will also have 
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walkable access to a metro station within the next 5-10 years.  In the case of Westfield 
Parramatta, there is now early Government announcements over a potential West Metro 
connecting Parramatta and Sydney CBDs 

This evolution is graphically represented in the following diagram, summarising key attributes of core 
Scentre Group assets. 

 

Source: Urbis 

In this context, Scentre Group (and its joint owners) is well positioned to contribute to the productivity 
and liveability goals of the DDPs by providing for retail led mixed use opportunities of significant scale.  
This is evident by: 

 The Planning Proposal currently before Georges River Council to rezone Westfield Hurstville B4 
Mixed Use to accommodate long term retail (job) growth, a significant communal space tying into 
the town centre and a mixture of short and long term accommodation above podium level.   

 The Stage 1 DA currently before the City of Sydney seeking retail renewal of the recently acquired 
David Jones Market Street site with a significant residential tower above. 

 The approval for a 35,000sqm commercial office tower above Westfield Parramatta with potential 
expand this to over 100,000sqm of commercial floor space. 

These mixed-use transformations of Scentre Group assets are not unique to Sydney (nor to Scentre 
Group) and similar mixed-use developments are planned at Westfield Whitford City in WA, Macquarie 
Centre, Top Ryde and Rouse Hill Town Centre, each in NSW. 
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Renderings of the Westfield Hurstville and Whitford City mixed use concepts are included below: 

Westfield Hurstville  Vertical Mixed Use Source: Urbis 

 

Westfield Whitford City (WA)  Horizontal Mixed Use Source: Urbis 
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The key distinguisher for each of these is that retail remains the dominant activity.  These are retail-led 
mixed use transformations, maintaining and expanding their significant employment and broader 
economic contributions as opposed to those that are residential developer led with a limited retail offer 
which tend to be the nature of most current mixed-use projects.   

The Draft District Plans and TGS 
growth, driven by population increase needs careful guidance and it is considered that generally all 
documents set an appropriate basis for managing this growth.  

perspective the following broad observations are made: 

 Investment decisions are typically made over a medium to long term horizon and a strong land 

Sydney Portfolio.  For example, Scentre Group recently disposed of its former North Rocks centre.  
That centre has no strategic designation under the DDPs. The DDPs and TGS provide a sound 
basis for investment by building on the strength based on a network of 
well-connected centres. 

 Similarly, Scentre Group strongly supports the release of the TGS document which provides a 
basis to consider the investment in potential new shopping centre locations required to support the 
growth of Western Sydney.  Scentre Group acknowledges that this document will form the basis of 
an updated Metropolitan Planning Strategy to be released later in 2017.  It is assumed that this 
pending document will better integrate transport planning and investment to support the 
identification of potential new planned centres.  

 In the short to medium term, development decisions are informed by the way land use policy is 
consistently applied and by the way it is translated into statutory local environmental plans.   

 For effective private sector investment, the GSC and Councils needs to be careful in how it plans 
and implements uplift to cater for growth to avoid passive site owners simply enjoying planning 
gain with resultant increases in land value.  The focus for planning implementation must be on 
mechanisms that deliver public benefit as well as private investment returns to those who are 
taking the risk of implementing the intent of planning policy.   

 It is felt that the DDPs are potentially open to inconsistent application at present, and need to be 
supported by more detailed policy guidance, particularly around retail investment.  Furthermore, 
the graphical diagrams for each of the Centres contained in the DDPs present a somewhat 
underwhelming perspective of simply articulating the existing situation without giving any real 
direction for growth.  The DPPs are an opportunity to better frame the strategic potential of each 
centre to guide Council more detailed local strategic planning work in a much more aligned 
manner. (This is discussed in further detail below). 

 In this respect, retail is playing a growing role both in absolute numbers and as a proportion of 
total employment within Sydney as evident by the table below.   
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 Linked with the spatial concentration of retail jobs within centres, reinforces the need to support 
the DDPs with a clear retail investment policy that provides transparent and consistent guidance to 
all parties wishing to invest in retail activities.  

 There is a pressing need to support the DDPs implementation with a transparent retail policy that 
complements the DDP urban structure based on the proposed hierarchy of centres.  The DDPs 
refer to a retail floor space data set however this is not yet publicly available and makes it difficult 
to understand the basis for the statements about current retail provision across the districts and its 
breakdown between discretionary and non-discretionary retail floor-space.   

 In the absence of both, the productivity priorities around planning for new centres cannot be 
advanced with any certainty and leaves open the potential for ad hoc and unplanned 
development.  This can place unnecessary strain on infrastructure, not to mention undermines the 
opportunity for building vibrancy and critical consumer mass around planned centres and 
collaboration areas, discussed further below. 

 
considerable merit however appears to be limiting insofar as the definition appears to place 
caveats on the opportunities for private sector involvement.   

 These collaboration areas are typically associated with Strategic Centres, e.g. Penrith and 
Liverpool and the Randwick Health and Education Super-Precinct.  Best practice planning 
suggests that the best urban outcomes occur when there is alignment between public and private 
sector investment.  In the case of Liverpool Strategic Centre, Westfield Liverpool is located two 
street blocks from the Penrith Health Precinct.  Both are major stakeholders in long term vitality of 
the Centre and it appears counter intuitive to limit any potential collaboration opportunities that 
may be possible in the future.  

 In the case of the Randwick Health and Education Super-Precinct the opportunity to think 
strategically about the linkages that do already exist to and from Bondi-Junction must not be 
overlooked and this, in our view provides an impetus for reclassification of Bondi-Junction as a 
Strategic Centre.  Global precedent exists for knowledge hubs such as the Super-Precinct to be 
supported by strong and vibrant retail led mixed use precincts.  Stamford Shopping Centre 
adjacent to Stamford University in California was a pioneer in that sense.  Through proper and 
integrated land use and transport planning over the life of the District Plans, improving the 
synergies that exist must be a priority. 
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Recommendation:  

1. Release Retail Data set for consideration 

2. Support Council strategic planning and retail investor decision making by preparing 
and releasing a retail investment policy. 

3. Broaden the definition of a collaboration area to more explicitly acknowledge the 
opportunity for private sector involvement to support centre vibrancy. 

 The principle of maintaining a strong commercial core in Centres is supported.  As evident by the 
ed B3.  However, it is 

also apparent that the role of several  assets are 
located are very similar (for example Hornsby, Burwood, Mt Druitt and Hurstville), yet are subject 
to varying land use controls.  

 In each case, these 4 centres are well located on rail and are increasingly aspirational in terms of 
their desire to be high quality and vibrant urban centres.   

 The proposed prescriptive use of B3 zones, in particular are a blunt tool to restrict residential 
opportunities as suggested in the Productivity Priorities in the DDPs to protect commercial cores 
therefore seems at odds with the trend to make centres more vibrant.  This implies supporting 
opportunities for retail led mixed use as is proposed for Hurstville that otherwise could be lost in 
Hornsby or other centres. 

 There are also somewhat mixed positions on the role of the B3 zone expressed both through the 
DDPs and existing statutory LEPs.  For example: 

 The West Central DDP states in respect of Blacktown CBD (where Scentre Group has no 
increase residential densities in the city centre

applied to Mt Druitt, where Westfield Mt Druitt is zoned B3, to achieve a retail led mixed use 
outcome would potentially be at odds with the DDP and would potentially fall over statutorily 
as a rezoning proposal would NOT be giving effect to the DDP as required by the Ministerial 
Direction issued under the Act. 

 Contrast this with Westfield Miranda which is located within the sam
designation as Mt Druitt, yet Sutherland LEP 2015 permits residential accommodation in the 
applicable B3 zone.  In fact, the B3 zone objectives for SLEP 2015 includes: 

To strengthen the viability of existing commercial centres through increased economic activity, 
employment and resident population (our emphasis). 

 
in their co
provides for a base FSR of commercial.  
LEPs to support a minimum amount of commercial floor space and without derogating the core job 
creating objectives for centres throughout Sydney. 

 Ultimately the capacity of each centre to absorb additional floor space of any nature will be a 
function of the physical opportunities and constraints of each centre.  A blanket protection of B3 
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zoning from residential could be considered as being a constraint to the consideration of any form 
of redevelopment in these centres. 

Recommendation:  

1. B3 zones in commercial cores should be permitted to accommodate residential 
activities provided the predominate retail/commercial land use objectives are not 
undermined. 

2. Include references to the use of other statutory planning mechanisms to facilitate job 
creation objectives, e.g. base plus incentive FSR. 

3. Support Council strategic planning of centres to best define role and function and use 
at local level reflective of local characteristics and needs. 

 The proposal to rationalise the centres hierarchy to Strategic, District and Local is supported and 
their respective definitions is generally clearly stated and understood.   

 Having said that there appears to be some inconsistencies in which Strategic Centres have been 
have one or more

characteristics.  

 This is partly a function of the DDPs not clearly distinguishing between current characteristics and 
future characteristics.  For example: 

 Bondi Junction will be potentially supporting more than 20,000 jobs and being the major public 
transport node with stated DDP opportunity to support the growth the Randwick Health and 
Education super-precinct. This role and function appears consistent with the Strategic Centre 
definition 

 Warringah Mall sits within the Dee-Why Brookvale District Centre, yet already plays host to 
20,000 employees.  It lies adjacent to the Brookvale campus of the Northern Sydney Institute, 
one of the metropolitan TAFE network tier 1 tertiary education facilities.   

 The table below provides a commentary against each of the Scentre Group assets and its 
proposed classification.  That said it is noted that the DDPs state that these classifications will be 
reviewed need to review the list of Strategic Centres and District Centres as part of a 
regular review of Regional Plans, starting with A Plan for Growing Sydney in 2017  

 In the case of Hornsby, the opportunities for collaboration over the long term spatial relationship of 
Westfield Hornsby to the wider centre and its contribution to place making cannot be understated.   
This is reflective of the proposed DDP priorities which are fully supported but lack detail and 
meaning: 

Better Integrate Westfield Hornsby into the Centre and make the area more attractive 

 Scentre Group looks forward to collaborating with the Commission and Hornsby Council to 
achieve this priority. 
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Scentre Group looks forward to continuing its dialogue with the Commission in the finalisation and 
implementation of the District Plans. 

If you have any questions please don't hesitate to contact me on 82339925. 

Yours sincerely, 

 

 

 

David Hoy 

Regional Director 
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30 March 2017 

      

Greater Sydney Commission 

Draft District Plans 

PO Box 257 

Parramatta  NSW 2124 

Dear Sir/Madam, 

This submission has been made on behalf of Scentre Group Limited (Scentre Group) and DEXUS 
Property Group Limited (DEXUS) and in response to the public exhibition of the Draft South and West 
Central District Plans (DDP) and its companion document Towards our Greater Sydney 2056 (TGS).  
This submission relates exclusively to Westfield Miranda, Westfield Hurstville and Westfield Mt Druitt, 
which Scentre Group manages on behalf of its joint owner DEXUS under the Westfield brand. 

Scentre Group was created on 30 June 2014 through the merger of Westfield Retail Trust and 

interests of each of these entities in Australia and New Zealand with retail real estate assets under 
management valued at $45.7 billion and shopping centre ownership interests valued at $32.3 billion.   

Each of these shopping centres operate under the Westfield brand and are an essential part of the 
 In 2016, over 525 million customers visited a Westfield 

shopping centre, spending more than $22 billion across the Australian and New Zealand Portfolio of 
39 shopping centres.  Thirteen (13) of these centres, or 33% of its current portfolio is located within 
Metropolitan Sydney, its largest market. 

Given this market presence within Sydney, Scentre Group and DEXUS have a long history of 
participation and engagement in land use planning matters that affect its property and business 
interests and again is pleased to be making this submission. 

The table overleaf provides a summary of the town planning status of all Westfield Shopping Centres 
throughout Sydney.  It provides current zoning as well as a comparison of the centre designation 
within which each shopping centre is located under both the 2014 Metropolitan Strategy and latest 
DDP. 

Notably: 
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 There is at least one Westfield Shopping Centre in every District, including Westfield Miranda, 
Westfield Hurstville and Westfield Mt Druitt which is co-owned with DEXUS. 

 Every Westfield shopping centre is located either within a Strategic or District Centre under the 
DDPs.   

 The permissibility of residential development across the portfolio varies.   This point will be 
discussed further below in this submission. 

 

manager of wholly owned; 50% jointly owned (Hurstville, Miranda, Warringah Mall, Liverpool, 
Parramatta, Mt Druitt, Penrith) or independently owned (Eastgardens) assets.  In some instances, it is 
understood that these other parties are making their own separate submissions to the DDPs. 

While the DDPs are about managing change, likewise, we are also witnessing the change to the 
nature of traditional shopping centres.  

This is reflective of broader global trends as cities become denser and shopping centres, particularly 
large scale centres such Westfield Miranda, Hurstville and Mt Druitt, find themselves well positioned to 
respond to these trends due to: 

 Their significant land holdings  often the Westfield Shopping Centre represents one of the largest 
amalgamated land holdings in each of the above centres. 

 Their immediate proximity to mass transit.  Eleven (11) out of 13 centres above are within 400m of 
a train station, including each of the DEXUS co-owned centres.  In the case of Chatswood and 
Sydney, these Westfield centres will also have walkable access to a metro station within the next 
5-10 years. 
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This evolution is graphically represented in the following diagram, summarising key attributes of core 
Scentre Group assets. 

 

Source: Urbis 

In this context, Scentre Group (and its joint owners) is well positioned to contribute to the productivity 
and liveability goals of the DDPs by providing for retail led mixed use opportunities of significant scale.  
This is evident by: 

 The Planning Proposal currently before Georges River Council to rezone Westfield Hurstville B4 
Mixed Use to accommodate long term retail (job) growth, a significant communal space that 
connects into the town centre (including linkages to Hurstville Station) together with a mixture of 
short and long term accommodation above podium level.   

 The Stage 1 DA currently before the City of Sydney seeking retail renewal of the recently acquired 
David Jones Market Street site with a significant residential tower above. 

 The approval for a 35,000sqm commercial office tower above Westfield Parramatta with plans to 
grow this commercial office space to 100,000sqm. 

These mixed-use transformations of Scentre Group assets are not unique to Sydney (nor to Scentre 
Group or DEXUS themselves) and similar mixed-use developments are planned or have been 
delivered at Westfield Whitford City in WA, Top Ryde and Rouse Hill Town Centre, and the Macquarie 
Centre at Macquarie Park, each in NSW.   
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The key distinguisher for each of these is that retail remains the dominant activity.  These are retail-led 
mixed use transformations, maintaining and expanding their significant employment and broader 
economic contributions as opposed to those that are residential developer led with a limited retail offer 
which tend to be the nature of most current mixed use projects.   

Westfield Hurstville  Vertical Mixed Use Source: Urbis 
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Westfield Whitford City (WA)  Horizontal Mixed Use Source: Urbis 

 

The Draft District Plans and TGS 
growth, driven by population increase needs careful guidance and it is considered that generally all 
documents set an appropriate basis for managing this growth.  

  perspective the following broad observations are made: 

 Investment decisions are typically made over a medium to long term horizon and a strong land 

Sydney Portfolio.  For example, Scentre Group recently disposed of its former North Rocks centre.  
That centre has no strategic designation under the DDPs. The DDPs and TGS provide a sound 
basis for investment by building on the strength based on a network of 
well-connected centres. 

 Similarly, Scentre Group and DEXUS strongly supports the release of the TGS document which 
provides a basis to consider the investment in potential new shopping centre locations required to 
support the growth of Western Sydney.  Scentre Group and DEXUS acknowledges that this 
document will form the basis of an updated Metropolitan Planning Strategy to be released later in 
2017.  It is assumed that this pending document will better integrate transport planning and 
investment to support the identification of potential new planned centres.   

 In the short to medium term, development decisions are informed by the way land use policy is 
consistently applied and by the way it is translated into statutory local environmental plans.    
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 For effective private sector investment, the GSC and Councils needs to be careful in how it plans 
and implements uplift to cater for growth to avoid passive site owners simply enjoying planning 
gain with resultant increases in land value.  The focus for planning implementation must be on 
mechanisms that deliver public benefit as well as private investment returns to those who are 
taking the risk of implementing the intent of planning policy.   

 It is felt that the DDPs are potentially open to inconsistent application at present, and need to be 
supported by more detailed policy guidance, particularly around retail investment.  Furthermore, 
the graphical diagrams for each of the Centres contained in the DDPs present a somewhat 
underwhelming perspective of simply articulating the existing situation without giving any real 
direction for growth.  The DPPs are an opportunity to better frame the strategic potential of each 
centre to guide Council more detailed local strategic planning work in a much more aligned 
manner. (This is discussed in further detail below). 

 In this respect, retail is playing a growing role both in absolute numbers and as a proportion of 
total employment within Sydney as evident by the table below.   

 

 Linked with the spatial concentration of retail jobs within centres, reinforces the need to support 
the DDPs with a clear retail investment policy that provides transparent and consistent guidance to 
all parties wishing to invest in retail activities.  

 There is a pressing need to support the DDPs implementation with a transparent retail policy.  The 
DDPs refer to a retail floor space data set however this is not yet publicly available and makes it 
difficult to understand the basis for the statements about current retail provision across the districts 
and its breakdown between discretionary and non-discretionary retail floor-space.   

 In the absence of both, the productivity priorities around planning for new centres cannot be 
advanced with any certainty and leaves open the potential for ad hoc and unplanned 
development.  This can place unnecessary strain on infrastructure, not to mention undermines the 
opportunity for building vibrancy and critical consumer mass around planned centres and 
collaboration areas, discussed further below. 

 ns is a concept that has 
considerable merit however appears to be limiting insofar as the definition appears to place 
caveats on the opportunities for private sector involvement.   

 These collaboration areas are typically associated with Strategic Centres, e.g. Penrith and 
Liverpool.  Best practice planning suggests that the best urban outcomes occur when there is 
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alignment between public and private sector investment.  In the case of Liverpool Strategic 
Centre, Westfield Liverpool is located two street blocks from the Liverpool Health Precinct.  Both 
are major stakeholders in long term vitality of the Centre and it appears counter intuitive to limit 
any potential collaboration opportunities that may be possible in the future.  

 The application of this collaboration principle needs to be extended to all centres.  The proposal 
currently before Georges River Council for Westfield Hurstville arose directly from a collaborative 
dialogue between the former Hurstville Council and Scentre Group/DEXUS.  This included 
reaching agreement on key design principles to inform the urban design process that provides for 
a significant enhancement in the connectedness between the Westfield centre and the wider 
Hurstville Town Centre.  

Recommendation:  

1. Release Retail Data set for consideration 

2. Support Council strategic planning and retail investor decision making by preparing 
and releasing a retail investment policy. 

3. Broaden the definition of a collaboration area to more explicitly acknowledge the 
opportunity for private sector involvement to support centre vibrancy. 

 The principle of maintaining a strong commercial core is supported.  As evident by the table earlier 
 assets are currently zoned B3 and this should not change.  

This includes the Westfield Miranda and Westfield Mt Druitt. 

 However, it is also apparent that the role of several  
assets are located perform very similar in role and function, for example Hornsby and Burwood 
have a B4 Mixed Use zoning.  Westfield Hurstville, whilst subject to a Planning Proposal to extend 
the adjacent B4 zone across the site, has long enjoyed a mixed-use zoning with the current 3(b) 
zone being in place for over 20 years.    

 In each case, these centres are well located on rail and are increasingly aspirational in terms of 
their desire to be high quality and vibrant urban centres.   

 The proposed prescriptive use of B3 zones implies its blunt use to deny residential activities and 
as suggested in the Productivity Priorities in the DDPs therefore 

seems at odds with the trend to make centres more vibrant.  This implies supporting opportunities 
for retail led mixed use as is proposed for Hurstville that otherwise could be lost in other B3 zoned 
centres such as Mt Druitt.   

 In this context, there is currently a somewhat mixed position on the application of the B3 zone 
expressed both through the DDPs and existing statutory LEPs.  For example: 

 increase residential 
densities in the city centre Penrith, where Westfield Penrith 
is zoned B3, to achieve a retail led mixed use outcome would potentially be at odds with the 
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DDP and would potentially fall over statutorily as a rezoning proposal would NOT be giving 
effect to the DDP as required by the Ministerial Direction issued under the Act. 

 Contrast this with Westfield Miranda where Sutherland LEP 2015 permits residential 
accommodation in the applicable B3 zone.  In fact, the B3 zone objectives for SLEP 2015 
includes: 

To strengthen the viability of existing commercial centres through increased economic activity, 
employment and resident population (our emphasis). 

 
in their co
provides for a base FSR of commercial.  
LEPs to support a minimum amount of commercial floor space and without derogating the core job 
creating objectives for centres throughout Sydney. 

 Ultimately the capacity of each centre to absorb additional floor space of any nature will be a 
function of the physical opportunities and constraints of each centre.  A blanket protection of B3 
zoning from residential could be considered as being a constraint to the consideration of any form 
of redevelopment in these centres. 

Recommendation:  

1. B3 zones in commercial cores should be permitted to accommodate residential 
activities provided the predominate retail/commercial land use objectives are not 
undermined. 

2. Include references to the use of other statutory planning mechanisms to facilitate job 
creation objectives, e.g. base plus incentive FSR. 

3. Support Council strategic planning of centres to best define role and function and use 
at local level reflective of local characteristics and needs. 

 The proposal to rationalise the centres hierarchy to Strategic, District and Local is supported and 
their respective definitions is generally clearly stated and understood.   

 Having said that there appears to be some inconsistencies in which Strategic Centres have been 
have one or more

characteristics.  

 This is partly a function of the DDPs not clearly distinguishing between current characteristics and 
future characteristics.  For example: 

 Bondi Junction will be potentially supporting in excess of 20,000 jobs and being the major 
public transport node with stated DDP opportunity to support the growth the Randwick Health 
and Education super-precinct. This role and function appears consistent with the Strategic 
Centre definition 
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This submission has highlighted Scentre Group and  broad support for the approach to 
, specifically relating to Westfield Miranda and Hurstville in the South 

District and Westfield Mt Druitt in the West Central District.  That said this submission has also 
identified several key issues that should be addressed in finalising the plan.  Critical to this is 
reviewing the undue emphasis on the prescriptive application of the B3 zone unless it takes an 
approach like that in Sutherland LEP 2015.  It is considered that the Sutherland LEP B3 zone 
provisions provides a sound template that has metropolitan wide application.   These provisions are 
prompting the early advancement of discussions with Council over further investment in Miranda. 

Scentre Group, together with embarking, is embarking on the next phase of its journey as a shopping 
centre owner and intends to be at the forefront of retail led urban renewal where it can be supported 
commercially.  In this case, it is emphasised none more so by their plans for Hurstville.  In all cases, 
including Hurstville, retail will always be its core business and this lends significant weight to the ability 
to sustain and grow jobs in locations that are also readily accessible and highly desirable places to 
live.  Growing societal demands for vibrancy and quality, underwritten by a compelling sense of place 
and experience, lies at the heart of well-planned centres where retail plays a significant role.  The DDP 
potentially provide a catalyst for Scentre Group and DEXUS to continue its significant transformation 
of Westfield Hurstville.  However, they may also limit this opportunity if the DDP are translated into 
overly prescriptive statutory outcomes.  As mentioned the Westfield Hurstville has enjoyed a mixed 
use zoning since 1994.   

The issues raised in this submission are intended to ensure that the role that Scentre Group and 
DEXUS have played in shaping Sydney to date continue to remain relevant in a constantly changing 
world.  The recommendations made in this submission are intended to achieve just that. Scentre 
Group and DEXUS look forward to continuing its dialogue with the Commission in the finalisation and 
implementation of the District Plans 

If you have any questions, please don't hesitate to contact me on 82339925. 

Yours sincerely, 

 

 

David Hoy 

Regional Director 
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30 March 2017 

      

Greater Sydney Commission 

Draft District Plans 

PO Box 257 

Parramatta  NSW 2124 

Dear Sir/Madam, 

This submission has been made on behalf of Scentre Group Limited (Scentre Group) and GPT 
Limited and in response to the public exhibition of the Draft West District Plan (DDP) and its 
companion document Towards our Greater Sydney 2056 (TGS).  This submission relates exclusively 
to Westfield Penrith, which Scentre Group manages on behalf of its joint owner GPT under the 
Westfield brand.

Scentre Group was created on 30 June 2014 through the merger of Westfield Retail Trust and 
stralian and New Zealand management business. It combined the property 

interests of each of these entities in Australia and New Zealand with retail real estate assets under 
management valued at $45.7 billion and shopping centre ownership interests valued at $32.3 billion.   

Each of these shopping centres operate under the Westfield brand and are an essential part of the 
 In 2016, over 525 million customers visited a Westfield 

shopping centre, spending more than $22 billion across the Australian and New Zealand Portfolio of 
39 shopping centres.  Thirteen (13) of these centres, 13 or 33% of its current portfolio is located within 
Metropolitan Sydney, its largest market. 

Given this market presence within Sydney, Scentre Group and GPT has a long history of participation 
and engagement in land use planning matters that affect its property and business interests and again 
is pleased to be making this submission. 

The table overleaf provides a summary of the town planning status of all Westfield Shopping Centres 
throughout Sydney.  It provides current zoning as well as a comparison of the centre designation 
within which each shopping centre is located under both the 2014 Metropolitan Strategy and latest 
DDP. 

Notably: 
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 There is at least one Westfield Shopping Centre in every District, including Westfield Penrith which 
is jointly owned by GPT. 

 Every Westfield shopping centre is located either within a Strategic or District Centre under the 
DDPs.   

 The permissibility of residential development across the portfolio varies.   This point will be 
discussed further below in this submission. 

 

manager of wholly owned; 50% jointly owned (Hurstville, Miranda, Warringah Mall, Mt Druitt, Liverpool, 
Parramatta, Penrith) or independently owned (Eastgardens) assets.  In some instances, it is 
understood that these joint and independent owners are making their own separate submissions to the 
DDPs. 

While the DDPs are about managing change, likewise, we are also witnessing the change to the 
nature of traditional shopping centres.  

This is reflective of broader global trends as cities become denser and shopping centres, particularly 
large scale centres such Westfield Penrith, find themselves well positioned to respond to these trends 
due to: 

 Their significant land holdings  often the Westfield Shopping Centre represents one of the largest 
amalgamated land holdings in each of the above centres. 

 Their immediate proximity to mass transit.  Eleven (11) out of 13 centres above are within 400m of 
a train station, including Westfield Penrith.  In the case of Chatswood and Sydney, these Westfield 
centres will also have walkable access to a metro station within the next 5-10 years. 
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This evolution is graphically represented in the following diagram, summarising key attributes of core 
Scentre Group assets. 

 

Source: Urbis 

In this context, Scentre Group (and its joint owners) is well positioned to contribute to the productivity 
and liveability goals of the DDPs by providing for retail led mixed use opportunities of significant scale.  
This is evident by: 

 The Planning Proposal currently before Georges River Council to rezone Westfield Hurstville B4 
Mixed Use to accommodate long term retail (job) growth, a significant communal space tying into 
the town centre and a mixture of short and long term accommodation above podium level.   

 The Stage 1 DA currently before the City of Sydney seeking retail renewal of the recently acquired 
David Jones Market Street site with a significant residential tower above. 

 The approval for a 35,000sqm commercial office tower above Westfield Parramatta with plans to 
grow this commercial office space to 100,000sqm. 

 Scentre Group and GPT are in the early phases of master planning the next significant renewal of 
its Penrith asset and have commenced early dialogue with Council over the broader opportunities 
and contribution such can make to strategic centres. 

These mixed-use transformations of Scentre Group assets are not unique to Sydney (nor to Scentre 
Group or GPT themselves) and similar mixed-use developments are planned or have been delivered 
at Westfield Whitford City in WA, Top Ryde and Rouse Hill Town Centre, and the Macquarie Centre at 
Macquarie Park, each in NSW.   
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The key distinguisher for each of these is that retail remains the dominant activity.  These are retail-led 
mixed use transformations, maintaining and expanding their significant employment and broader 
economic contributions as opposed to those that are residential developer led with a limited retail offer 
which tend to be the nature of most current mixed use projects.   

Renderings of the Westfield Hurstville and Whitford City mixed use concepts are included below: 

Westfield Hurstville  Vertical Mixed Use Source: Urbis 
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Westfield Whitford City (WA)  Horizontal Mixed Use Source: Urbis 

 

 

The Draft District Plans and TGS 
growth, driven by population increase needs careful guidance and it is considered that generally all 
documents set an appropriate basis for managing this growth.  

 perspective the following broad observations are made: 

 Investment decisions are typically made over a medium to long term horizon and a strong land 
use planning platform at a policy level plays a role in informing Sc
Sydney Portfolio.  For example, Scentre Group recently disposed of its former North Rocks centre.  
That centre has no strategic designation under the DDPs. The DDPs and TGS provide a sound 
basis for investment by building on the strength based on a network of 
well-connected centres. 

 Similarly, Scentre Group and GPT strongly supports the release of the TGS document which 
provides a basis to consider the investment in potential new shopping centre locations required to 
support the growth of Western Sydney.  Scentre Group and GPT acknowledges that this 
document will form the basis of an updated Metropolitan Planning Strategy to be released later in 
2017.  It is assumed that this pending document will better integrate transport planning and 
investment to support the identification of potential new planned centres.   

 In the short to medium term, development decisions are informed by the way land use policy is 
consistently applied and by the way it is translated into statutory local environmental plans.    
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 For effective private sector investment, the GSC and Councils needs to be careful in how it plans 
and implements uplift to cater for growth to avoid passive site owners simply enjoying planning 
gain with resultant increases in land value.  The focus for planning implementation must be on 
mechanisms that deliver public benefit as well as private investment returns to those who are 
taking the risk of implementing the intent of planning policy.   

 It is felt that the DDPs are potentially open to inconsistent application at present, and need to be 
supported by more detailed policy guidance, particularly around retail investment.  Furthermore, 
the graphical diagrams for each of the Centres contained in the DDPs present a somewhat 
underwhelming perspective of simply articulating the existing situation without giving any real 
direction for growth.  The DPPs are an opportunity to better frame the strategic potential of each 
centre to guide Council more detailed local strategic planning work in a much more aligned 
manner. (This is discussed in further detail below). 

 In this respect, retail is playing a growing role both in absolute numbers and as a proportion of 
total employment within Sydney as evident by the table below.   

 

 Linked with the spatial concentration of retail jobs within centres, reinforces the need to support 
the DDPs with a clear retail investment policy that provides transparent and consistent guidance to 
all parties wishing to invest in retail activities.  

 There is a pressing need to support the DDPs implementation with a transparent retail policy.  The 
DDPs refer to a retail floor space data set however this is not yet publicly available and makes it 
difficult to understand the basis for the statements about current retail provision across the districts 
and its breakdown between discretionary and non-discretionary retail floor-space.   

 In the absence of both, the productivity priorities around planning for new centres cannot be 
advanced with any certainty and leaves open the potential for ad hoc and unplanned 
development.  This can place unnecessary strain on infrastructure, not to mention undermines the 
opportunity for building vibrancy and critical consumer mass around planned centres and 
collaboration areas, discussed further below. 

 
considerable merit however appears to be limiting insofar as the definition appears to place 
caveats on the opportunities for private sector involvement.   

 These collaboration areas are typically associated with Strategic Centres, e.g. Penrith and 
Liverpool.  Best practice planning suggests that the best urban outcomes occur when there is 



 

 

SA6597_GSC_DDP Submission_SG_GPT_FINAL 

30.3.17_DH 7 

 

alignment between public and private sector investment.  In the case of Liverpool Strategic 
Centre, Westfield Liverpool is located two street blocks from the Liverpool Health Precinct.  Both 
are major stakeholders in long term vitality of the Centre and it appears counter intuitive to limit 
any potential collaboration opportunities that may be possible in the future. 

 In the case of Penrith (and Liverpool) the opportunities for collaboration over the long term spatial 
relationships and place making associated with the Western Sydney airport cannot be 
understated. The role and function of both Penrith and Liverpool must be at the forefront of 
collaborative thinking about the airports wider regional role.  It would be remiss if such a significant 
stakeholder as Scentre Group and GPT are excluded from or denied opportunity to participate in 
long term planning for Strategic Centres 

Recommendation:  

1. Release Retail Data set for consideration 

2. Support Council strategic planning and retail investor decision making by preparing 
and releasing a retail investment policy. 

3. Broaden the definition of a collaboration area to more explicitly acknowledge the 
opportunity for private sector involvement to support centre vibrancy. 

 The principle of maintaining a strong commercial core is supported.  As evident by the table earlier 
 assets are currently zoned B3 and this should not change.  

This includes Westfield Penrith. 

 However, it is also apparent that the role of several of the centres within which Scentre Group  
assets are located perform very similar in role and function, for example Hornsby, Burwood, Mt 
Druitt and Hurstville, yet have either a B3 or B4 zoning.    

 In each case, these 4 centres are well located on rail and are increasingly aspirational in terms of 
their desire to be high quality and vibrant urban centres.   

 The proposed prescriptive use of B3 zones implies its blunt use to deny residential activities and 
ores as suggested in the Productivity Priorities in the DDPs therefore 

seems at odds with the trend to make centres more vibrant.  This implies supporting opportunities 
for retail led mixed use as is proposed for Hurstville that otherwise could be lost in other B3 zoned  
centres such a Penrith.   

 In this context there currently a somewhat mixed position on the application of the B3 zone 
expressed both through the DDPs and existing statutory LEPs.  For example: 

 The West Central DDP states in respect of Blacktown CBD (where Scentre Group and GPT 
have no retail interests increase residential densities in the city centre
logic was to be applied to Penrith, where Westfield Penrith is zoned B3, to achieve a retail led 
mixed use outcome would potentially be at odds with the DDP and would potentially fall over 
statutorily as a rezoning proposal would NOT be giving effect to the DDP as required by the 
Ministerial Direction issued under the Act. 



 

 

SA6597_GSC_DDP Submission_SG_GPT_FINAL 

30.3.17_DH 8 

 

 Contrast this with Westfield Miranda where Sutherland LEP 2015 permits residential 
accommodation in the applicable B3 zone.  In fact, the B3 zone objectives for SLEP 2015 
includes: 

To strengthen the viability of existing commercial centres through increased economic activity, 
employment and resident population (our emphasis). 

 

provides for a base FSR of commercial.  
LEPs to support a minimum amount of commercial floor space and without derogating the core job 
creating objectives for centres throughout Sydney. 

 Ultimately the capacity of each centre to absorb additional floor space of any nature will be a 
function of the physical opportunities and constraints of each centre.  A blanket protection of B3 
zoning from residential could be considered as being a constraint to the consideration of any form 
of redevelopment in these centres. 

Recommendation:  

1. B3 zones in commercial cores should be permitted to accommodate residential 
activities provided the predominate retail/commercial land use objectives are not 
undermined. 

2. Include references to the use of other statutory planning mechanisms to facilitate job 
creation objectives, e.g. base plus incentive FSR. 

3. Support Council strategic planning of centres to best define role and function and use 
at local level reflective of local characteristics and needs. 

 The proposal to rationalise the centres hierarchy to Strategic, District and Local is supported and 
their respective definitions is generally clearly stated and understood.  For the most part  

 Having said that there appears to be some inconsistencies in which Strategic Centres have been 
have one or more

characteristics.  

 This is partly a function of the DDPs not clearly distinguishing between current characteristics and 
future characteristics.  For example: 

 Bondi Junction will be potentially supporting in excess of 20,000 jobs and being the major 
public transport node with stated DDP opportunity to support the growth the Randwick Health 
and Education super-precinct. This role and function appears consistent with the Strategic 
Centre definition 

 Warringah Mall sits within the Dee-Why Brookvale District Centre, yet already plays host to 
20,000 employees.  It lies adjacent to the Brookvale campus of the Northern Sydney Institute, 
one of the metropolitan TAFE network tier 1 tertiary education facilities.   





 

 

SA6597_GSC_DDP Submission_SG_GPT_FINAL 

30.3.17_DH 10 

 

Yours sincerely, 

 

 

 

David Hoy 

Regional Director 
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30 March 2017 

      

Greater Sydney Commission 

Draft District Plans 

PO Box 257 

Parramatta  NSW 2124 

Dear Sir/Madam, 

This submission has been made on behalf of Scentre Group Limited (Scentre Group) and AMP 
Limited and in response to the public exhibition of the Draft West District Plan (DDP) and its 
companion document Towards our Greater Sydney 2056 (TGS).  This submission relates exclusively 
to Westfield Liverpool and Westfield Warringah Mall, which Scentre Group manages on behalf of its 
joint owner AMP under the Westfield brand. 

Scentre Group was created on 30 June 2014 through the merger of Westfield Retail Trust and 

interests of each of these entities in Australia and New Zealand with retail real estate assets under 
management valued at $45.7 billion and shopping centre ownership interests valued at $32.3 billion.   

Each of these shopping centres operate under the Westfield brand and are an essential part of the 
 In 2016, over 525 million customers visited a Westfield 

shopping centre, spending more than $22 billion across the Australian and New Zealand Portfolio of 
39 shopping centres.  Thirteen (13) of these centres, 13 or 33% of its current portfolio is located within 
Metropolitan Sydney, its largest market. 

Given this market presence within Sydney, Scentre Group and AMP has a long history of participation 
and engagement in land use planning matters that affect its property and business interests and again 
is pleased to be making this submission. 

The table overleaf provides a summary of the town planning status of all Westfield Shopping Centres 
throughout Sydney.  It provides current zoning as well as a comparison of the centre designation 
within which each shopping centre is located under both the 2014 Metropolitan Strategy and latest 
DDP. 

Notably: 
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 There is at least one Westfield Shopping Centre in every District, including Westfield Liverpool and 
Westfield Warringah Mall which is jointly owned by AMP. 

 Every Westfield shopping centre is located either within a Strategic or District Centre under the 
DDPs.   

 The permissibility of residential development across the portfolio varies.   This point will be 
discussed further below in this submission. 

 

The table also highlights the ownership of each 
manager of wholly owned; 50% jointly owned (Hurstville, Miranda, Warringah Mall, Liverpool, 
Parramatta, Mt Druitt, Penrith) or independently owned (Eastgardens) assets.  In some instances, it is 
understood that these joint and independent owners are making their own separate submissions to the 
DDPs. 

While the DDPs are about managing change, likewise, we are also witnessing the change to the 
nature of traditional shopping centres.  

This is reflective of broader global trends as cities become denser and shopping centres, particularly 
large scale centres such Westfield Penrith, find themselves well positioned to respond to these trends 
due to: 

 Their significant land holdings  often the Westfield Shopping Centre represents one of the largest 
amalgamated land holdings in each of the above centres. 

 Their immediate proximity to mass transit.  Eleven (11) out of 13 centres above are within 400m of 
a train station, including Westfield Liverpool.  In the case of Chatswood and Sydney, these 
Westfield centres will also have walkable access to a metro station within the next 5-10 years.  
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Westfield Warringah Mall is proposed to be serviced by a Bus Rapid Transit system currently 
being planned by NSW Government. 

This evolution is graphically represented in the following diagram, summarising key attributes of core 
Scentre Group assets. 

 

 

Source: Urbis 

In this context, Scentre Group (and its joint owners) is well positioned to contribute to the productivity 
and liveability goals of the DDPs by providing for retail led mixed use opportunities of significant scale.  
This is evident by: 

 The Planning Proposal currently before Georges River Council to rezone Westfield Hurstville B4 
Mixed Use to accommodate long term retail (job) growth, a significant communal space tying into 
the town centre and a mixture of short and long term accommodation above podium level.   

 The Stage 1 DA currently before the City of Sydney seeking retail renewal of the recently acquired 
David Jones Market Street site with a significant residential tower above. 

 The approval for a 35,000sqm commercial office tower above Westfield Parramatta with plans to 
grow this commercial office space to 100,000sqm. 

 AMPs Stage 1 consent received for its mixed-use transformation of the Macquarie Centre at 
Macquarie Park, comprising significant retail expansion and podium residential towers. 
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 Scentre Group and AMP are in the early phases of master planning the next significant renewal of 
its Liverpool asset and have commenced early dialogue with Council over the broader 
opportunities and contribution such can make to this strategic centre. 

These mixed-use transformations of Scentre Group assets are not unique to Sydney (nor to Scentre 
Group or AMP themselves) and similar mixed-use developments are planned or have been delivered 
at Westfield Whitford City in WA, Top Ryde and Rouse Hill Town Centre.  

The key distinguisher for each of these is that retail remains the dominant activity.  These are retail-led 
mixed use transformations, maintaining and expanding their significant employment and broader 
economic contributions as opposed to those that are residential developer led with a limited retail offer 
which tend to be the nature of most current mixed use projects. 

Renderings of the Westfield Hurstville (top) and Westfield Whitford City (bottom) mixed use concepts 
are included below. 

Hurstville  Vertical Mixed Use Source:Urbis 
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Whitford City (WA)  Horizontal Mixed Use  Source: Urbis 

 

The Draft District Plans and TGS 
growth, driven by population increase needs careful guidance and it is considered that generally all 
documents set an appropriate basis for managing this growth.  

 AMPs perspective the following broad observations are made: 

 Investment decisions are typically made over a medium to long term horizon and a strong land 
use planning platfo
Sydney Portfolio.  For example, Scentre Group recently disposed of its former North Rocks centre.  
That centre has no strategic designation under the DDPs. The DDPs and TGS provide a sound 
basis for investment by building on the strength based on a network of 
well-connected centres. 

 Similarly, Scentre Group and AMP strongly supports the release of the TGS document which 
provides a basis to consider the investment in potential new shopping centre locations required to 
support the growth of Western Sydney.  Scentre Group and AMP acknowledges that this 
document will form the basis of an updated Metropolitan Planning Strategy to be released later in 
2017.  It is assumed that this pending document will better integrate transport planning and 
investment to support the identification of potential new planned centres.   

 In the short to medium term, development decisions are informed by the way land use policy is 
consistently applied and by the way it is translated into statutory local environmental plans.    
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 For effective private sector investment, the GSC and Councils needs to be careful in how it plans 
and implements uplift to cater for growth to avoid passive site owners simply enjoying planning 
gain with resultant increases in land value.  The focus for planning implementation must be on 
mechanisms that deliver public benefit as well as private investment returns to those who are 
taking the risk of implementing the intent of planning policy.   

 It is felt that the DDPs are potentially open to inconsistent application at present, and need to be 
supported by more detailed policy guidance, particularly around retail investment.  Furthermore, 
the graphical diagrams for each of the Centres contained in the DDPs present a somewhat 
underwhelming perspective of simply articulating the existing situation without giving any real 
direction for growth.  The DPPs are an opportunity to better frame the strategic potential of each 
centre to guide Council more detailed local strategic planning work in a much more aligned 
manner. (This is discussed in further detail below). 

 In this respect, retail is playing a growing role both in absolute numbers and as a proportion of 
total employment within Sydney as evident by the table below.   

 

 Linked with the spatial concentration of retail jobs within centres, reinforces the need to support 
the DDPs with a clear retail investment policy that provides transparent and consistent guidance to 
all parties wishing to invest in retail activities.  

 There is a pressing need to support the DDPs implementation with a transparent retail policy.  The 
DDPs refer to a retail floor space data set however this is not yet publicly available and makes it 
difficult to understand the basis for the statements about current retail provision across the districts 
and its breakdown between discretionary and non-discretionary retail floor-space.   

 In the absence of both, the productivity priorities around planning for new centres cannot be 
advanced with any certainty and leaves open the potential for ad hoc and unplanned 
development.  This can place unnecessary strain on infrastructure, not to mention undermines the 
opportunity for building vibrancy and critical consumer mass around planned centres and 
collaboration areas, discussed further below. 

 
considerable merit however appears to be limiting insofar as the definition appears to place 
caveats on the opportunities for private sector involvement.   

 These collaboration areas are typically associated with Strategic Centres, e.g. Penrith and 
Liverpool.  Best practice planning suggests that the best urban outcomes occur when there is 
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alignment between public and private sector investment.  In the case of Liverpool Strategic 
Centre, Westfield Liverpool is located two street blocks from the Liverpool Health Precinct.  Both 
are major stakeholders in long term vitality of the Centre and it appears counter intuitive to limit 
any potential collaboration opportunities that may be possible in the future.  

 In the case of Liverpool (and Penrith) the opportunities for collaboration over the long term spatial 
relationships and place making associated with the Western Sydney airport cannot be 
understated. The role and function of both Liverpool and Penrith must be at the forefront of 
collaborative thinking about the airports wider regional role.  It would be remiss if such a significant 
stakeholder as Scentre Group and AMP are excluded from or denied opportunity to participate in 
long term planning for Strategic Centres 

 More immediately in the case of Liverpool, concern continues to be expressed over the recent 
Gateway Determination to facilitate a significant retail expansion north of the Liverpool CBD.  The 
DDP provide an opportunity to review this decision considering the productivity priorities 
expressed for Liverpool CBD. 

Recommendation:  

1. Release Retail Data set for consideration 

2. Support Council strategic planning and retail investor decision making by preparing 
and releasing a retail investment policy. 

3. Broaden the definition of a collaboration area to more explicitly acknowledge the 
opportunity for private sector involvement to support centre vibrancy. 

4. Review the Gateway Determination issued for major retail expansion north of the CBD 

 The principle of maintaining a strong commercial core is supported.  As evident by the table earlier 
 assets are currently zoned B3 and this should not change.  

This includes Westfield Liverpool and Westfield Warringah Mall. 

 However, it is also apparent that the role of several  
assets are located perform very similar in role and function, for example Hornsby, Burwood, Mt 
Druitt and Hurstville, yet have either a B3 or B4 zoning.    

 In each case, these 4 centres are well located on rail and are increasingly aspirational in terms of 
their desire to be high quality and vibrant urban centres.   

 The proposed prescriptive use of B3 zones implies its blunt use to deny residential activities and 
as suggested in the Productivity Priorities in the DDPs therefore 

seems at odds with the trend to make centres more vibrant.  This suggests that supporting 
opportunities for retail led mixed use as is proposed for Hurstville (and as has been approved at 
the Macquarie Centre) could otherwise be lost in other B3 zoned centres such a Liverpool and 
Brookvale.   

 In this context there currently a somewhat mixed position on the application of the B3 zone 
expressed both through the DDPs and existing and proposed statutory LEPs.  For example: 
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 Liverpool Council is well advanced in the preparation of a new city centre LEP that proposes 
to significantly scale back is B3 zone and extend its B4 zone to facilitate new mixed use 
residential development and vibrancy within rather than peripheral to its commercial core.   

 The West Central DDP states in respect of Blacktown CBD (where Scentre Group and AMP 
have no retail interests increase residential densities in the city centre  

 If these approaches were to be applied to both Liverpool and Brookvale, where Westfield 
Liverpool and Warringah Mall are both zoned B3, to achieve a retail led mixed use outcome 
would potentially be at odds with the DDP and would potentially fall over statutorily as a 
rezoning proposal would NOT be giving effect to the DDP as required by the Ministerial 
Direction issued under the Act. 

 Contrast this with Westfield Miranda where Sutherland LEP 2015 permits residential 
accommodation in the applicable B3 zone.  In fact, the B3 zone objectives for SLEP 2015 
includes: 

To strengthen the viability of existing commercial centres through increased economic activity, 
employment and resident population (our emphasis). 

 

provides for a base FSR of commercial.  s adopt base FSR provisions in their 
LEPs to support a minimum amount of commercial floor space and without derogating the core job 
creating objectives for centres throughout Sydney. 

 Ultimately the capacity of each centre to absorb additional floor space of any nature will be a 
function of the physical opportunities and constraints of each centre.  A blanket protection of B3 
zoning from residential could be considered as being a constraint to the consideration of any form 
of redevelopment in these centres. 

Recommendation:  

1. B3 zones in commercial cores should be permitted to accommodate residential 
activities provided the predominate retail/commercial land use objectives are not 
undermined. 

2. Include references to the use of other statutory planning mechanisms to facilitate job 
creation objectives, e.g. base plus incentive FSR. 

3. Support Council strategic planning of centres to best define role and function and use 
at local level reflective of local characteristics and needs. 

 The proposal to rationalise the centres hierarchy to Strategic, District and Local is supported and 
their respective definitions is generally clearly stated and understood.   

 Having said that there appears to be some inconsistencies in which Strategic Centres have been 
de have one or more
characteristics.  
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Retail will always be its core business and this lends significant weight to the ability to sustain and 
grow jobs in locations that are also readily accessible and highly desirable places to live.  Growing 
societal demands for vibrancy and quality, underwritten by a compelling sense of place and 
experience, lies at the heart of well-planned centres where retail plays a significant role.  The DDP 
potentially provide a catalyst for Scentre Group and AMP to continue its investment in Liverpool.  
However, they may also limit this opportunity if the DDP are translated into overly prescriptive statutory 
outcomes.   

The issues raised in this submission are intended to ensure that the role that Scentre Group and AMP 
have played in shaping Sydney to date continue to remain relevant in a constantly changing world.  
The recommendations made in this submission are intended to achieve just that. Scentre Group and 
AMP look forward to continuing its dialogue with the Commission in the finalisation and 
implementation of the District Plans. 

If you have any questions please don't hesitate to contact me on 82339925. 

Yours sincerely, 

 

 

 

David Hoy 

Regional Director 
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30 March 2017 

      

Greater Sydney Commission 

Draft District Plans 

PO Box 257 

Parramatta  NSW 2124 

Dear Sir/Madam, 

This submission has been made on behalf of Scentre Group Limited (Scentre Group) and GIC (The 
and in response to the public exhibition of the 

Draft West District Plan (DDP) and its companion document Towards our Greater Sydney 2056 (TGS).  
This submission relates exclusively to Westfield Parramatta which Scentre Group manages on behalf 
of its co-owner GIC under the Westfield brand. 

Scentre Group was created on 30 June 2014 through the merger of Westfield Retail Trust and 
Westfie
interests of each of these entities in Australia and New Zealand with retail real estate assets under 
management valued at $45.7 billion and shopping centre ownership interests valued at $32.3 billion.   

Each of these shopping centres operate under the Westfield brand and are an essential part of the 
 In 2016, over 525 million customers visited a Westfield 

shopping centre, spending more than $22 billion across the Australian and New Zealand Portfolio of 
39 shopping centres.  Thirteen (13) of these centres, 13 or 33% of its current portfolio is located within 
Metropolitan Sydney, its largest market. 

Given this market presence within Sydney, Scentre Group and GIC has a long history of participation 
and engagement in land use planning matters that affect its property and business interests and again 
is pleased to be making this submission. 

The table overleaf provides a summary of the town planning status of all Westfield Shopping Centres 
throughout Sydney.  It provides current zoning as well as a comparison of the centre designation 
within which each shopping centre is located under both the 2014 Metropolitan Strategy and latest 
DDP. 
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Westfield centres will also have walkable access to a metro station within the next 5-10 years. 
This evolution is graphically represented in the following diagram, summarising key attributes of 
core Scentre Group assets. 

 

Source: Urbis 

In this context, Scentre Group (and its joint owners) is well positioned to contribute to the productivity 
and liveability goals of the DDPs by providing for retail led mixed use opportunities of significant scale.  
This is evident by: 

 The Planning Proposal currently before Georges River Council to rezone Westfield Hurstville B4 
Mixed Use to accommodate long term retail (job) growth, a significant communal space tying into 
the town centre and a mixture of short and long term accommodation above podium level.   

 The Stage 1 DA currently before the City of Sydney seeking retail renewal of the recently acquired 
David Jones Market Street site with a significant residential tower above. 

 The approval for a 35,000sqm commercial office tower above Westfield Parramatta with plans to 
grow this commercial office space to 100,000sqm.  Scentre Group and GIC have recently lodged 
a request for SEARs with DPE to facilitate the approvals process for this project. 

These mixed-use transformations of Scentre Group assets are not unique to Sydney (nor to Scentre 
Group themselves) and similar mixed-use developments are planned or have been delivered at 
Westfield Whitford City in WA, Top Ryde and Rouse Hill Town Centre, and the Macquarie Centre at 
Macquarie Park, each in NSW.  Renderings of the Westfield Hurstville; Whitford City and Parramatta 
mixed use concepts are included below: 
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Westfield Hurstville  Vertical Mixed Use Source: Urbis 

 

Westfield Whitford City (WA)  Horizontal Mixed Use Source: Urbis 
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Westfield Parramatta  Commercial Mixed Use Source: Scentre Group 
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The key distinguisher for each of these is that retail remains the dominant activity.  Even at potentially 
100,000sqm of office space, the Parramatta proposal still retains circa 175,000sqm of retail floor 
space.  These are and will remain retail-led mixed use transformations, maintaining and expanding 
their significant employment and broader economic contributions as opposed to those that are 
residential developer led with a limited retail offer which tend to be the nature of most current mixed 
use projects. 

The Draft District Plans and TGS 
growth, driven by population increase needs careful guidance and it is considered that generally all 
documents set an appropriate basis for managing this growth.  

 GICs perspective the following broad observations are made: 

 Investment decisions are typically made over a medium to long term horizon and a strong land 
use planning platform at a policy level plays a role in i
Sydney Portfolio.  For example, Scentre Group recently disposed of its former North Rocks centre.  
That centre has no strategic designation under the DDPs. The DDPs and TGS provide a sound 
basis for investment by building on the strength based on a network of 
well-connected centres. 

 Similarly, Scentre Group and GIC strongly supports the release of the TGS document which 
provides a basis to consider the investment in potential new shopping centre locations required to 
support the growth of Western Sydney.  Scentre Group and GIC acknowledges that this document 
will form the basis of an updated Metropolitan Planning Strategy to be released later in 2017.  It is 
assumed that this pending document will better integrate transport planning and investment to 
support the identification of potential new planned centres.   

 In the short to medium term, development decisions are informed by the way land use policy is 
consistently applied and by the way it is translated into statutory local environmental plans.    

 For effective private sector investment, the GSC and Councils needs to be careful in how it plans 
and implements uplift to cater for growth to avoid passive site owners simply enjoying planning 
gain with resultant increases in land value.  The focus for planning implementation must be on 
mechanisms that deliver public benefit as well as private investment returns to those who are 
taking the risk of implementing the intent of planning policy.   

It is felt that the DDPs are potentially open to inconsistent application at present, and need to be 
supported by more detailed policy guidance, particularly around retail investment.  Furthermore, 
the graphical diagrams for each of the Centres contained in the DDPs present a somewhat 
underwhelming perspective of simply articulating the existing situation without giving any real 
direction for growth.  The DPPs are an opportunity to better frame the strategic potential of each 
centre to guide Council more detailed local strategic planning work in a much more aligned 
manner. (This is discussed in further detail below). 

 In this respect, retail is playing a growing role both in absolute numbers and as a proportion of 
total employment within Sydney as evident by the table below.   
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 Linked with the spatial concentration of retail jobs within centres, reinforces the need to support 
the DDPs with a clear retail investment policy that provides transparent and consistent guidance to 
all parties wishing to invest in retail activities.  

 There is a pressing need to support the DDPs implementation with a transparent retail policy.  The 
DDPs refer to a retail floor space data set however this is not yet publicly available and makes it 
difficult to understand the basis for the statements about current retail provision across the districts 
and its breakdown between discretionary and non-discretionary retail floor-space.   

 In the absence of both, the productivity priorities around planning for new centres cannot be 
advanced with any certainty and leaves open the potential for ad hoc and unplanned 
development.  This can place unnecessary strain on infrastructure, not to mention undermines the 
opportunity for building vibrancy and critical consumer mass around planned centres and 
collaboration areas, discussed further below. 

 
considerable merit however appears to be limiting insofar as the definition appears to place 
caveats on the opportunities for private sector involvement.   

 These collaboration areas are typically associated with Strategic Centres, e.g. Penrith and 
Liverpool.  Best practice planning suggests that the best urban outcomes occur when there is 
alignment between public and private sector investment.  In the case of Liverpool Strategic 
Centre, Westfield Liverpool is located two street blocks from the Liverpool Health Precinct.  Both 
are major stakeholders in long term vitality of the Centre and it appears counter intuitive to limit 
any potential collaboration opportunities that may be possible in the future.  

 It is understood that there are early investigations underway to expand the metro network through 
to Parramatta (and beyond), which would provide a significant catalyst for further renewal of the 
Parramatta CBD.  Scentre Group and GIC are well positioned to contribute to any place-making 
initiatives associated with such transformational infrastructure.  This can only meaningfully occur 
in a collaborative environment so that shared visions for places can be realised. 

Recommendation:  

1. Release Retail Data set for consideration 

2. Support Council strategic planning and retail investor decision making by preparing 
and releasing a retail investment policy. 
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3. Broaden the definition of a collaboration area to more explicitly acknowledge the 
opportunity for private sector involvement to support centre vibrancy. 

 The principle of maintaining a strong commercial core is supported.  As evident by the table earlier 
 assets are currently zoned B3 and this should not change.  

It is noted that Westfield Parramatta is contained within the B4 Mixed Use zone and that a priority 
for the centre is to consider expansion of the B3 zone.    

 However, it is also apparent that the role of several  
assets are located perform very similar in role and function, for example Hornsby, Burwood, Mt 
Druitt and Hurstville, yet have either a B3 or B4 zoning.    

 In each case, these 4 centres are well located on rail and are increasingly aspirational in terms of 
their desire to be high quality and vibrant urban centres.   

 The proposed prescriptive use of B3 zones implies its blunt use to deny residential activities and 
as suggested in the Productivity Priorities in the DDPs therefore 

seems at odds with the trend to make centres more vibrant.  This implies supporting opportunities 
for retail led mixed use as is proposed for Hurstville that otherwise could be lost in other B3 zoned 
centres such a Penrith.   

 In this context, there currently a somewhat mixed position on the application of the B3 zone 
expressed both through the DDPs and existing statutory LEPs.  For example: 

 The West Central DDP states in respect of Blacktown CBD (where Scentre Group and GIC 
have no retail interests increase residential densities in the city centre
logic was to be applied to an expanded B3 zone in Parramatta, to achieve a retail led mixed 
use outcome would potentially be at odds with the DDP and would potentially fall over 
statutorily as a rezoning proposal would NOT be giving effect to the DDP as required by the 
Ministerial Direction issued under the Act. 

 Contrast this with Westfield Miranda where Sutherland LEP 2015 permits residential 
accommodation in the applicable B3 zone.  In fact, the B3 zone objectives for SLEP 2015 
includes: 

To strengthen the viability of existing commercial centres through increased economic activity, 
employment and resident population (our emphasis). 

 
in their 
provides for a base FSR of commercial.  
LEPs to support a minimum amount of commercial floor space and without derogating the core job 
creating objectives for centres throughout Sydney. 

 Ultimately the capacity of each centre to absorb additional floor space of any nature will be a 
function of the physical opportunities and constraints of each centre.  A blanket protection of B3 
zoning from residential could be considered as being a constraint to the consideration of any form 
of redevelopment in these centres. 
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Recommendation:  

1. B3 zones in commercial cores should be permitted to accommodate residential 
activities provided the predominate retail/commercial land use objectives are not 
undermined. 

2. Include references to the use of other statutory planning mechanisms to facilitate job 
creation objectives, e.g. base plus incentive FSR. 

3. Support Council strategic planning of centres to best define role and function and use 
at local level reflective of local characteristics and needs. 

 The proposal to rationalise the centres hierarchy to Strategic, District and Local is supported and 
their respective definitions is generally clearly stated and understood.   

 Having said that there appears to be some inconsistencies in which Strategic Centres have been 
defined, particularly when the definition state have one or more
characteristics.  

 This is partly a function of the DDPs not clearly distinguishing between current characteristics and 
future characteristics.  For example: 

 Bondi Junction will be potentially supporting more than 20,000 jobs and being the major public 
transport node with stated DDP opportunity to support the growth the Randwick Health and 
Education super-precinct. This role and function appears consistent with the Strategic Centre 
definition 

 Warringah Mall sits within the Dee-Why Brookvale District Centre, yet already plays host to 
20,000 employees.  It lies adjacent to the Brookvale campus of the Northern Sydney Institute, 
one of the metropolitan TAFE network tier 1 tertiary education facilities.   

 The table below provides a commentary against Westfield Parramatta  proposed classification.  
That said it is noted that the DDPs state that these classifications will be reviewed as there is a 
need to review the list of Strategic Centres and District Centres as part of a regular review of 

Regional Plans, starting with A Plan for Growing Sydney in 2017  

 Scentre Group and GIC look forward to participating in future planning work referred to above. 

Recommendation:  

1. Adjust Centre Classifications as necessary to reflect as per table below 

2. Update suggested Centre Strategies as per table below 

 

 

 







 

SA6597_GSC_DDP Submission_SG_TTG_FINAL 30.3.17_DH 

 

30 March 2017 

      

Greater Sydney Commission 

Draft District Plans 

PO Box 257 

Parramatta  NSW 2124 

Dear Sir/Madam, 

This submission has been made on behalf of Scentre Group Limited (Scentre Group) and Terrace 
Tower Group (TTG) and in response to the public exhibition of the Draft Central District Plan (DDP) 
and its companion document Towards our Greater Sydney 2056 (TGS).  This submission relates 
exclusively to Westfield Eastgardens, which Scentre Group manages on behalf of its owner TTG 
under the Westfield brand. 

Scentre Group was created on 30 June 2014 through the merger of Westfield Retail Trust and 
an and New Zealand management business. It combined the property 

interests of each of these entities in Australia and New Zealand with retail real estate assets under 
management valued at $45.7 billion and shopping centre ownership interests valued at $32.3 billion.   

Each of these shopping centres operate under the Westfield brand and are an essential part of the 
 In 2016, over 525 million customers visited a Westfield 

shopping centre, spending more than $22 billion across the Australian and New Zealand Portfolio of 
39 shopping centres.  Thirteen (13) of these centres, 13 or 33% of its current portfolio is located within 
Metropolitan Sydney, its largest market. 

Given this market presence within Sydney, Scentre Group and TTG has a long history of participation 
and engagement in land use planning matters that affect its property and business interests and again 
is pleased to be making this submission. 

The table overleaf provides a summary of the town planning status of all Westfield Shopping Centres 
throughout Sydney.  It provides current zoning as well as a comparison of the centre designation 
within which each shopping centre is located under both the 2014 Metropolitan Strategy and latest 
DDP. 

Notably: 
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 In the case of Eastgardens, the Centre incorporates a significant bus interchange.  There are also 
public discussions that anecdotally suggests that investigations are underway to extend the 
planned Eastern Suburbs light rail to the Eastgardens-Maroubra District Centre.  Scentre Group 
and TTG are fully supportive of any proposition to extend light rail to the site and would be willing 
participants in any formal dialogue on this proposal. 

This evolution is graphically represented in the following diagram, summarising key attributes of core 
Scentre Group assets. 

 

Source: Urbis 

In this context, Scentre Group (and its joint owners) is well positioned to contribute to the productivity 
and liveability goals of the DDPs by providing for retail led mixed use opportunities of significant scale.  
This is evident by: 

 The Planning Proposal currently before Georges River Council to rezone Westfield Hurstville B4 
Mixed Use to accommodate long term retail (job) growth, a significant communal space tying into 
the town centre and a mixture of short and long term accommodation above podium level.   

 The Stage 1 DA currently before the City of Sydney seeking retail renewal of the recently acquired 
David Jones Market Street site with a significant residential tower above. 

 The approval for a 35,000sqm commercial office tower above Westfield Parramatta with plans to 
grow this commercial office space to 100,000sqm. 
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 Eastgardens itself provides commercial office tower space catering historically to the local 
suburban office market as well as a significant Council library resource and community space.  
Furthermore, the significant 16ha urban renewal project currently underway immediately to the 
north of Westfield Eastgardens, is catalysing the potential expansion of the Eastgardens retail 
offer.  Scentre Group and TTG are soon to submit a planning proposal to Bayside Council to 
significantly upgrade Eastgardens, which Council has been briefed on. 

These mixed-use transformations of Scentre Group assets are not unique to Sydney (nor to Scentre 
Group or TTG themselves) and similar mixed-use developments are planned or have been delivered 
at Westfield Whitford City in WA, Top Ryde and Rouse Hill Town Centre, and the Macquarie Centre at 
Macquarie Park, each in NSW.   

Renderings of the Westfield Hurstville and Whitford City mixed use concepts are included below. 

Westfield Hurstville  Vertical Mixed Use Source: Urbis 
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Westfield Whitford City (WA)  Horizontal Mixed Use Source: Urbis 

 

The key distinguisher for each of these is that retail remains the dominant activity.  These are retail-led 
mixed use transformations, maintaining and expanding their significant employment and broader 
economic contributions as opposed to those that are residential developer led with a limited retail offer 
which tend to be the nature of most current mixed use projects.   

The Draft District Plans and TGS 
growth, driven by population increase needs careful guidance and it is considered that generally all 
documents set an appropriate basis for managing this growth.  

 perspective the following broad observations are made: 

 Investment decisions are typically made over a medium to long term horizon and a strong land 
use planning platform at a policy level plays a role in informing Sc
Sydney Portfolio.  For example, Scentre Group recently disposed of its former North Rocks centre.  
That centre has no strategic designation under the DDPs. The DDPs and TGS provide a sound 
basis for investment by building on the strength based on a network of 
well-connected centres. 

 Similarly, Scentre Group and TTG strongly supports the release of the TGS document which 
provides a basis to consider the investment in potential new shopping centre locations required to 
support the growth of Western Sydney.  Scentre Group and TTG acknowledges that this 
document will form the basis of an updated Metropolitan Planning Strategy to be released later in 
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2017.  It is assumed that this pending document will better integrate transport planning and 
investment to support the identification of potential new planned centres.   

 In the short to medium term, development decisions are informed by the way land use policy is 
consistently applied and by the way it is translated into statutory local environmental plans.    

 For effective private sector investment, the GSC and Councils needs to be careful in how it plans 
and implements uplift to cater for growth to avoid passive site owners simply enjoying planning 
gain with resultant increases in land value.  The focus for planning implementation must be on 
mechanisms that deliver public benefit as well as private investment returns to those who are 
taking the risk of implementing the intent of planning policy.   

 It is felt that the DDPs are potentially open to inconsistent application at present, and need to be 
supported by more detailed policy guidance, particularly around retail investment.  Furthermore, 
the graphical diagrams for each of the Centres contained in the DDPs present a somewhat 
underwhelming perspective of simply articulating the existing situation without giving any real 
direction for growth.  The DPPs are an opportunity to better frame the strategic potential of each 
centre to guide Council more detailed local strategic planning work in a much more aligned 
manner. (This is discussed in further detail below). 

 In this respect, retail is playing a growing role both in absolute numbers and as a proportion of 
total employment within Sydney as evident by the table below.   

 

 Linked with the spatial concentration of retail jobs within centres, reinforces the need to support 
the DDPs with a clear retail investment policy that provides transparent and consistent guidance to 
all parties wishing to invest in retail activities. 

 There is a pressing need to support the DDPs implementation with a transparent retail policy.  The 
DDPs refer to a retail floor space data set however this is not yet publicly available and makes it 
difficult to understand the basis for the statements about current retail provision across the districts 
and its breakdown between discretionary and non-discretionary retail floor-space.   

 In the absence of both, the productivity priorities around planning for new centres cannot be 
advanced with any certainty and leaves open the potential for ad hoc and unplanned 
development.  This can place unnecessary strain on infrastructure, not to mention undermines the 
opportunity for building vibrancy and critical consumer mass around planned centres and 
collaboration areas, discussed further below. 
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 There is no clarity contained under Action L3 of the DDP which states that Bayside Council will: 

Work with the Land and Housing Corporation and Transport for NSW to investigate and 
co-ordinate urban renewal at Eastlakes and Eastgardens SC and surrounds. 

 As mentioned above, the soon to be submitted Planning Proposal for Eastgardens provides a 
further catalyst to support the significant urban renewal already underway.  Given Scentre Group 

 above action is already in train.   

 
considerable merit however appears to be limiting insofar as the definition appears to place 
caveats on the opportunities for private sector involvement.   

 These collaboration areas are typically associated with Strategic Centres, e.g. Penrith and 
Liverpool.  Best practice planning suggests that the best urban outcomes occur when there is 
alignment between public and private sector investment.  In the case of Liverpool Strategic 
Centre, Westfield Liverpool is located two street blocks from the Liverpool Health Precinct.  Both 
are major stakeholders in long term vitality of the Centre and it appears counter intuitive to limit 
any potential collaboration opportunities that may be possible in the future.  

Recommendation:  

1. Release Retail Data set for consideration 

2. Support Council strategic planning and retail investor decision making by preparing 
and releasing a retail investment policy. 

3. Clarify the purpose of key actions explicit to Eastgardens contained in the DDP in 
consultation with Scentre Group and TTG. 

4. Broaden the definition of a collaboration area to more explicitly acknowledge the 
opportunity for private sector involvement to support centre vibrancy. 

 The principle of maintaining a strong commercial core is supported.  As evident by the table earlier 
 assets are currently zoned B3 and this should not change.  

This includes Westfield Eastgardens. 

 However, it is also apparent that the role of several of the centres within which Scentre Gr  
assets are located perform very similar in role and function, for example Hornsby, Burwood, Mt 
Druitt and Hurstville, yet have either a B3 or B4 zoning.    

 In each case, these 4 centres are well located on rail and are increasingly aspirational in terms of 
their desire to be high quality and vibrant urban centres.   

 The proposed prescriptive use of B3 zones implies its blunt use to deny residential activities and 
as suggested in the Productivity Priorities in the DDPs therefore 

seems at odds with the trend to make centres more vibrant.  This implies supporting opportunities 
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for retail led mixed use as is proposed for Hurstville that otherwise could be lost in other B3 zoned 
centres such as Eastgardens in the longer term.   

 In this context, there is currently a somewhat mixed position on the application of the B3 zone 
expressed both through the DDPs and existing statutory LEPs.  For example: 

 The West Central DDP states in respect of Blacktown CBD (where Scentre Group and TTG 
have no retail interests increase residential densities in the city centre
logic was to be applied to Eastgardens, where the B3 zone applies, to achieve a retail led 
mixed use outcome would potentially be at odds with the DDP and would potentially fall over 
statutorily as a rezoning proposal would NOT be giving effect to the DDP as required by the 
Ministerial Direction issued under the Act. 

 Contrast this with Westfield Miranda where Sutherland LEP 2015 permits residential 
accommodation in the applicable B3 zone.  In fact, the B3 zone objectives for SLEP 2015 
includes: 

To strengthen the viability of existing commercial centres through increased economic activity, 
employment and resident population (our emphasis). 

 

provides for a base FSR of commercial.  Ma
LEPs to support a minimum amount of commercial floor space and without derogating the core job 
creating objectives for centres throughout Sydney. 

 Ultimately the capacity of each centre to absorb additional floor space of any nature will be a 
function of the physical opportunities and constraints of each centre.  A blanket protection of B3 
zoning from residential could be considered as being a constraint to the consideration of any form 
of redevelopment or revitalisation in these centres. 

Recommendation:  

1. B3 zones in commercial cores should be permitted to accommodate residential 
activities provided the predominate retail/commercial land use objectives are not 
undermined. 

2. Include references to the use of other statutory planning mechanisms to facilitate job 
creation objectives, e.g. base plus incentive FSR. 

3. Support Council strategic planning of centres to best define role and function and use 
at local level reflective of local characteristics and needs. 

 The proposal to rationalise the centres hierarchy to Strategic, District and Local is supported and 
their respective definitions is generally clearly stated and understood.   

 Having said that there appears to be some inconsistencies in which Strategic Centres have been 
have one or more

characteristics.  
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 This is partly a function of the DDPs not clearly distinguishing between current characteristics and 
future characteristics.  For example: 

 Bondi Junction will be potentially supporting in excess of 20,000 jobs and being the major 
public transport node with stated DDP opportunity to support the growth the Randwick Health 
and Education super-precinct. This role and function appears consistent with the Strategic 
Centre definition 

 Warringah Mall sits within the Dee-Why Brookvale District Centre, yet already plays host to 
20,000 employees.  It lies adjacent to the Brookvale campus of the Northern Sydney Institute, 
one of the metropolitan TAFE network tier 1 tertiary education facilities.   

 Based on our review of the DDP, the proposed Eastgardens-Maroubra District Centre is based on 
current characteristics, reinforcing the apparent lack of strategic vision for the centres role and 
function in the DDP. 

 This issue is underscored by the former LAND USE SAFETY 
STUDY - REVIEW OF PLANNING CONTROLS IN THE AREA SURROUNDING DENISON 

.  This document has the potential to confuse at best, or prohibit at worst, 
the objective of creating a true District centre. Council has already identified that it is using this 
report as a planning assessment tool when making decisions on developments.  When looked at 
generally, this study is capable of prohibiting development in the vicinity of the Botany Industrial 
Precinct.   

 Whilst industrial lands and the transport gateways are important and essential features of the 
Central District, there needs to be clarity on the impact of this study when applied to planning 
actions aligned with the DDP. Both usages (industrial and commercial/retail) need to co-exist as is 
suggested by the DDP, so perhaps other off-road dangerous goods transport options should be 
considered as the solution to this challenge. 

 Based on the pending submission of its Planning Proposal, the significant urban renewal occurring 
immediately to the north of Westfield Eastgardens together with the stated Action in the DDP that 
Bayside Council will again: 

Work with the Commission and Transport for NSW to consider potential options for 
further public transport connections in the SE of the District to accommodate forecast 
population growth 

suggest significant scope to collaborate to achieve a shared vision for the proposed District 
Centre. 

 The table below provides a commentary against Westfield Eastgardens proposed classification.  It 
is noted that the DDPs state that these classifications will be reviewed need to 
review the list of Strategic Centres and District Centres as part of a regular review of Regional 
Plans, starting with A Plan for Growing Sydney in 2017  

 Scentre Group and TTG look forward to participating in future planning work referred to above. 

  








