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BACKGROUND 

A Plan for Growing Sydney

July 2013:

August 2013 – September 2014:

October – November 2014: Draft Parramatta City 
Centre Planning Framework Study Draft 
Parramatta CBD Planning Framework: Economic Analysis

April 2015: Parramatta CBD 
Planning Strategy

May – November 2015:

December 2015:

January – March 2016: 

April 2016:



Draft Parramatta City Centre Planning Framework 
Study

COUNCIL’S CURRENT APPROACH TO VALUE SHARING 



Fig. 1: FSR Controls and Phase 1 & 2 value sharing under the Parramatta CBD Planning Proposal 

DISCUSSION PAPER AND APPENDICES 

Infrastructure 



Planning and Funding in the Parramatta CBD. 
Attachment 1

Independent Peer Review of Council’s past work on value sharing

Attachment 2



Draft Parramatta CBD Infrastructure Needs Analysis 

Statement of Vision and Priorities,

Statement of Vision and Priorities 

a. Managing Growth and Transport 

b. Promoting Green Spaces and the Environment 

c. Providing opportunities for Recreation and Leisure 

d. Creating a Strong Economy with a Strong City Centre 

e. Having a Community Focus 

f. Supporting Arts and Culture, Celebrations and Destinations 



Building a Stronger, more Innovative Council for our 
Community’s Future Creating Vibrant Neighbourhoods and Precincts 

Attachment 3

local

Summary 

PUBLIC EXHIBITION 

Industry Forum and Issues Raised 



Engaging with the banking/finance industry to improve project feasibility

It is recommended that this be undertaken as part of the exhibition of the Draft 
Parramatta CBD Infrastructure Strategy.

Indexation and review of value sharing rates

This report recommends a review of the value sharing mechanism after 5 years of 
implementation, as well as ongoing review against a residential market index, as 
per the recommendations of the Peer Review. It is proposed to include CPI 
adjustment as part of the Draft Development Guideline recommended for 
preparation in this report.

Questioning the approach to standardising value sharing in a rate, rather 
than pursuing VPAs on a site-by-site basis 

The reason for standardising the value sharing rates is to provide greater levels of 
certainty, equity, transparency, consistency and efficiency. It is considered that 
the current practice of negotiating VPAs on a site-by-site basis in the CBD is not 
the best outcome in terms of efficiency and equity for Council or industry.

Feasibility testing of the rates; concern that rates will make developments 
financially unviable. In particular, there is a need to take into consideration 
the additional risk a developer takes on a larger development (i.e. additional 
construction risk, finance risk, etc.)

Work undertaken by GLN Planning consultants and Council staff, and peer 
reviewed by Aurecon, has indicated that the recommended rates are feasible for 
the large majority of sites in the CBD given land values in the Parramatta CBD. 
Since June 2016, eight VPAs have been negotiated in line with 20% Phase 1 
value sharing, further underscoring the feasibility of the recommended position.

Uncertainty about the interaction between Council’s value sharing 
mechanism, the SIC, and the recent announcement of affordable housing 
targets in the Draft West Central District Plan.

A draft SIC has not yet been finalised and released for public exhibition, and is the 
responsibility of State Government. Council is seeking to finalise a policy position 
on funding mechanisms for local infrastructure as soon as possible to provide a 
greater level of certainty to both Council and industry, and will continue to work 
with State Government partners on matters of infrastructure planning and funding 
in the Parramatta CBD.

Council will also be undertaking further work in relation to Affordable Housing, in 
line with the Draft West Central District Plan.

The Department of Planning and Environment has advised that Council must 
resolve a policy position on this matter prior to the Parramatta CBD Planning 
Proposal receiving Gateway. Council does not want to delay the Parramatta CBD
Planning Proposal. Council may wish to include interaction with any resulting 
State infrastructure funding or affordable housing targets as part of the 5 year 
review recommended in this report.

How does Council propose to apply value sharing outside the CBD?

The proposed value sharing mechanism does not apply outside of the CBD. 
Negotiation of site-specific VPAs are the current method for sharing value outside 
of the CBD. This issue will be addressed as part of the forthcoming draft update to 
Council’s VPA Policy

Hypothecation of collected funds, timing of payment, ensuring that funds 
collected through value sharing are spent in an efficient and transparent 
manner, and other VPA implementation issues.

Council officers appreciate these implementation concerns, and consider that 
these are best addressed as part of the forthcoming draft Parramatta CBD 



Infrastructure Strategy and draft update to Council’s VPA Policy. The purpose of 
this report is effectively to recommend adoption of rates for the purposes of further 
consultation in the Draft Parramatta CBD Infrastructure Strategy, alongside a draft 
update to Council’s VPA Policy.

 Table 1: Issues raised at industry forum and Council officer response 

Formal Submissions and Issues Raised 

Attachment 4

Impacts on development feasibility and housing affordability: 

Further work needed on infrastructure needs analysis:

Council should consider other funding mechanisms, such as levies or 
approaching the State Government to advocate for a broad-based land 
tax:

This two week public exhibition period was inadequate:



FINANCIAL IMPLICATIONS FOR COUNCIL 

RECOMMENDATION AND ANTICIPATED NEXT STEPS 



Civic Improvement Plan Amendment No. 4



RISKS OF NOT PROCEEDING

Project Officer Land Use Planning 

Service Manager Strategic Planning 

Director Strategic Outcomes and Development 

Director City Services 
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