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Executive summary 
Since 1985, OSL has been operating under a 

self funding model. Its main funding sources 

are proceeds from the sale of surplus land and 

New South Wales Treasury Corporation (TCorp) 

loans (both used to fund land acquisitions). 

It also sources funding from any revenues 

OSL can generate from leasing or licensing its 

asset portfolio as well as interest it earns on 

temporary investments. Through the Sydney 

Region Development Fund (SRDF), a statutory 

fund established under the provisions of the 

Environmental Planning and Assessment Act 1979 

(EP&A Act), the OSL receives all the funding on 

which it relies. The SRDF also includes funding 

from an annual levy from 34 local government 

areas (LGAs) within the Sydney region. The 

funding from this levy helps fund the interest 

payments on the TCorp loan and contribute to 

the repayment of the debt.

There are limits on the financial value of land and 

assets OSL can acquire and divest each year. 

The aim is to create a self balancing funding 

model in which acquisition and divestment costs 

negate each other.

Although the OSL self funding model has 

operated successfully for a number of years, 

the long term sustainability of the model has 

been in question for some time. Over the past 

decade, OSL has been resourceful at identifying 

short term solutions to ensure it can deliver on 

its mandate. However, the office has yet to agree 

on and implement a solution to its long term 

financial sustainability.

Currently, OSL faces five major funding problems 

that impact its financial sustainability (see 

Figure 1). Some of these problems have emerged 

as short  to medium term challenges that need 

addressing as soon as possible.
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Figure 1 
Key short , medium  and long term funding problems.

The OSL has examined nine potential options 

involving the different funding levers currently 

available and in use by the OSL to address these 

five problems (see Table 1). However, the analysis 

indicates that these levers will be insufficient to 

address the systemic funding challenges facing 

OSL. The OSL will require further funding from 

government, additional levies or alternative 

infrastructure contributions because of the 

overall amount of funding (more than $1 billion) 

necessary to meet OSL’s current long term land

acquisition commitments. With land prices in 

Sydney continuing to increase over the medium  

to long term, this funding gap will likely expand 

over time.

The funding balance between acquisitions 

and proceeds from surplus land sales 

is fragile and may lead to negative 

cashflow in the short term.

Problem 1 Fragile 
equilibrium

Asset management costs were not  

considered in the self balanced funding 

model $5.9 million as of the financial year 

ending June 2019.

Problem 2
Asset-

management 
costs

Expected surplus proceeds are insufficient 

to meet even the current acquisition 

commitments, with a current gap of more 

than $1 billion.

Problem 4 Extended 
acquisitions

The OSL cannot reduce its borrowings using 

the SRDF levy alone.

With no additional debt, the OSL would have to 

repay as much as $330 million in principal, plus 

$113 million in accumulated interest over the 

next 10 years. The total expected accumulated 

SRDF levy for the period is $96 million.

Problem 3 Borrowing 
commitments

The OSL cannot take on any additional roles 

without a corresponding funding source.
Problem 5 Expanding  

role

Short-term | Up to 18 months

Medium-term | 18 months to five years

Long-term | More than five years
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Table 1. Analysis of potential options

Option Description Analysis

Change disposal 
plan pace
(relevant to 

problem 1)

Accelerating the pace 

at which the OSL 

disposes of land and 

implementing a more 

strategic approach 

to the sale of surplus 

lands than the current 

annual disposal target 

of $45 million

OSL has prepared an accelerated divestment 

plan for the next four years based on its current 

resources, with annual expected proceeds from 

$70 million to $133 million. This divestment plan 

requires ministerial approval. The fact that the 

OSL divestment plan has not been approved for 

the past two year is the primary driver of the 

current cashflow issues. Therefore, the speed of 

decision making and agility in both the disposal 

approach and the approval process are key.

Change 
acquisition pace
(relevant to 

problem 1)

Changing the pace 

at which the OSL 

fulfills acquisition 

commitments and 

undertaking a more 

strategic approach 

to acquisitions than 

the current annual 

target of $45 million

This option applies to the OSL undertaking only 

acquisitions based on the cash available to it. 

However, the OSL’s ongoing obligations influence 

its ability to slow the pace of acquisitions. The 

office currently depends on an owner initiated 

acquisition process that places pressure 

on the OSL’s ability to effectively plan and 

budget for its forward acquisition program.

Uplift revenue from 
land the OSL holds 
(leases/licences)
(relevant to 

problem 2)

Enhancing the revenue 

generated from land 

the OSL holds for an 

interim period (through 

leases and licences)

Revenues generated from leasing and licensing 

currently fund approximately 35% of the OSL 

annual asset management costs. However, there 

are limited opportunities to increase revenues 

due to zoning and land use constraints, and 

because the portfolio will be rationalised over 

time. Leases remain in holdover following 

expiration so this generates revenue. However, 

the OSL does not renew leases for a fixed longer 

term or seek new leases when leases expire, 

nor does it look to generate additional income 

from other land it currently holds. This use of 

land is not core to the OSL role, and these uses 

generally result in the complexity, effort, cost 

and risk associated with managing tenants.

Accelerate transfers
(relevant to 

problem 2)

Accelerate the 

execution of the asset

transfer program to 

reduce costs associated 

with holding land 

over long periods

Accelerating the transfer of land will be 

challenging as long as the designated owners can 

delay the transfer. Financial considerations for 

example, avoiding maintenance costs, which the 

OSL must cover partially drive this challenge, 

as there is limited potential to use the lands to 

generate revenue from temporary land uses to 

offset the costs of holding and managing the land.
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Option Description Analysis

Realise biodiversity 
credits
(relevant to 

problem 2)

Using the biodiversity 

credits that the OSL 

has received as part 

of the five associated 

biobanked sites

OSL can unlock access to annuity payments  

(approximately $1 million on average) only 

after making a deposit of at least $15.8 million. 

The OSL may be entitled to an additional one

off payment of $19.8 million, depending on its 

success selling the credits. The OSL has identified 

a limited number of additional sites that could 

potentially be nominated for biobanking. 

Draw on debt/ 
modify terms
(relevant to 

problems 3 and 4)

Drawing down on 

available TCorp debt 

facilities, negotiating 

to improve the 

terms of the current 

facilities, or both

The OSL will draw down $100 million over the 

next four years for the strategic open spaces 

initiative, which the OSL acquisition liabilities 

doesn’t currently reflect. The office will draw 

down $65 million to cover one large proposed 

acquisition and address its operating cashflow 

needs. However, the OSL’s ability to modify 

the current TCorp loan terms is limited.

Adjust SRDF 
council levy
(relevant to 

problem 3)

Seeking to grow 

funding generated 

through the annual 

SRDF council levy

As long as the formula for calculating the levy 

does not change, it will continue to increase 

annually only in line with the consumer price 

index. This will be insufficient to repay the 

TCorp debt facilities or cover OSL increasing 

interest payments. Another option would be 

to extend the number of LGAs that contribute 

to the SRDF or introduce a new form of 

infrastructure levy. However, both of these 

options would be complex to implement.

Seek grant funding
(relevant to 

problem 4)

Using available grants 

programs to apply 

for grant funding

This is an ad hoc rather than a systematic 

solution, with no funding guaranteed, as 

the OSL will be competing with other grant 

applicants. The OSL has identified $206 million 

in potential grants. Even if it were successful 

in securing all of this grant funding, it will be 

insufficient to cover the more than $1 billion 

in funding that the OSL requires to meet its 

forward land acquisition commitments. 

Introduce  
fee-for-service
(relevant to 

problems 2 and 5)

Introducing a fee

for service model 

with other agencies 

to recover costs 

associated with 

OSL activities

This option could cover land acquisition, holding 

and transfer costs. It would require negotiating 

or renegotiating agreements with designated 

landowners. Therefore, it would likely apply only 

with other government agencies for acquiring land 

that the OSL doesn’t already hold and manage. 

Department of Planning, Industry and Environment | Long-term Financial and Operational Sustainability Plan 7 



To identify suitable alternative funding sources, 

the OSL has reviewed funding models of various 

state and local planning entities and agencies 

both domestically and internationally. These 

comparable entities and agencies use a similar 

mix of funding sources; however, most entities 

are partially or fully funded by government. This 

highlights the criticality of having the appropriate 

mandate and suitable access to funding as key 

enablers to long term financial sustainability. 

Based on this analysis, the OSL has developed a 

set of recommendations to address each funding 

problem (see Figure 2). 

In summary, for 35 years, the OSL self funding 

model has operated as intended and allowed the 

organisation to operate successfully. However, 

some of the funding issues it faces challenge its 

ability to fulfil its current and future acquisition 

commitments, specifically, problems 1, 4 and 5 

from Figure 1. There is no silver bullet, and the 

OSL will need to pursue a number of options 

to address the funding issues it faces. The OSL 

cannot resolve these funding issues alone and will 

have to work with various stakeholders across 

government to ensure its long term funding 

sustainability. 
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Figure 2. Recommendations

Problem Recommendations 

• Reduce the cashflow volatility by moving to an approved, multiyear 

divestment pipeline if possible

• Accelerate the transfer program with an improved mandate for 
the OSL to take action should the designated owner refuse to take 
ownership of the land

• Seek to recover all asset management costs associated with any new 
land holdings on behalf of other NSW Government agencies to limit 
any future cost exposure. Continue to take advantage of existing 
funding sources, such as biobanking and commercial revenue, and 
leverage the expertise of other Department of Planning, Industry and 
Environment agencies. This may include the agencies taking over land 
activation and revenue generation from temporary use of the land

• Establish a more strategic and proactive approach to prioritise future 
land divestments and acquisitions 

• Make a formal submission to the recently initiated review by the 
NSW Productivity Commissioner to consider revitalising the SRDF or 
extending the use of developer contributions to fund the OSL’s future 
strategic acquisition of land

• Seek alternative funding from government, grant funding or a 
revitalised SRDF council levy for significantly large acquisitions and 
new acquisition liabilities

• Increase the OSL debt limits only if it can use the available 

divestment proceeds to repay the debt, modify the loan terms, 

modify the SRDF council levy or some combination of these

• Establish a fee for service model for any future strategic land 

acquisition and holding activities the OSL undertakes for other  

NSW Government agencies

Problem 1: 
The funding balance 
between acquisitions 
and proceeds from 
surplus land sales is 
fragile and may lead to 
negative cashflow in 
the short-term

Problem 2: 
Asset-management 
costs were not 
considered in the  
self-balanced  
funding model

Problem 4: 
Expected surplus 
proceeds are 
insufficient to 
meet even the 
current acquisition 
commitments

Problem 3: 
The OSL cannot reduce 
its borrowings using 
the SRDF levy alone

Problem 5: 
The OSL cannot take 
on any additional 
roles without a 
corresponding 
funding source 
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For example, if we cannot sell an asset for its 

highest price and best use in the current year 

due to market conditions, we can bring forward 

alternative assets from the approved divestment 

pipeline. This ensures the OSL achieves its 

strategic objectives and reduces unnecessary 

cashflow volatility in any given year.

The outcome of this approach may be that the 

OSL achieves annual divestment proceeds in 

particular years that are greater than our current 

$45 million annual divestment target. 

However, the current annual target is not based 

on any specific legislative or policy requirement. 

So, achieving higher annual sale proceeds may to 

some extent help fund any planned acquisitions 

with values greater than $45 million.

Please refer to section 4.3 on page 20 for further 

recommendations to address the need to identify 

new alternative funding sources for significantly 

large acquisitions. 
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2.1.1 Reduce asset-management 
spend by: 

i  rationalising the portfolio  
it manages directly 

ii  leveraging the expertise of  
other agencies in the 
Department of Planning, 
Industry and Environment. 

2.1.1.1 Accelerate the transfer program, 
with an improved mandate for the OSL to 
take action should the designated owner 
refuse to take ownership of the land 

The OSL will review and rationalise the current 

asset portfolio it manages by speeding up asset 

transfer. Specifically, the OSL will assess the 

process for executing asset transfers and identify 

ways to accelerate the program. This is especially 

important for assets that are not under the care, 

control and management of local councils, as the 

OSL does not incur asset management costs for 

these assets.

Speeding up the transfer process should reduce 

the ongoing maintenance costs of holding assets 

for extended periods and help the OSL better 

manage its exposure to associated liabilities. 

As part of this, the OSL should engage with 

designated owners to explain the benefits they will 

gain by receiving land earlier.

Key to the success of this approach will be to 

ensure the OSL has a mandate to act when the 

designated landowner refuses to take ownership 

of the land within a reasonable period of time.

Although speeding up the execution of the OSL 

asset divestment program will save on asset

management costs, it will also lead to the loss 

of some rental income from some currently 

tenanted surplus land. (The high level estimated 

loss is approximately $200,000 per year.). 

The OSL currently uses this income to offset 

asset management costs. Asset transfer also 

comes at a cost because of the work the OSL 

has to do to prepare assets for transfer, such 

as land remediation, structure demolition and 

contamination handling. 

2.1.1.2 Examine opportunities to 
achieve economies of scale and scope 
by partnering with or outsourcing to 
other parties or agencies within the 
Department of Planning, Industry 
and Environment for specific asset-
management and land-activation roles

The OSL will continue its current strategy of 

identifying, developing and implementing 

procurement related initiatives to streamline and 

improve operations and achieve better value for 

money1. One notable example is the upcoming 

transition of the OSL ground maintenance 

program to the Soil Conservation Service (under 

the Local Land Services division), which has 

recently become part of the new Department of 

Regional NSW. The expected short term savings 

from this will be approximately $400,000 per year.

The OSL is looking to externally outsource its 

facilities  and property management services. 

However, there may be additional opportunities to 

partner with other Department of Planning, Industry 

and Environment cluster entities whose core 

role includes land and asset management. These 

entities, such as the Crown Lands division, may be 

better skilled or resourced to take on some of these 

activities on behalf of the OSL, especially in cases 

in which land these entities hold is adjacent to land 

that the OSL holds. This will help ensure that the 

OSL continues to focus on its core role of strategic 

land acquisition, will help deliver economies of 

scale and scope, and potentially ensure improved 

quality of outcomes. The OSL will need to assess 

the cost benefit of commissioning and delivering 

certain activities using other Department of 

Planning, Industry and Environment agencies on 

a case by case basis. But given that the OSL is a 

relatively small business unit, this approach is likely 

to be more effective than the office trying to do 

everything itself.

1 At a high level, most of the OSL’s strategies involve expanding the 
services it currently provides to include additional areas of the business 
in which service gaps have been identified to address risk. Therefore, 
even if the OSL achieves better value for money compared with the 
current state, in the long term, it is likely that the costs will increase as 
the service level and scope increase
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Similarly, there is scope to examine whether 

other agencies are in a better position to take on 

any interim land activation activities on behalf 

of the OSL. This could maximise the potential 

community benefits of holding the land that is, 

for social gains and not necessarily commercial 

profit, such as temporary housing solutions.

As suggested in its 2020 business plan, the OSL 

should look into this once it confirms its core 

business and role concerning the Housing and 

Property group’s strategic housing and property 

framework and the Place, Design and Public 

Spaces group’s program management and 

decision making framework.

2.1.2 Maximise relevant funding 
sources, such as biobanking and 
commercial revenues, to offset 
some of the OSL’s annual asset-
management costs; this may require 
other agencies in the Department of 
Planning, Industry and Environment 
to take over land activation

2.1.2.1 Improve returns from the OSL  
asset portfolio and explore whether other 
agencies in the Department of Planning, 
Industry and Environment are in a better 
position to take over the management of 
the leased or licensed assets 

The OSL has engaged an expert property valuer 

to review its commercial  and residential leasing 

portfolios to understand where current rental 

and license incomes deviate from market rates. 

Following the completion of this work and in the 

short term, the OSL will develop a roadmap to 

ensure annual rental and licence fees: 

i. reflect market conditions (accounting for the 
current economic environment) 

ii. exceed the associated costs of managing and 
maintaining the assets wherever possible. This 
includes expenses required to ensure that the 
condition, safety and use of the asset adheres 
to the appropriate regulations, policies and 
standards, as well as legal costs due to issues 
with the tenants themselves. 

In the medium  to long term, as tenants 

vacate properties, the OSL will move to reduce 

the likelihood that these properties will be 

retenanted to realign its activities with its core 

strategic purpose.

A fundamental choice is therefore involved. 

One option is for the OSL to focus on acquiring, 

divesting and transferring land on a continuous, 

repetitive basis every year while continuing to 

acquire land, assuming that the office will not 

hold on to the land for any significant length of 

time. The other option is for the OSL to create 

additional recurrent revenue streams from the 

land it is managing. 

There is also an option to explore whether other 

entities in the Department of Planning, Industry 

and Environment have the skilled resources and 

capacity to take over certain activities. Such 

activities would aim at maximising the financial 

value gained from assets that the OSL holds for 

an intermediate period. This will likely involve 

some form of licensing or leasing, including a 

grand lease option similar to the long term leasing 

model that Western Sydney Parklands Trust uses. 

The OSL and the other entities would each have 

to consider the cost benefit to determine the net 

benefit of this type of arrangement. However, 

generating revenues during the interim holding 

period may be challenging due to: 

• lack of clarity about how long the OSL will 
hold the land

• the fact that most of the land is classified as 
open space, with associated limitations of 
land use

• potential liability issues resulting from the 
interim use of the land 

• community expectations that the land will 
ever be used only for the purpose for which is 
was acquired 

• constraints over the land resulting from its 
interim use, which may impact its transfer and 
subsequent long term use; such constraints 
could include community backlash if the 
temporary use of the land will cease.
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Again, as suggested in its 2020 business plan, 

the OSL should look into this once it confirms its 

core business and role concerning the Housing 

and Property group’s strategic housing and 

property framework and the Place, Design and 

Public Spaces group’s program management and 

decision making framework.

2.1.2.2 Assess the use of biodiversity 
credits to offset asset-management costs

The OSL will assess the use of biodiversity 

credits to offset asset management costs 

associated with managing currently biobanked 

sites. To enable the receipt of annuity payments 

(scheduled management action payments), 

$15.7 million2 from the sale of biodiversity credits 

must be contributed to the associated total fund 

deposits. This will effectively offset the asset

management costs for managing the biobanked 

sites forever (contingent on the balance of the total 

fund deposits).

The OSL will undertake the following next steps:

• develop a strategy to manage the effective 
use of biodiversity credits. Given that a 
spot market price dictates the value of the 
credits, this strategy would inform the OSL 
regarding the highest value that could be 
realised through the effective timing of 
any sales. It would also inform the OSL of 
the associated benefits from a taxation, 
accounting and cashflow perspective.

• explore the ability to expand biobanking to 
additional suitable sites the OSL identifies. 
The office can use the biodiversity credits 
it gets from these additional sites to offset 
future asset management costs.

2.1.3 Explore the option of charging 
the designated owner asset-
management costs 

For any future land acquisition or divestment 

activities that the OSL undertakes with other 

NSW Government agencies, the OSL should factor 

in a mechanism for recovering its land  and asset

management costs for the period that it holds the 

land. In addition to evaluating the formal legal or 

policy provisions necessary to enable this to occur, 

the assessment should determine the optimal 

model, considering: 

i. What portion of the asset management 
costs will be covered? Will the designated 
landowner cover all costs, or only a portion of 
the costs? If the OSL uses the latter approach, 
a set of business rules needs to take into 
account the length of the holding period and 
the nature of the costs (for example, just 
one off/significantly large expenses above a 
certain agreed threshold). Alternatively, the 
cost recovery could be based on a percentage 
of the land value or a percentage of the actual 
costs that the OSL incurs.

ii. When will the OSL be paid? The OSL can be 
reimbursed at the time of the transfer or on a 
timely basis as costs are incurred. The transfer 
price (which, in most cases, is $1) could be 
the mechanism by which the OSL recovers its 
costs. However, because the holding period is 
typically several decades, this approach may 
be unsuitable, as it can create cashflow issues 
for the OSL. 

In the OSL’s view, this is mainly relevant for 

assets for which the designated owner is another 

NSW Government entity and not local councils3, 

which are already charged as part of the SRDF 

council levy. 

2  Being 80% of the market value of biodiversity credits ($19.8 million) and current as of 19 February 2020. When the total fund deposit reaches 
80%, management action payments are made available to the owner

3 This is relevant for the 34 LGAs that currently contribute to the SRDF council levy
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3.2 Use proceeds from the sale  
of surplus land to repay the  
portion of the debt that an 
updated SRDF council or similar 
levy cannot cover 

If available, the OSL must use any excess funds 

it receives from the SRDF levy once interest 

payments have been deducted to reduce its 

outstanding borrowings over time. As previously 

noted, however, the current SRDF council levy 

will be insufficient to cover the OSL’s projected 

future interest payments if or when the additional 

$100 million debt facility has been drawn down.

There is scope to consider updating the formula 

for calculating individual council contributions 

to the SRDF. This should increase the total levy 

contribution and allow for a more equitable 

distribution of charges that reflects the 

current land in each LGA. Note, however, that 

previous attempts to modify the levy have been 

unsuccessful due to a lack of collaboration from 

the affected councils that are already under 

financial pressure. Any plan to modify the formula 

should therefore build in an appropriate council 

consultation process. 

The OSL should consider future changes to the 

formula or the nature of the SRDF council levy 

from a strategic perspective to meet government 

priorities and enable its strategic planning 

and land acquisition goals. The OSL should 

undertake any such review also in the context 

of other special infrastructure and development 

contributions or levies paid by councils, 

developers, landowners or some combination 

of these, rather than considering this review 

in isolation.

Please refer to section 4.3 on page 20 for 

more analysis of the potential revitalisation 

or modification of the SRDF council levy. 

Consider the SRDF review as part of the 

review of the developer contributions system 

the NSW Productivity Commissioner has 

currently undertaken.
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4.1.1 Improve the strategic 
management of current and 
new acquisition commitments

For strategic acquisition targets, the OSL will 

transition from the current reactive approach to 

acquisition to a more active approach through 

which the office engages landowners. For 

this to occur the OSL needs to develop clear 

criteria and a decision making matrix to identify 

strategic assets that it should prioritise for 

active acquisition. Example criteria for strategic 

acquisition targets could include identifying:

• portfolio segments where value has increased 
faster than expected and therefore which 
assets the OSL should acquire sooner

• projects where most of the required land 
parcels have already been acquired and the 
OSL should acquire the remaining land to 
complete the project and subsequent transfer 
of land

• land where location or conditions meet 
specific and immediate government and 
Department of Planning, Industry and 
Environment priorities.

In pursuing a more strategic acquisition approach, 

the OSL would also consider purchasing and 

leasing back the land to good quality, low risk 

tenants where it is possible or appropriate to 

do so. The aim would be to generate interim 

community benefits, which is consistent with 

the ultimate intended use of the land. The OSL 

should discuss and agree on this as part of its role 

and commercial appetite, and in alignment with 

recommendation 2.1.2.

4.2.1 Establish a more strategic 
approach to divestments 

Similar to its plan for acquisitions, the OSL 

will take a more strategic approach to land 

divestments, aiming to maximise sale proceeds 

and account for any political issues arising from 

the sale of the surplus land. As part of this, the 

OSL will conduct a targeted research project 

to identify which land it should acquire sooner 

and which it should continue to hold longer to 

maximise gains from increases in land value. Given 

the current economic climate and the impact of 

COVID 19 there may be adverse effects to market 

values in the short  to medium term.

As part of its improved strategic approach, the 

OSL will explore alternatives that it can tailor 

to specific assets to maximise asset prices. For 

example, this could include customised sales 

methods, such as auctions or engagement 

with local agents in each region, to improve 

proceeds from sales that don’t require 

immediate divestment. 
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4.3 Seek alternative funding from 
government, grant funding or a 
revitalised SRDF council levy for 
significantly large acquisitions and 
new acquisition liabilities

Targeted efforts should identify new revenue 

sources to fund large, future strategic land 

acquisitions. As of April 2020, this would include 

five lots with an estimated value from $64 million 

to $492 million. Noting that additional borrowing 

is not a systemic solution, as OSL has insufficient 

funds to repay the interest or the loan, potential 

funding sources for acquisition of assets with 

materially large values could include: 

• Federal or NSW Government funding 

 o The OSL will not have to repay this funding 
(for example, a grant).

 o This assumes that the government has 
the funding to allocate to the OSL and 
wants to prioritise its allocation to the 
OSL over competing investment priorities. 
In the current COVID 19 environment, 
this is unlikely, given the government 
must consider so many other competing 
funding priorities.

• Application of a broad-based levy on property 

 o This model is similar to the Western 
Australian Planning Commission’s 
metropolitan region improvement tax 
(MRIT). The MRIT is a special purpose tax 
for funding the cost of acquiring land for 
roads, open space and other public facilities 
or infrastructure. The MRIT liability rate is 
currently 0.14 cents for every dollar of an 
owner’s aggregate taxable value of land in 
excess of $300,000, and liability is only for 
those required to pay land tax. 

 o The OSL could undertake a revitalisation 
initiative through the current SRDF council 
levy to design and implement a levy 
similar to the MRIT. Alternatively, a new 
development fund or funds could be created 
in specific growth regions. Similar to SRDF, 
the new fund or funds will collect levy 
payment from the councils in the relevant 
regions, which will support the funding of 
acquisitions and transfers of open space 
back to the councils. 

• Extended use of developer contributions, 
associated grant programs or both—for 
example, the NSW Special Infrastructure 
Contribution program 

 o In the short term, this would include the 
OSL undertaking a comprehensive review 
of potential federal or state grant schemes 
available to it. 

 o Alternatively, there may be scope at a 
Department of Planning, Industry and 
Environment level to extend the application 
of current development charges placed on 
targeted activities in specific regions. The 
purpose of the additional funds will impact 
the amount and nature of change that is, 
they can fund only the OSL’s acquisition 
of open space or additional infrastructure
related acquisition on behalf of other 
NSW Government agencies. As these 
development charges are collated under the 
Special Infrastructure Contribution, this will 
result in a higher pool of funds available for 
distribution under the Special Infrastructure 
Contribution expenditure program.

The NSW Productivity Commissioner will conduct 

a review of developer levies and infrastructure 

contributions and provide recommendations for 

a new system by the end of 2020. This presents 

an opportunity for the OSL and the Department 

of Planning, Industry and Environment to make 

a formal submission to the commissioner as part 

of this review. The submission will request that 

the commissioner consider revitalising the SRDF 

or extending developer contributions to fund the 

OSL’s future strategic land acquisition. This would 

help address the projected funding shortfall and 

support acquisitions for other agencies.

Based on our analysis, the OSL will likely have 

insufficient funds to acquire any new land that 

is not reflected in the OSL forward acquisition 

commitments as of April 2020. Therefore, 

we recommend that the above mentioned 

sources will fund new acquisition liabilities. 
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Problem 

The OSL cannot take on any additional roles without a corresponding funding source 

The OSL’s role continues to evolve beyond its current remit and the office is incurring additional costs. 
As a result, the OSL’s current funding arrangements cannot support any significant new activities 
without funding from the NSW Government or agencies wishing to use the OSL to strategically acquire 
land and hold it on their behalf.

Recommendation 

Establish a fee-for-service model for any future strategic land acquisition and holding 
activities the OSL undertakes for other NSW Government agencies.

Summary findings

The OSL must establish funding mechanisms to accommodate any material change in its role. These 

must cover any additional capacity and capability requirements for OSL to provide these new services, 

as well as associated acquisition, holding and transfer costs.

Moving forward and as part of repositioning itself 

within a new strategic context, the OSL will need 

to make fundamental strategic choices concerning 

the scope of its role and core value proposition. 

Although certain roles of the OSL align with its 

current acquisition activity, those that do not 

may require new funding arrangements or NSW 

Government budgetary commitments. Any future 

funding assessments should specifically identify 

the capability requirements and associated 

resourcing implications and assess whether the 

OSL has capacity to take on the required work. 

The amount of funding will depend on how 

significant or material the additional workload is.

Recommendation 5
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5.1. Implement a fee-for-service 
mechanism to recover costs  
for acquisitions the OSL 
conducts on behalf of other 
NSW Government agencies

The OSL’s role as the acquisition authority 

on behalf of other government agencies may 

continue to expand under a more coordinated 

whole of government approach to planning and 

place making. Facilitating this expansion requires 

the implementation of a fee for service approach 

to new acquisitions. This is so the OSL can 

recover costs from the other agencies on whose 

behalf it is acting. As part of this, the OSL will 

have to sign a memorandum of understanding 

with each relevant agency. This memorandum 

will include the scope of services the OSL will 

provide and the terms under which the office will 

deliver them. Where possible, the OSL should use 

one consistent memorandum of understanding 

template, which should address: 

• acquisition and transfer costs  in principle, it 
should be the responsibility of the requesting 
agency to provide the funds required to 
complete the acquisition or transfer

• asset management costs  consider when 
these costs will be paid (for example, agencies 
can reimburse the OSL at the time of the 
transfer or as it incurs costs) and the costs 
it will recover (for example, a portion or all 
of the costs it incurs for acting on behalf 
of the other agency). If the OSL does not 
recover 100% of its costs, the office will need 
to determine clear criteria for cost recovery 
(for example, over a period of 10 years or as a 
one off unusual expense). 

At a minimum, this would serve as a cost

recovery mechanism, with expenses charged 

at cost, including a component for associated 

corporate overhead. However, the OSL’s ability to 

charge professional service fees similar to those 

that other Department of Planning, Industry 

and Environment cluster entities use should be 

a consideration.

Reallocating or redirecting resources from 

agencies currently conducting acquisitions 

could address, at least in part, the financial 

supplementation the OSL will need to take on 

this role.
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Executive summary

The unique role of the 
Planning Ministerial 
Corporation
The Planning Ministerial Corporation (PMC) was 

established under the Environmental Planning 

and Assessment Act 1979 (EP&A Act) and is 

administered by the Office of Strategic Lands 

within the Department of Planning, Industry 

and Environment. 

The EP&A Act enables PMC to make strategic land 

investments that are: 

• important to planning for NSW

• beyond the focus of any single agency or level 
of government

• independent of budget cycle and  
associated milestones

• timed to benefit the state’s return  
on investment

• conducive to promoting the social and 
economic welfare of the community and 
creating a better environment.

Contribution to  
Greater Sydney
Since the release of the previous Strategic 

Business Plan in 2017, PMC has continued to play 

a critical role in helping to deliver the Green Grid 

and network of green open public spaces across 

Greater Sydney. It also supports the delivery 

of key infrastructure through the acquisition of 

strategic lands. PMC has continued to acquire 

strategic lands for biodiversity corridors and other  

multiuse purposes.

Shifting strategic  
context
Since 2017, the strategic context for PMC has 

changed due to a variety of factors. 

• Machinery of government changes occurred 
in July 2019 that saw PMC become part of the 
newly formed NSW Department of Planning, 
Industry and Environment. 

• The NSW Government introduced a revised 
set of Premier’s Priorities and State Outcomes 
reflecting its shift in focus towards:

 o sustainability of the natural environment

 o the sustainable use of resources

 o the sustainability and resilience of  
local environments

 o greening the state.

A number of key plans were also introduced 

that provide important context and 

direction, including:

• the Greater Sydney Commission’s A Metropolis 
of Three Cities the Greater Sydney Region 
Plan, which outlines a 40 year vision for 
Greater Sydney to make it more productive, 
livable and sustainable for future generations

• the ‘Ten Directions’ and five ‘District Plans’ 
to enable implementation of the 40 year 
vision for the Greater Sydney Region at a 
district level

• Future Transport 2056 from Transport 
for NSW

• State Infrastructure Strategy 2018 2038 from 
Infrastructure NSW

• The Pulse of Greater Sydney, which provides 
the first comprehensive monitoring and 
reporting framework for Greater Sydney

• the inaugural Department of Planning, Industry 
and Environment Outcomes and Business Plan 
from March 2020.
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The unique role and contribution of the PMC

Broad statutory powers 
and role
The EP&A Act provides PMC with broad  

powers to:

• acquire land

• subdivide and consolidate land

• manage, improve, lease and sell land

• otherwise deal with land for the purposes of 
the EP&A Act.

The role of PMC is to:

• acquire land of strategic importance to  
the state

• acquire land early enough so as to capture  
its value

•  hold acquired land until the ultimate owner 
is ready to commence delivery of project for 
which it was purchased 

• perform some land management and 
maintenance activities for strategic lands that 
are retained

• transfer and/or divest strategic lands to their 
final owner, such as a council or another 
government agency.

The powers and role of PMC enable the 
Planning Minister to make strategic land 
investments that are:

Important for state planning

The EP&A Act covers a range of planning 

purposes for the state, including the provision 

of land for public purposes, such as green, open 

and community space; roads and rail corridors; 

protection of the environment; economic use 

and development of land; the provision of 

communication and utility services; the provision 

of community facilities; and the provision of 

affordable housing. PMC is therefore able to 

deliver against the shifting priorities of the state. 

Beyond the focus of any single 
agency or level of government

Reflecting the minister’s responsibility for strategic 

planning for the state, strategic land investments 

made by PMC can help realise important benefits 

beyond the responsibility of a single agency 

or level of government. Such benefits include 

biodiversity corridors and unlocking land that has 

multiple owners. 

Independent of budget-cycle  
time frames

PMC can acquire or divest identified land at any 

time, irrespective of planning and budget cycle 

time frames, therefore enabling it to secure land 

strategically for medium  and long term projects. 

Timed to benefit the state’s  
return on investment and manage 
social impact

Early acquisition of land for future projects 

enables the state to capture value in a market 

in which land values continue to escalate. It also 

allows the state to manage social impacts in 

high growth areas, allowing communities time 

to adjust to proposed land uses for public and 

community purposes.
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Littoral rainforest
In 2019, PMC acquired more than 10,000 square 

metres of littoral rainforest near Newport as part 

of a $4.6 million joint investment by the NSW 

Government and Northern Beaches Council.

The acquisition ensures that the pristine ecological 

area, including endangered rainforests, is 

preserved for the next generation and that the 

people of NSW have access to public open space.

Two specific parcels of land, 62 Hillside Road and 

85 Hillside Road, were acquired by PMC and  

co funded by NSW Government and the Northern 

Beaches Council through the $100 million 

Strategic Open Space Acquisition Program.

Hadley Park 
PMC purchase of the state heritage listed 

Hadley Park in 2019 ensured that an important 

part of Western Sydney history would be 

protected, preserved and eventually opened up to 

the public.

Hadley Park is the remnant of a large scale rural 

colonial landscape and is one of a collection of 

properties that demonstrates the development 

of the Castlereagh community from the colonial 

period to today.

Fernhill Estate,  
Mulgoa, NSW
In 2018, PMC acquired Fernhill Estate to preserve 

it for future conservation and public open space. 

Fernhill Estate has a history dating back to the 

1830s and sits next to Mulgoa.

The estate comprises a heritage listed homestead, 

another home and outbuildings, gardens, lakes, 

paddocks, equine facilities and a 2 km horserace 

track. It combines heritage, regional open space 

opportunities and is a gateway to Blue Mountains 

National Park.

In June 2020, PMC established a walking tour at 

Fernhill Estate for the local community. 

Planning Ministerial Corporation contribution 
to Greater Sydney
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Biodiversity Offsets 
Scheme (biobanking)
The 2017 plan identified biobanking as a key 

direction and opportunity for PMC to enhance 

biodiversity conservation on PMC land. It is also a 

chance to generate tradeable credits and revenue 

for funding further acquisitions or offsetting 

government developments. 

Following the release of the plan, PMC assessed 

its portfolio to identify land suitable for the 

Biodiversity Offsets Scheme (biobanking). Five 

pilot sites have since been certified for biobanking 

agreements that provide permanent protection 

and management of biodiversity on PMC land. 

25 Watson Street, Putney
In 2018, PMC purchased 25 Watson Street, Putney, 

for its historical and cultural significance as the 

potential burial site of Woollarawarre Bennelong. 

This purchase represented an important step in 

preserving the culture, history and achievement of 

Bennelong as a representative of Aboriginal people.

The NSW Government, given the site’s significance, 

is committed to taking all the appropriate steps 

to ensure that it is managed in a way that is 

respectful and in line with community values.

Bringelly Road and 
Camden Valley Way
Bringelly Road and Camden Valley Way are major 

road links through the South West Growth Area. 

Roads and Maritime Services (now Transport 

for NSW Roads and Maritime) was tasked with 

the upgrade of both roads to cater to the area’s 

increasing population. At the time of construction 

of the Glenfield to Leppington rail line, the agency 

had progressed the widening of Camden Valley 

Way and the upgrade of the intersection with 

Bringelly Road. The upgrade also included the 

realigned and widening of Bringelly Road.

PMC, as the landowner on one corner, made 

land available for both road widening projects 

while the railway line was being constructed on 

land acquired by PMC. The road project involved 

PMC providing land for a water detention 

basin, Bringelly Road realignment and widening 

of Camden Valley Way. It also involved the 

development of an intersection into PMC surplus 

land, which the organisation will investigate for a 

residential subdivision.
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Shifting strategic context

The strategic context 
for PMC has shifted
A variety of factors influence the strategic 

context for PMC, all of which have been 

taken into account in the review and revision 

of the 2017 Strategic Business Plan.

Population projections continue to forecast 

significant growth for Sydney and regional 

NSW. The population in urban areas around 

Sydney and in regional NSW will increase 

by 425,000 to 3,500,000 by 2041. Greater 

Sydney’s population is estimated to grow 

to approximately 7.1 million by 2041.

Premier’s Priorities and State Outcomes have 

been reshaped to prioritise and heighten the 

need to deliver more housing, services and 

infrastructure for citizens and the community.

A series of strategic land use, transport and 

infrastructure plans, developed to enable the 

Premier’s Priorities and State Outcomes, have 

been published to act as a guide for teams 

charged with delivery responsibility. These include:

• the Greater Sydney Commission’s A Metropolis 
of Three Cities The Greater Sydney Region 
Plan, which outlines a 40 year vision for 
Greater Sydney to make it more productive, 
livable and sustainable for future generations

• the ‘Ten Directions’ and five ‘District 
Plans’ to enable implementation of 
the 40 year vision for the Greater 
Sydney Region at a district level

• Future Transport 2056 from 
Transport for NSW

• State Infrastructure Strategy 2018
2038 from Infrastructure NSW

• The Pulse of Greater Sydney, which provides 
the first comprehensive monitoring and 
reporting framework for Greater Sydney

• the inaugural Department of Planning, 
Industry and Environment Outcomes and 
Business Plan from March 2020, to which 
PMC has aligned its priorities, goals and 
outcome measures for the next three years.

At the time of writing this revised strategic 

plan, the state has been significantly impacted 

by drought conditions, fires, COVID 19 and 

ongoing challenges concerning housing supply.

PMC has realigned its strategic plan to the new 

Premier’s Priorities:

• Greener public spaces: Increase the 
proportion of homes in urban areas within 
10 minutes’ walk of quality green, open and 
public space by 10% by 2023

• Greening our cities: Increase the tree canopy 
and green cover across Greater Sydney by 
planting one million trees by 2022.

PMC has also aligned its strategic plan to a 

set of new State Outcomes centred on:

• maximising community benefit from 
government land and property

• creating a strong and livable NSW.
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Refreshed goals, actions and outcomes

PMC has refreshed 
its goals, actions and 
outcomes in line with the 
new strategic context
The revised 2020 Strategic Business Plan for 

PMC refreshes the content of the 2017 Strategic 

Business Plan, which set the strategy for PMC for 

2017 27, but with a focus on the first five years.

The revised plan covers the same planning period 

as the original, but has a focus on the next four 

financial years, ending June 2024.

The revised plan considers the role and statutory 

powers of PMC and the available capability and 

capacity within PMC. It aligns to the recently 

updated Premier’s Priorities and State Outcomes 

assigned to the NSW Department of Planning, 

Industry and Environment.

The NSW Government’s outcomes planning and 

budgeting framework has been used to guide the 

review and revision of the strategic plan.
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Key direction 3: Implement an improved strategic approach to acquisition and divestments

Actions Outcome measures DPIE cluster 
outcomes link

• Develop a strategic acquisition program for 

the proactive identification of strategically 

significant land for purchase

• Review land reservations to determine 

continued requirement for acquisition

• Seek approval for PMC divestment plan

• Develop the 

strategic 

acquisition 

program by  

June 2021

• Review land 

reservations by 

June 2021 to 

confirm which 

strategic lands 

should be retained, 

improved or 

divested

• Accelerate 

divestment of 

surplus sites to 

fund strategic 

acquisition at 

an increased 

acquisition pace in 

the next 12 months

Improve liveability 
with new or improved 
public spaces

Lead: Provide new or 

improved green, open 

and public spaces 

across NSW

Lag: Increase the 

proportion of homes 

within 10 minutes’ walk 

of quality green, open 

and public space by 

10% by 2023
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Appendix

Planning Ministerial 
Corporation statutory  
powers and responsibilities

The establishment of the Planning 
Ministerial Corporation

The minister has a number of functions under the 

EP&A Act. For the purposes of exercising those 

functions, the EP&A Act creates a corporation 

with the corporate name “Minister administering 

the Environmental Planning & Assessment Act 

1979” (Division 2.2).  

Power to acquire and deal  
with land

Schedule 2 specifically provides the corporation 

with the power to acquire land by agreement or 

by compulsory process in accordance with the 

Land Acquisition (Just Terms Compensation)  

Act 1991.

Acquisition is to be for the “purposes of the Act”. 

The purposes of the Act are informed by:

• the objects in s1.3 

• the responsibilities of the minister under s2.1

• the functions of the corporation under 
Schedule 2. 

Objects of the Act (s1.3)

The objects of the Act are broad. They appear in 

s1.3 and include:

a. to promote the social and economic welfare 
of the community and a better environment 
by the proper management, development 
and conservation of the State’s natural and 
other resources

b. to facilitate ecologically sustainable 
development by integrating relevant 
economic, environmental and social 
considerations in decision making about 
environmental planning and assessment

c. to promote the orderly and economic use 
and development of land

d. to promote the delivery and maintenance of 
affordable housing

e. to protect the environment, including the 
conservation of threatened and other 
species of native animals and plants, 
ecological communities and their habitats

f. to promote the sustainable management 
of built and cultural heritage (including 
Aboriginal cultural heritage)

g. to promote good design and amenity of the 
built environment

h. to promote the proper construction and 
maintenance of buildings, including the 
protection of the health and safety of their 
occupants

i. to promote the sharing of the responsibility 
for environmental planning and assessment 
between the different levels of government 
in the state

j. to provide increased opportunity for 
community participation in environmental 
planning and assessment.
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Responsibility of the minister (s2.1)

The minister is charged with the responsibility 

of promoting and coordinating environmental 

planning and assessment for the purpose of 

carrying out the objects of this Act. In discharging 

that responsibility, the minister has and may 

exercise the following functions:

a.  to carry out research into problems of 
environmental planning and assessment and 
disseminate information including the issue 
of memoranda, reports, bulletins, maps or 
plans relating to environmental planning  
and assessment

b. to advise councils upon all matters 
concerning the principles of environmental 
planning and assessment and the 
implementation thereof in environmental 
planning instruments

c. to promote the coordination of the provision 
of public utility and community services and 
facilities within the state

d. to promote planning of the distribution  
of population and economic activity within 
the state

e. to investigate the social aspects of economic 
activity and population distribution in 
relation to the distribution of utility services 
and facilities

f. to monitor progress and performance in 
environmental planning and assessment, 
and to initiate the taking of remedial action 
where necessary. 

The functions of PMC (Schedule 2)

The functions of the corporation are broad. They 

are set out in Schedule 2 of the Act and include:

• The corporation may, in such manner and 
subject to such terms and conditions as it 
thinks fit, sell, lease, exchange or otherwise 
dispose of or deal with land vested in the 
corporation and grant easements or rights of
way over that land or any part thereof.

In addition, the corporation may:

• manage land, demolish buildings, provide for 
the location or relocation of utility services

• subdivide and re subdivide land and 
consolidate subdivided or re subdivided land 
vested in the corporation

• set out and construct roads on land

• cause work to be done on or in relation to any 
land for the purpose of rendering it fit to be 
used for any purpose

• dedicate any land vested in the corporation as 
a reserve for public recreation or other public 
purposes and fence, plant and improve any 
such reserve.
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