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This is an objection to the draft structure plan for the Northern Beaches Hospital Precinct as is

There will be significant demand for the development supporting the Northern beaches Hospital to be planned

and completed in a timely manner so as to be able to provide necessary infrastructure support.

In the draft plan the level of public transport is stated as a constraint and the Urban Core is situated on the

current Forest High School Site, with a proposal to rebuild the school on the current Warringah Aquatic Centre

site.

Issues with Public Transport

As stated in the draft plan, limited public transport is the main reason for limiting development.

Information from the RMS and other state government agencies is that there is more than sufficient

capacity in the bus routes being planned, particularly with the hospital interchange acting as a primary

link between the Bline BRT, and the Chatswood interchange. This is in addition to the increased bus

services, both state and contractors provided, that will flow through the hospital precinct form the

surrounding suburbs. A study of Opal ticketing data done by the University of NSW of a typical

weekday morning shows second place for speed of travel is to the site of the new Northern Beaches

Hospital at Frenchs Forest. This route had 69 per cent of people get there within the half an hour

benchmark with the current levels of public transport. So we are currently not even close to capacity

and this is before the planned enhancements.

There is an ongoing initiative by State Transport, to deliver the transport required by the hospital, the

town centre, and the increased dwelling numbers within the precinct. As with all government services,

they increase and evolve over time, based on the needs of the community. To quote the politicians

concerned, if council rezones, the public services required will be delivered. It is not councils’

responsibility to determine long range planning for State Government departments.

Issues with the situating the Urban Core on the Forest High School site

1. It will take too long

The Draft Plan states (page 32) that investigating the potential to relocate The Forest High School to

the existing Warringah Aquatic Centre site would occur in parallel to developing a new facility at the

existing Forest High School site. Minimising planning and development time would indeed require that

development on the current Forest High site occur while a new school facility is being built on the

alternative site.

However, officers of the Department of Education and the member for Warringah, Mr Hazzard, have

given assurances to the school and the broader community that development of the current site

would not commence until a new school was completed. The community in general and the school

community in particular are relying on these assurances.

The building of a new school will take at least 2 years. This does not include an EIS, Geotechnical

and Survey work and site remediation, which can hardly begin until the Draft Plan is finalised without

making a mockery of the whole consultation process. Consequently the commencement of

development of the Urban Core, if built on the current Forest High site, will be delayed by a minimum



of 2 years. It is not unusual for the process to take much longer-take Wentworth Point Public as an

example. Nor is this area in need of new school places whilst the inner city area is in dire need. The

Department of Education has (or should have) higher priorities than moving a school to another site

just to enable development of non-educational resources.

Should the officials involved renege on their assurances and the students and staff at Forest High

School be asked to vacate before a new facility is ready (or even begun), it is recognized that local

high schools (the closest being Killarney and Davidson) cannot absorb the population of

approximately 900.

2. Location

-On the hilltop, the Northern Beaches Hospital will be the most salient feature in the area. There is no

necessity to have the Urban Core as dominant, especially given the overwhelmingly single storey

residential context. On the Forest High site the Urban Core will, admittedly have better district views

—only for those fortunate enough to be housed on the site. A potentially 40 metre high development

on the hilltop is not very sympathetic to the amenity of those being overshadowed in the surrounding

area to its West.

 Using the building heights identified in the draft plan, a 40 metre building on the western side of the

Forest High site would overshadow the top of a building on the corner of Rabbett Street and Frenchs

Forest Road by a around 42.5 metres—22.5 metres difference in permissible building height plus 20

metres difference in ground level—a difference larger than the total height of the Northern Beaches

Hospital.

-Moving Forest High to the Warringah Aquatic centre site would require a change of zoning, but more

significantly, would further impact the local endangered Duffy’s Forest community already diminished

by the clearing of the Hospital site. The alternative is to build on the playing fields-another loss of

community amenities.

3. Loss of amenity

-Frenchs Forest High is denied the opportunities for students that would be available if the school was

adjacent to the hospital, a relationship that has already begun to bear fruit for the school. The

students would also benefit from opportunities that would be provided by proximity to the Urban Core.

-The proposed FSR of 1.3 for a large area of the supporting development serves no one well.

The developers don’t want it, because it causes massive restrictions on what they can build

profitably, and in some cases, causes the development of certain properties to be unviable. This

can only lead to substandard design and implementation.

The residents don’t want it, the FSR is irrelevant to us as we will suffer financial loss as well as

the destruction of our quiet streets regardless. The majority of residents want to be rezoned.

The community and welfare groups don’t want it, as without a reasonable FSR there is no ability

to force developers to include affordable housing as a component.

State Planning and the state government don’t want it because it is completely out of line with

their plans for sustainable housing development, the very reason the Greater Sydney

Commission was established.

The worst component is that if this rezoning proposal is passed, the opportunity to develop and build a



community within the hospital precinct is gone forever. Once land is developed, it can’t be undeveloped

Better Alternatives

Move the Urban Core to the area bounded by the current police station, Forest Way, Frenchs Forest

Road and Warringah Road. This would:

Allow for the completion of the Urban Core at least 2 years, and up to 4 years earlier than

rebuilding Forest High and subsequent use of the Forest High site.

Provide approximately the same area for the development of the Urban Core.

Provide a better level of access to public transport than the Forest High site due to its having a

boundary on Forest Way as well as on Frenchs Forest road and Warringah road. This access will

be even more significant when considering the higher densities proposed for the area in the

longer term.

Situate the Urban Core adjacent to the current Forest Way shops on the Western side of Forest

Way at Warringah Road, proposed to be redeveloped as commercial/ high density residential

area, to which it could be connected by an underpass or overpass crossing Forest Way. The

Urban core would still be only a short walk from the Northern beaches Hospital.

Exploit the natural topography to provide a more sympathetic use of the 40 metre building height

that does not overshadow the surrounding area, blocking morning sun from a significant area of

residential development.

Allow the retention of the North/South corridors for pedestrian/bicycle flow across the Urban Core.

This could include the resumption of the undeveloped strip of land on the western boundary of

the Forest High site would allow for a North/South corridor for pedestrian/bicycle way similar to

the one on its Eastern boundary adjacent to the Hospital.

Allow the same level of access to existing local green spaces and community facilities.

Allow the Forest High school to remain active on its current site adjacent to the Northern Beaches

Hospital and the Warringah Aquatic centre to remain on its current site, at least until a new school

is built, ensuring essential continuity to the population of Forest High.

Allow the creation of higher density zoning in the area then adjacent to the Urban Core on the

Northern side of Frenchs Forest Road, between Bluegum Crescent and Forest Way to replace

the residential/commercial capacity lost through the relocation the Urban Core. In line with the

Draft Plan and the Greater Sydney Commission’s recommendations, in addition to higher density

residential zoning the usage for this area could be a mix of affordable housing, senior's housing

and aged care options that allow people to age in place and health and medical related

commercial premises to support the hospital.
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