
 
 

 

17064 
28 February 2017 
 
Mr Mark Ferguson  
General Manager 
Northern Beaches Council  
725 Pittwater Road  
Dee Why NSW 2099 
 
Attention: Draft Northern Beaches Hospital Structure Plan 
 
 
SUBMISSION ON DRAFT NORTHERN BEACHES HOSPITAL STRUCTURE PLAN 
FRENCHS FOREST  
 
The following submission has been prepared on behalf of a number of individual land owners (The 
Landowners Group) who own properties affected by the Draft Northern Beaches Hospital Structure Plan 
(the Draft Structure Plan).  The affected properties, which are listed below in Table 1, are located on 
Holland Crescent, Frenchs Forest, bound by Warringah Road, Rabbett Street and the proposed new 
town centre site.  The location and context of the subject area is shown in Figure 1.  
 
Table 1  Land owners represented by this submission  

 

 
Figure 1 Site context 
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1.0 BACKGROUND 

The Draft Structure Plan, which is proposed by Northern Beaches Council (Council) has been developed 
by Hames Sharley, Macroplan Dimasi, and Arup, and is intended to inform future amendments to the 
Warringah Local Environmental Plan 2011 (or a future Northern Beaches Local Environmental Plan). 
The Draft Structure Plan has been placed on public exhibition from December 2016 to February 2017.   
If adopted by Council, the Draft Structure Plan will pave the way for changes to local planning controls, 
which would allow the subject area to transition from a low density residential area to a medium density 
residential area on the periphery of a new Strategic Centre.  
 
As noted in the Draft Structure Plan, the intent of the document is to articulate a place that achieves the 

vital economic and employment role for both the region and metropolitan Sydney.

The Land Owners Group wish to confirm their in-principle support for the intent of the Draft Structure 
Plan, which is 
Forest over the next 20-   Whilst this is the case, the Landowners Group do not support the 
proposed density controls outlined in the Draft Structure Plan as it is considered that these are 
insufficient to support the future viable redevelopment of land.  In short, the proposed FSR is not viable 
and    
 
The location of the subject area in the context of the Draft Structure Plan is shown as Figure 2.  

Figure 2  Subject Area within the Draft Structure Plan study area 
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1.1 State Significant Site Study 2010  

In 2010 the then NSW Department of Planning together with NSW Health Infrastructure commissioned a 
State Significant Site Study that considered and examined the potential of Frenchs Forest as a future 
Specialised Centre.  The purpose of this study was to identify the overall nature and form of the area as 
a precursor to State Significant Site listing and rezoning.  
 
The study presented a conceptual vision and draft Structure Plan for the area in terms of appropriate 
locations for a future private hospital, ancillary health, professional suites, imaging services, biomedical 
research, education, employment, retail and residential uses. The investigation led to the preparation of 
a structure plan for the area which was founded on the objective of facilitating the evolution of Frenchs 
Forest Strategic Centre as 

 
 
A key outcome from the State Significant Site Study 2010 was the conclusion that the residential density 
of the surrounding area would need to increase in order to support the new commercial core of the 
Strategic Centre.  The 2010 Study recommended that the subject area be subject to a maximum FSR of 
between 1.5:1 and 2:1 (refer to Figure 3), which at the time of writing, was contributing to the required 
additional 17,300 dwellings and 19,500 jobs required by the Metropolitan Plan for Sydney 2036 (2010) 
for the North East Subregion.   
 
The current draft District Plans seeks 25,950 additional dwellings in the region  and 13,000 jobs in the 
Northern Beaches Hospital precinct alone1.  
 

 
Figure 3  Proposed FSR limits in 2010 Study 
Source: 2010 State Significant Site Study 

 

  

                                                        
1 Draft North District (2016), Greater Sydney Commission; p42 
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2.0 THE DRAFT NORTHERN BEACHES HOSPITAL STRUCTURE PLAN  

The Draft Structure Plan notes that the local transport capacity is a key constraint on the future 
development of the area and that its full potential as a Strategic Centre cannot be realised until the 
necessary road network upgrades are implemented and public transport improvements are made to 
alleviate existing and future traffic congestion.  
 
The planning controls suggested within the Draft Structure Plan are reflective of this constraint. Although 
the Draft Structure Plan proposes medium and high density residential areas, as well as a new town 
centre alongside the hospital, the proposed floor space ratios (FSRs) are significantly below that which 
would typically be seen in a Strategic Centre. The explanation provided for this is that the proposed 
FSRs have been limited to respond to the capacity of the current road infrastructure.  
 
Conceptually, the prospect of transforming the area into a Strategic Centre is supported by the Land 
Owners Group. Whilst the local infrastructure limitations outlined by Arup within their Transport 
Assessment are noted, we have serious concerns regarding the restrictive FSR controls proposed within 
the Plan, which we discuss in further detail below.   

2.1 Impact of The Draft Plan  

The subject area is currently subject to the provisions of the Warringah LEP 2011. As noted above, the 
Draft Structure Plan, if adopted by Council is intended to pave the way for the future transition of the area 
from a low density suburban environment to a medium density residential area comprising a medium to 
high density built form in which a variety of dwelling typologies are permissible.   
 
The Draft Structure Plan suggests a number of changes to the key planning controls and development 
standards to facilitate the envisaged transition, specifically amendments to the zone, height and floor 
space ratio standards.  The current and proposed key planning controls are outlined below in Table 2 
below, along with a summary of the permissible types of residential development. 
 
Table 2  Controls Summary  
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3.0 DELIVERABILITY OF THE DRAFT STRUCTURE PLAN  

As noted above, the Land Owners Group support the principle of regenerating the area surrounding the 
new Northern Beaches Hospital . Redevelopment of the lands between Forestway Shopping Centre and 
the school is a logical and appropriate recommendation of the Draft Structure Plan. Whilst this is the 
case, the Land Owners Group has serious concerns regarding the deliverability of the vision proposed 
by the Structure Plan.  
 
The Draft Structure Plan notes that, 
Maintaining low floor space ratios (FSR) ensures developable areas are commensurate with current 
infrastructure limitations.  
 
F Frenchs Forest to be realised it is vital that the controls proposed for the precinct 
are commercially sound and deliverable.  More specifically, the proposed controls must be cognisant of, 
and respond to, current and likely future market conditions. If they fail to do so then it is unlikely that the 
Structure Plan will stimulate the market interest required for development activity to occur.       
 
To pursue a development opportunity and ultimately assist the Council with realising its vision for the 
precinct, a prospective developer must be satisfied that the planning controls are commercially sound 
and provide the necessary degree of certainty to secure planning approval. Only when these key 
prerequisites are satisfied will a developer consider securing a site for redevelopment.  We note that 
when investigating potential opportunities, a prospective development must consider many issues, 
including the following:  

 Individual parcels of land will need to be amalgamated to create a single larger consolidated 
development site. More often than not developers looking to amalgamate land will need to pay a 
premium for sites in order to incentivise existing land owners to sell and move out.  Developers 

; 

 Development and marketing costs associated with the preparation of a development application and 
subsequent sale of units are considerable. Clearly all of these costs need to be covered by a 
proposed development; 

 For a developer looking to invest a significant amount of money required to secure a development 
consent, they need to be satisfied in the first instance that there is a high prospect of gaining 
development approval, and that the significant level of investment required will return a yield that 
warrants the time, effort and risk of the project. We note that a standard rate of return for the market 
is approximately 20% (at present, Banks will not loan to developers with an IRR less than 20%). 

 
Holland Crescent is a prime location and a key site in the deliverability of the draft Structure Plan.  It is 

to allow the orderly redevelopment of the main Core Precinct.   
 
To assist the Council with their understanding of the above implications we provide below a feasibility 
scenario for a prospective site within the Draft Structure Plan Precinct.  The assumptions included in the 
following are as follows:  

 5 residential lots are required to be amalgamated.  

 Average lot size is 700 sqm. 

 Average house sale (2017) in Frenchs Forest is circa $1,500,000 (Source: RP Data).   

 Market price for securing existing lots is $2,143/sqm land area. 

 Market price for the sale of apartment dwellings is $7,870/sqm. 

 Gross floor area to net saleable area is 80% and assumed unit site (average) is 80sqm. 

 A minimum rate of return of 20% is required for the prospective development to be pursued. 
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3.1 Scenario  FSR 1.0:1 

 
 

% when the total cost of purchasing land 
is at market rates. The viability analysis presented above therefore represents a best-case scenario. The 
reality is that the viability of any project will be further impacted by a number of factors, including: 

 Development and Infrastructure Contributions which have not been taken into account in this 
analysis. The costs of these items could be significant given the level of change proposed and the 
likely required upgrades to local infrastructure. 

 The fact that any developer looking to amalgamate land is highly unlikely to be able to acquire lots at 
market rates. Many homeowners are reluctant to relocate voluntarily given the significant time, cost 
and effort involved. A 50% premium on top of market land values is therefore typically required to 
provide the necessary incentive for homeowners to agree to sell. Whilst providing a financial windfall 
for the landowner the additional value is often needed by landowners to cover the costs of stamp 
duty for their new house and to provide compensate for the inconvenience of having to relocate. 
Based on current average market rates of $1.5M for homes in Frenchs Forest, a transaction value of 
between $2.25M to $2.5M is required to enable a developer to incentivise homeowners to sell.  

 Settlement of land purchase agreements (the point of sale between homeowner and developer) is 
unlikely to occur for another 1-2 as years purchase options are generally contingent on the gazettal of 
a rezoning. Values during this intervening period are likely to continue to rise at a rate of 5% year on 
year. Assuming this is the case the average land value at the point of settlement (i.e. late 2018-early 
2019) is likely to be in the order of $1.66M, thus placing further pressure on the viability of any 
prospective development project. 

 
To return a profit of 20 under 
current market conditions the total land value would need to be closer to $1.1M per lot  well below 
market rate. As discussed above, there must be an inherent premium to incentivise the wholesale 
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renewal of the Specialised Centre  rather than having it occur in an ad hoc manner.  JBA analysis of 
alternatives found: 

 An FSR of 2.5
at 18%.   

 This incentive for landowners to sell is required, however the IRR is still below that required for 
feasible development.   

 Whilst at the lower end of the spectrum, the uplift on average above the median sales value is more 
aligned with a more viable alternative for the site.   

 
In light of the above it is clear that in order to facilitate future development of the precinct for a medium 
density residential area in a considered and orderly manner, higher FSRs must be permitted in areas 
surrounding the new town centre core of the precinct.   
 

4.0 SUGGESTED ALTERNATIVES 

As noted within the Draft Structure Plan, the operational capacity of the local transport infrastructure 
places a major constraint on the total development capacity of the precinct.  As the total number of 
journeys that can be accommodated to and from the precinct is limited, the total number of dwellings that 
can be delivered within the precinct before significant transport upgrades are required (e.g. a Bus Rapid 
Transit system along the Warringah Road) is also limited.  
 
The intent of the Draft Structure Plan as currently drafted is to deliver a wider distribution of uplift 
throughout the precinct.  Although the intention is admirable, as outlined above, the risk inherent in this 
approach is that the resulting controls are not delivered and will therefore be ineffective and not fit for 
purpose as the primary vision for the precinct will not be realised.  
 
The primary purpose of the Draft Structure Plan is 
regulate the future growth of Frenchs Forest over the next 20- The key priority for the Draft 
Structure Plan must therefore be to implement planning controls that have a reasonable prospect of 

 is our considered opinion that a more 
appropriate alternative to the development strategy outlined within the Draft Structure Plan would be to 
provide for a staged approach for delivery.   

Stage One  

Within stage one development uplift would be focussed on the core areas south of Frenchs Forest Road 
West and North of Warringah Road as shown in Figure 4. 

 
   
Figure 4  Preferred Staging 
Source: Draft Structure Plan, 2016 

The many benefits of this more focussed approach include:  

 Higher FSR limits would be possible on lands within the main core area (including the subject area), 
which would allow the proposed FSR limits to better facilitate the type of development contemplated 
within the precinct; 

Stage 1 

Stage 2 
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 Higher FSR controls and associated height limits more closely align to the proposed height limit 
proposed for the adjacent areas (40m);  

 Focussing the development uplift proposed within the Draft Structure Plan on areas south of Frenchs 
Forest Road West, north of Warringah Road, and east of Forestway would allow this area to be 
feasibly redeveloped without overloading the local transport networks due to its proximity to the 
existing bus network. 

 132,720sqm, with a proposed GFA 
of 112,092 is Stage One.   

The area south of Frenchs Forest Road West and north of Warringah Road is most appropriate for the 
future development uplift as it is located between the future Northern Beaches Hospital Precinct and the 
existing commercial centre at the Forestway Shopping Centre.  

Stage Two 

Following the implementation of infrastructure upgrades to improve the local road capacity and the 
potential introduction of the BRT, existing capacity constraints can be removed and development uplift 
can then be extended to include the periphery areas to the north of Frenchs Forest Road and south of 
Warringah Road. 

Temporarily postponing height and FSR increases on the periphery of the study area will allow the core 
of the precinct to be delivered first by preventing sites on the periphery of the precinct being redeveloped 
and diluting the focus of the new centre.  Further, this outcome would better align with the 
recommendations of the 2010 State Significant Precinct Report and would help to address the question 
of development viability currently posed by the proposed development standards.  

5.0 HOLLAND CRESCENT LANDOWNERS GROUP 

In addition to the staged process discussed above, increased FSR and heights within the Holland 
Crescent area would offer the following specific ben  

 Centrally located between the new town centre and the existing Forestway Shopping Centre. 

 Closest area to the public transport hub, offering quick and efficient access to buses. This includes 
easy access to any future East-West BRT. 

 Increased building heights with minimal shadowing effects on surrounding landowners to the south. 

 Housing diversity proximate to future jobs at the Northern Beaches Hospital, which will house future 
workers in the precinct.   

 The landowner group is aligned and prepared to sell to a developer immediately upon rezoning to aid 
the delivery of the draft Structure Plan.   
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6.0 SUMMARY AND CONCLUSION  

The Land Owners Group represented within this submission, who are affected by the changes proposed 
by the Draft Structure Plan, support the envisaged transition of the area from low density to higher 
density.  However, as noted within this submission, several concerns remain in relation to the proposed 
controls. Key amongst these are: 

 The implementation of this vision will not be possible within the proposed FSR controls, which have 
no regard to current market conditions and are therefore not deliverable by the development industry.   

 As a minimum, an FSR of 2.5:1 will enable some incentive to sell and provide a marginal IRR.  The 
height needs to align to those sites adjacent and be increased to 40m.   

 Changes to the controls would be more appropriately delivered in stages. This would ensure that 
development is initially focussed on the core of the precinct with peripheral areas developed later, 
once transport infrastructure issues are appropriately addressed.  

 
Should you have any queries about this matter, please do not hesitate to contact me on  

 
 
 
Yours faithfully 
 

 
 
Tom Goode 
Director 




