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PLAT I No ACN: 002 388 856

3 November 2023

Re: 5 SKYLINE PLACE, FRENCHS FOREST - JUSTIFICATION FOR REDUCTION IN NON-
RESIDENTIAL FLOORSPACE

The original development application for a mixed-use seniors living development
sought consent for approximately 975m2 of non-residential (employment
generating) floorspace, all of which was located on the ground level of the
proposed buildings.

Development consent granted in April 2023 included a total of 2,458m?2 of non-
residential floorspace, with approximately 1,500m?2 of that being located on the first
floor of the eastern building adjacent to Skyline Place.

The current proposal seeks fo modify the approved amount of non-residential
floorspace to approximately 1,100m?2, all of which is_to be located at ground level.

The approved mixed use seniors living development at 7 Skyline Place has recently
been completed. That development includes approximately 1700m2 of ground-level
non-residential floorspace that has been designed with flexible tenancy options.

A number of expert consultant reports have been previously provided to Council
and the Land and Environment Court to support the proposed quantum of
employment generating floorspace on the site (copies of the most recent HillPDA
report is attached). It is noted that the assumptions or conclusions of these reports
have not ever been questioned or challenged.

The reduction in the amount of non-residential floorspace that is now proposed is
justified for the reasons outlined below.

Considerable difficulty leasing non-residential space at 7 Skyline Place

The marketing program for the commercial tenancies at 7 Skyline Place
commenced in early 2020 and has involved commercial real estate agents CBRE,
Fox Property and OneCommercial. The campaign has included a number of facets
including online listings, e-flyers and direct canvassing of existing tenants in the area
with upcoming lease expiries.

To date the campaign has resulted in a low rate of interest with only around 80
enquiries being received over a three year period.
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The attached letters have been provided by two of the agents engaged by Platino
to assist with the leasing of the non-residential tenancies at Skyline Place to outline
the continued challenges that have been encountered and the issues that have
been raised by prospective tenants.

Analysis has revealed that the lack of interest and difficulty leasing the tenancies has
primarily been due to:

. Low demand for office space across the market and in particular in
Frenchs Forest, which experiences a surplus of vacant or underused
spaces, exacerbating the challenges of leasing non-residential space.

. Restrictive uses within the landuse zone: A high proportion of the interest
received has been for uses that are not permitted in the B7 (and now SP4)
zone. In particular this has affected interest from businesses that are
classed as ‘commercial premises’, ‘cafes’ and ‘retail premises’

. Parking requirements: the limitation on the number of parking spaces has
been a recurring concern for prospective tenants, with many of whom are
looking to provide clients with on-site parking.

. Lack of amenity available in the immediately surrounding area.

Issues outlined in the HillPDA Report

A detailed Economic Impact Assessment undertaken by HillPDA was submitted with
the DA for 5 Skyline Place in February 2021 and updated in November 2021. These
reports considered the likely impact of the proposed mixed use seniors housing
development on the site within the context of the changing nature of business parks
and within the Frenchs Forest Business Park. They also considered the proposed
landuses within the prevailing planning framework. Key issues outlined in that report
include:

Existing and Future Capacity:

The report highlights the underutilisation of space in the Frenchs Forest business park
which has an average employment density of 58 square metres per worker, which is
less than half the average employment density of 23 square metres per worker
across 4 comparable business parks within the Greater Sydney area. It shows that
the Frenchs Forest Business Park could accommodate 3-7 times more employment
than the base and high strategic employment targets for the Northern Beaches.

Economic benefits resulting from the proposed development

Upon completion, the development proposed under the original DA (which at the
time included approx. 975m2 of employment generating uses) was estimated to
provide for a total of 86 jobs - 42 more above that currently provided on the site.
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The HillPDA report concluded that the development would not affect the capacity
of the Frenchs Forest Business Park to meet either its employment targets or planning
objectives as an employment location.

Planning Issues

The Frenchs Forest Business Park faces challenges due to its inability to offer various
forms of public transport, a diverse mix of land uses, including food, nightlife, options,
open spaces, cultural experiences, and a variety of housing options. Thriving
business ecosystems are built on factors like local strengths, transportation
infrastructure, collaborative networks, housing options, and culture. Frenchs Forest
lacks these elements, making it less competitive than areas like Norwest and
Macquarie Park.

To transform the Frenchs Forest Business Park into a successful health and education
precinct and compete with neighbouring locations, a more flexible planning
framework is needed. This framework should allow for diverse land uses and activities
that attract both employees and tenants, fostering collaboration, innovation, and
synergies with the nearby Northern Beaches Hospital.

The proposal for the Skyline Place site aligns with this vision, supporting the fransition
of Frenchs Forest Strategic Centre into a health and education precinct. It
capitalizes on the investment in the Northern Beaches Hospital, in line with state
planning policies. Additionally, it encourages the evolution of the B7 (now SP4) zone
near the hospital into a mixed-use areaq, including seniors' housing and aged care
services.

Overall, the proposed reduction in non-residential space aligns with Frenchs Forest
Business Park's transformation into a versatile mixed-use environment, projected to
create more jobs and better cater to the commercial market.

Conclusion:

The proposed amendment to the amount of employment generating floorspace, all
of which is now to be provided at ground level, is justifiable on the basis of several
compelling reasons:

1. Sufficient Employment Generation: The proposed 1,070m?2 of non-residential
space when combined with the approximately 1780m?2 provided at 7 Skyline
Place and the employment associated with the independent living units, will
generate more employment than currently exists on the site and equate to
almost 3,000m?2 of the total Gross Floor Area (GFA) across the combined sites,
resulting in a non-residential FSR of 0.22.

2. Excessive Capacity in SP4 Zone: The SP4 zoned Frenchs Forest Business Park
already possesses excessive capacity to accommodate well in excess of the
anficipated future demand for commercial and light industrial uses.

3. Low Demand for Additional Office Space: The prevailing market conditions
indicate that there is simply no demand for additional office space in the
area in the foreseeable future. Noting that to be sustainable and attractive to
tenants, commercial office and light industrial uses need to be concentrated
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near tfransport hubs and a range of amenities, there is unlikely to be any
increase in demand until the Frenchs Forest area sees considerable
improvements in public transport and amenities such as cafes, shops and
services in the vicinity that can utilised by tenants.

4. Preference for Ground-Level Medical Uses: Market feedbackAny potential
demand for employment and medical uses needs to accommodate with
space accessible at ground-level.

The proposed reduction in non-residential floorspace within the development
responds directly to the reality of the existing and anticipated future market, and
will ensure the development's viability and alignment with the local business
landscape. Failing to adapt to the prevailing current and anticipated future
market conditions will result in commercial floorspace that is unable to be leased
and will likely remain vacant, as has been the experience at 7 Skyline Place,
which would be contrary to the desire for an activated ground plane across the
site.

Yours sincerely

74

George Revay

Platino Properties
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PLATINO PROPERTIES
Suite 11, 20 Young St, Neutral Bay, NSW
CBRE Pty Ltd.
Level 29, 177 Pacific Highway
20" October 2023 North Sydney, NSW 2060
Caris Kinsella
Manager

0417 973 054

Caris.kinsella@cbre.com
www.cbre.com.au

5 Skyline Place, Frenchs Forest - CBRE Commercial Leasing Appointment

CBRE was appointed by Platino Properties in October 2020 on an Exclusive Agency basis to drive the
commercial leasing of 5 Skyline Place, Frenchs Forest.

Commercial GLA across the development totals circa 1,695sgm across 10 tenancies, ranging from sizes of
85sgm to 310sgm.

Over the course of the campaign CBRE’s Marketing campaign involved:

- Online Listings: Advertised across online listing portals such as Real Commercial, Commercial
Real Estate, CBRE Website)

- E-Flyer distribution: Tailored and bespoke E-Flyer sent to CBRE’s extensive database of
commercial tenants)

- E-Flyer distribution: Targeted at retail/F&B users for Café/Restaurant tenancy

- Canvassing regime: Of Frenchs Forest based tenants with upcoming lease expiries and Northern
Baches based commercial tenants

Enquiry Summary:
- 84 enquiries over the course of the campaign (since inception in October 2020)
- Enquiry from the following industry types:
o F&B: Café operators, Bakers, Grocers

o Fitness/Medical: Pilates Studios, Gyms, Dental Practices, Psychologists, Physios,
Wellness Centres, Pharmacies, GPs, Dance Studios, Optometrists

o Other: Co-working spaces

Market Summary:

- Frenchs Forest is a slow moving commercial market, with little tenant activity/movement

- COVID-19 has had a drastic impact on the commercial market sector, with businesses downsizing
due to the hybrid working model

- Businesses are struggling to get staff back to the office, resulting in a ‘Flight to Quality’ trend, in
which companies are moving to locations with more amenity/public transport options etc (For
example. Frenchs Forest tenants have moved their businesses to locations such as Macquarie
Park/Chatswood).
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- This trend is resulting in Frenchs Forest becoming an ever more challenging commercial leasing
market

- Increasing Commercial vacancy rates across Northern Beaches (35%)

Challenges of 5 Skyline Leasing:

- Lack of on-site car parking
- Zoning restrictions (SP4: Enterprise)

- Severe lack of amenity and public transport infrastructure servicing the Frenchs Forest area

In summary, Frenchs Forest is a challenging commercial market. With vacancy sitting where it is we don’t
see any drastic improvements to commercial leasing in due course. Further commercial space in Frenchs
Forest would be extremely challenging to lease.

Sincerely,
Caris Kinsella Francesco Princi

Estate Agent’s License (Co.) No. C-004065



Date 13/10/2023
ABN 21607056906

; Level 6/23 Hunter Street,
Chris Noll GPO Box 1200
Senior Associate Sydney NSW 2000

One Commercial North
P 02 9222 4434

W onecom.com.au

Re: Skyline Place, Frenchs Forest — Leasing of commercial space

We have been engaged by Platino Properties since October 2020, formerly in
our capacity at CBRE and currently at One Commercial, to assist in the
leasing of the commercial tenancies on the ground floor at 7 Skyline Place,
Frenchs Forest. The space incorporates a total of approximately 1,700m2
which is antficipated to be divided into 10 separate tenancies ranging in size
from 856m2 to 310m2, although the space has been flexibly designed to allow
arange of uses to be accommodated.

The marketing campaign involved developing a target list, direct
approaches to potential occupiers, as well as online marketing, and to date
has been running for a period of approximately 36 months. During this fime,
we have received a total of only 35 enquiries which is well below the level of
interest that we would usually expect for brand new commercial tenancies.

To date, leases have been signed for only 2 of the available tenancies. This is
a poor outcome after approximately 3 years of marketing the tenancies by a
number of agents.

From our understanding of the Frenchs Forest market, and from discussions
with parties who have made enquiries, the primary reasons for the lack of
interest are:

e The restricted range of uses that are permitted — many of the businesses
that enquired were not permitted to operate on the site, notably cafes,
food and drink shops and business premises such as hairdressers, florists,
pet grooming services and dry cleaners (service retail);

e Limitations on the amount of available car parking for clients has been
a major drawback;

e Lack of public fransport and amenities in the area for staff and clients;

e General reduction in the number of businesses looking for space in the
Frenchs Forest area, and;

e The current oversupply of office space in the area (there is currently
around 37% vacancy rate)



The current commercial leasing market in the Frenchs Forest area is therefore
extremely challenging and based on the data and economic forecasts we
do not anticipate that we will see any improvement in the situation in the
foreseeable future. Metropolitan office markets are out of flavour with
occupiers as employers are focusing on attracting a labour force from
greater Sydney back to the office in the CBD and other locations that offer
amenity, connectivity, and superior public fransport routes.

Please contact us if you require any additional information.
Sincerely,

Chris Noll & Ben Byford
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Executive summary

HillPDA was commissioned by Platino Properties to undertake an economic impact
assessment (the study) of a development application (hence referred to as the Proposal)
for land located at 5 Skyline Place, Frenches Forest within the Northern Beaches Local
Government Area (LGA).

The Proposal encompasses 7,800sgm within the property boundary of 5 Skyline Place
within Frenchs Forest Business Park. Development of the Proposal would provide:

e 98 seniors’ units

e 10independence studios

e around 973gm of commercial space

e a6/12 storey building(s). Different buildings to have different heights to sensitively
provide ‘good design’ throughout the site.

Currently, an existing two-storey commercial building is located on the site which
provides around 3,955sgm of employment space. This is split between 1,385sqm of office
and 2,570sgm of industrial space. Four tenants are in the building generating 44 jobs.

Frenchs Forest Business Parks capacity assessment

The ability of Frenchs Forest Business Park to attain the projected 2036 employment
targets was assessed. The key findings of the capacity assessment are as follows:

e French Forest Business Park encompasses 56.5 hectares with the site occupying 1.2%
of this total area.

e The Business Parks component of the wider Strategic Centre’s employment targets by
2036, is estimated at a base of 900 jobs and a high of 1,900 jobs.

e The average employment density in the Business Park is currently 58sgm per worker
which is less than half the average density of 23sqm per worker across four
comparable business parks within Greater Sydney. This highlights the existing
underutilisation of space and potential for increased employment in the Business Park.

e Itis assumed that the Business Park would transition into a more efficient and higher
order health and education precinct with a focus on supporting higher commercial

B C21037 5 Skyline Place —Stage 2 Economic Impact Assessment
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office uses. This is in accordance with the Northern Beaches Employment Study —
Background Report.

Sydney Olympic Park is forecast to have an employment density rate of 31sqm per
worker, as identified in its master plan 2030. This employment density is likely more
indicative of a health and education precinct and, as such, has been applied to assess
the capacity of Frenchs Forest Business Park to meet its targets.

The Business Park contained 6,825 jobs in 2016. With the inclusion of the targets, this
is forecast to increase to between 7,725 to 8,725 jobs by 2036. Assuming an average
worker density of 31sqm per worker and a 5% vacancy rate, these jobs would require
around 252,080sgm to 284,710sgm of space.

The existing buildings provide around 415,000sgqm of employment space. This is
sufficient to accommodate the Business Parks employment targets to 2036, with
enough space for an additional 5,895 jobs. Hence the Business Park could
accommodate 3-7 times the base and high strategic employment targets and, as
such, the Proposal would have no effect on the employment objectives of the zone

It is unlikely that all the sites within Frenchs Forest Business Park would be
redeveloped by 2036. To account for this, we have assumed that only 60% of the
Business Parks theoretical maximum development capacity is realised.

Under this scenario, the Business Park’s development potential is between
339,000sgm to 508,500sgm. With only 252,080sqm to 284,710sgm being required,
there is an excess in capacity under the base target of between 86,921sgm to
256,421sqm and between 54,289sqm to 223,789sgqm under the high target.

This excess space is enough to accommodate an additional 2,664 to 7,858 jobs above
the base target (900) and 1,664 to 6,858 jobs above the high target (1,900).

Consequently, the use of the subject site for a seniors development with associated
employment in accordance with the Housing for Seniors or People with a Disability
SEPP would likely have no effect on the employment objectives of the Business Park.

Regardless, the Proposal increases the employment on-site from 44 to 86 jobs, an
addition of 42 jobs or 95%.
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Economic benefits of the Proposal

The proposed development of the Proposal would have economic benefits during and

post-construction. The following provides an estimate of these.

During construction

During the construction phase the economic benefits are estimated to be:

198 direct and indirect jobs years created with around 144 of these jobs going to
residents in the Northern Beaches LGA

$87 million in total economic output directly and indirectly created

$17 million directly contributed to the Northern Beaches economy (gross value added
or GVA) and a total of $32 million directly and indirectly contributed

Around $11.5 million in workers’ wages directly and indirectly of which around $8.3
million would go to residents of the Northern Beaches.

Post-construction

Upon completion the economic benefits resulting from development of the Proposal are

estimated to be:

A total of 86 jobs, 42 more jobs over that already provided

$5.3 million in wage generation per annum, a $2.2 million increase over the current
uses on-site

$6.5 million in GVA per annum to the local economy, an increase of $1.5 million over
the current uses on-site

Local retailers would directly capture around $1.3 million per annum form residents
on-site. This would directly support the development, viability, and vibrancy of the
nearby town centre. it would also directly support five local jobs

The Proposal would increase employment density on the land, supporting strong
forecast growth in health sector jobs, and enhancing employment retention in the
LGA

Constituting a more orderly and efficient use of the land which is more aligned with
State planning objectives in a location which would be benefit from the development
of the nearby Hospital. Also, development would not affect the capacity of the
Business Park to meet either its employment targets or planning objectives as an
employment location.

B C21037 5 Skyline Place —Stage 2 Economic Impact Assessment
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1.0 INTRODUCTION

HillPDA was commissioned by Platino Properties to undertake an economic impact
assessment (the study) of a Development Application (hence referred to as the Proposal)
for land located at 5 Skyline Place, Frenches Forest within the Northern Beaches Local
Government Area (LGA).

In total, the site comprises 12,600sqm of land. The site has been divided into two “sub-
lots” with development occurring separately over two lots. The subject of this study is a
Development Application for Lot 1, referred to hence as the subject site.

1.1  Study background and the Proposal

As stated above, the development of the subject site is proposed to occur over two stages,
each with a separate development application. Lot 1 and its subsequent development
application is the subject of this study. A description of each stage and proposed
development is as follows:

Lot 1 - relates to 7,800sqm of land at 5 Skyline Place (the subject site). The Proposal for Lot
1 would result in the development of:

e 98 seniors’ units

e 10independence studios

e around 973gm of commercial space

e a6/12 storey building(s). Different buildings to have different heights to sensitively
provide ‘good design’ throughout the site.

Lot 2 - relates to 4,800sgqm of land at 5 Skyline Place and has received development
approval for:

e 55 seniors’ units

e around 1,750sgm of commercial space

® a5/6 storey building — Approx. 19 metres in height above existing ground levels.

The market launch for Stage 1 received an excellent response form the market especially

local Frenchs Forest residents passing on feedback for the need for such facilities in the
area.

B C21037 5 Skyline Place —Stage 2 Economic Impact Assessment
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1.2 Purpose and study structure

The purpose of this study is to assess and quantify, where possible, the economic impact
that would eventuate from development under the Proposal. This is achieved through
assessing and comparing the economic contribution of the subject site from its current
built form and land uses to that which would eventuate from its redevelopment as
proposed under the Proposal.

Although the study assesses State and local planning documents/strategies it does not
include any specific planning or policy recommendations which would require
consideration of a range of other factors which will be explored in other specialist studies
being undertaken in the preparation of the Proposal.

To meet the requirements of the brief, the study is set out in the following manner:

® Chapter 2 | undertakes a review of the local context of the subject site and current
market analysis within the Frenches Forest Business Park

® Chapter 3 | undertakes a review of historic and forecast employment within the
Northern Beaches LGA

® Chapter 4 | projects the additional amount of floorspace required to support its
employment projections

® Chapter 5 | estimates the potential uplift in employment as proposed under the
Proposal compared to that already on the site. It then assesses the net employment
impact of the proposed development as well as the contribution that it could make to
employment targets

* Chapter 6 | Examines the economic implication that development under the Proposal
would have during the construction phase and post-construction. The economic
implications are compared to the base case (that currently already generated on-site)

* Chapter 7 | assess how the Proposal is a more orderly and efficient use of the site.
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2.0  SITE CONTEXT & FRENCHES FOREST BUSINESS PARK
The following Chapter undertakes a review of the local context of the subject site and development of a wider health precinct. This would be achieved without comprising the
current market analysis within the Frenches Forest Business Park. planning objectives of the business park zoning, which is primarily to encourage

employment growth.
2.1  Subject site’s local context

The subject site is comprised of 7,800sqm of land located at 5 Skyline Place (Figure 1), just
on the southern side of Frenches Forest Road East. The subject site is zoned as B7 —
Business Park within the Frenches Forest Business Park.

A two-storey commercial building is currently located on the site which provides around
3,955sgm of employment space, which is split between 1,385sqm of office space and
2,570sgm of warehousing space. Four tenants are currently in the building generating 44
jobs. These tenants include:

e Fighting Chance Australia
e Jindex

e Sapro Australia

e Intermed Medical.

The site is located close to the Northern Beaches Hospital which provides an opportunity
to provide ancillary commercial and health uses to support the hospital and the
development of a health precinct, a key initiative of the NSW Government. As such, the
Proposal would allow for the transition of land close to the hospital to transition into higher
amenity and vibrant place while maintaining the wider business parks main role as an
employment precinct.

The North District Plan further states that Councils’ retail and employment strategies
should provide guidance on the transition of business parks into mixed employment
precincts including, where appropriate, ancillary residential developments to support the
business park. It also states that the hospital should be leveraged of to provide a vibrant
and well-connected strategic centre.

3 |____|Subject Site
Development of seniors’ units, affordable/disability dwellings on the site is in accordance \ % 7}(‘ ‘ [ IPlanning Proposal Stage 2
RSy e Frenches Forest Business Park

with State planning objectives and would contribute to the diversity, vibrancy and :
Source: HillPDA
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2.2 Frenches Forest Business Park sub-industry level revealed that many of the types of employment that would eventuate

) ) ) ) from development of the Proposal were already present in the Business Park (Table 2)

The Frenches Forest Business Park is comprised of 56.5 hectares of land, with 1.2 hectares . . . . . . . .

) ] including medical, allied health, residential care services and aged care services.
being undeveloped and 55.3 hectares or 98% being developed.

. Therefore, the Proposal is simply a response to the present evolution of the Business Park
2.2.1 Employment generation . . . . . . s .
into a health and precinct especially in a location which capitalises and leverages off its

According to ABS journey to work data, the Business Park generated 5,800 jobs with all proximity to the Northern Beaches Hospital, increasing the viability and synergies between

industry types being present in 2016. the two sites in health-related services.

Table 1: Frenches Forest Business Park employment (2016) Table 2: Frenches Forest Business Park education and health employment (2016)
Agriculture, Forestry and Fishing 12 0.2 Health Care and Social Assistance, nfd 18 33
Mining 9 0.2 Hospitals, nfd 0 0.0
Manufacturing 486 8.4 Hospitals (except Psychiatric Hospitals) 19 3.5
Electricity, Gas, Water and Waste Services 8 0.1 Psychiatric Hospitals 0 0.0
Construction 172 3.0 Medical and Other Health Care Services, nfd 10 1.8
Wholesale Trade 1,011 17.4 Medical Services, nfd 8 1.5
Retail Trade 754 13.0 General Practice Medical Services 27 4.9
Accommodation and Food Services 336 5.8 Specialist Medical Services 54 9.8
Transport, Postal and Warehousing 310 53 Pathology and Diagnostic Imaging Services 18 3.3
Information Media and Telecommunications 356 6.1 Allied Health Services, nfd 0 0.0
Financial and Insurance Services 55 0.9 Dental Services 0 0.0
Rental, Hiring and Real Estate Services 16 0.3 Optometry and Optical Dispensing 3 0.5
Professional, Scientific and Technical Services 582 10.0 Physiotherapy Services 5 0.9
Administrative and Support Services 148 2.6 Chiropractic and Osteopathic Services 0 0.0
Public Administration and Safety 66 1.1 Other Allied Health Services 11 2.0
Education and Training 121 2.1 Other Health Care Services, nfd 0 0.0
Health Care and Social Assistance 550 9.5 Ambulance Services 0 0.0
Arts and Recreation Services 131 23 Other Health Care Services nec 7 1.3
Other Services 271 4.7 Residential Care Services, nfd 3 0.5
Industry not classified 414 7.1 Aged Care Residential Services 13 2.4
Total industries 5,801 100.0 Other Residential Care Services 6 1.1

Source: ABS 2016 Social Assistance Services, nfd 4 0.7

. . . . . . . Child Care Services 107 19.5

As seen, the Business Park is currently a diverse employment area with all industries being ) ] .

) . . ] Other Social Assistance Services 237 43.1

present. Of note, was the high number of health care and social assistance jobs already Total 550 100.0

. o . -
present, comprising almost 10% of employment. A closer analysis of this industry at the Source: ABS 2016
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2.2.2  Floorspace and vacancy rate

A HillPDA land use audit undertaken in 2013 found that the total precinct contained just
over 322,206sqm of floorspace, of which 44,155sgm or 14% was vacant. With 5,583 jobs
in the Business Park in 2011, this results in an employment density of 1 job per 58sqm. Of
the total floorspace in 2013, around 80,000sgm was commercial office space with 20,740
or 26% being vacant.

CBRE undertook an audit of office and warehouse land uses in the Park in October of 2020.
It found that the land uses provided just under 215,000sgm of employment floorspace. Of
this 109,450sqm or 51% was office space with the remaining 105,245sgm or 49% being
warehouse space. The audit found that of the office floorspace 25,565sqm or 23.3% was
vacant while only 3,370sqm or 3.3% of the warehouse space was vacant.

This analysis highlights the high vacancy rate for commercial office space within the
Business Park. This may indicate that there is low demand for such space within this
location with higher demand likely being for other uses which would benefit from the
proximity and synergies with the nearby hospital.

Figure 2: Occupied and vacant floorspace by type and vacancy rate (2020)

120,000 25.0%
®23.3%
100,000 20.0%
80,000
15.0%
60,000
10.0%
40,000
0,
20,000 o32% 5.0%
3,370
| 0.0%
Office Industrial/warehouse

B Occupied MVacant @ Vacancy rate

Source: CBRE, HillPDA
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2.2.3 Development history and pipeline

As seen in the below, the low demand within the Business Park is evident with limited
major re/developments occurring over the last decade (2010-20).

A review of CordellsConnect reveals:

e Only two new developments these being a Dan Murphy’s of 1,410sqm and a 1,700sgm
warehousing shed

e two conversions of space these being a conversion to storage units and a KFC
headquarters conversion

o A refurbishment of an existing hotel/tavern

e Two commercial/industrial development applications one for a 12,200sgm Bunnings
located at 357-373 Warringah Rd due for completion in 2024. The other being 5 Stage
1 Skyline Place.

The lack of interest from commercial office and industrial developers implies low demand
for additional floorspace within the Business Park. For the Business Park to reach its
employment targets greater flexibility and diversity in land uses may be required,
especially those which enhance its transition to a health and education precinct.
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Figure 3: French Forest Business Park aerial image 2010 (top) and 2020 (bottom)
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2.2.4 Employment targets and strategic direction

Frenchs Forest Business Park is identified in the North District Plan as being part of a larger
strategic employment precinct referred to as Frenchs Forest Strategic Centre. The Strategic
Centre is proposed to evolve into a health and education precinct, leveraging from its
proximity and investment of the Northern Beaches Hospital. Employment targets for the
Strategic Centre are for an additional 2,700 to 3,700 jobs by 2036.

With 1,342 jobs being provided in the hospital, this leaves a residual employment target
of between 1,358 and 2,358 jobs to be provided across the strategic centre by 2036.

ion precinct

ot
5

Figure 4: Frenches Forest Strategic Centre - health and educat
7 < 4 - - F¥

: @ rubicapenspace

. Indicative location of existing
Jobs and services in centre

Source: North District Plan

The Plan provides several actions that aim at encouraging the continued evolution and
economic growth/viability of the Strategic Centre. The Proposal is in accordance with the
following actions:

o leverage the investment in the Northern Beaches Hospital to provide a vibrant and
well-connected strategic centre

e provide new housing, including affordable housing

e encourage walkability and cycling within the precinct

e enhance the natural setting of the area by embellishing existing open space

e attract new, innovative health and medical related commercial premises to support
the hospital

e reinforce the centre as an employment hub for the Northern Beaches, building on the
existing business park east of the Wakehurst Parkway.
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2.3 Northern Beaches Employment Study — Background Report

The Northern Beaches Council is currently preparing an Employment Lands Report for
the LGA. In August of 2019, the background report (the Report) to this document was
released. Although the Report does not provide any supply and demand analysis, it does
identify an additional 2,700 to 3,700 jobs for the Strategic Centre by 2036.

The Report notes that the Hospital Precinct Structure Plan (HPSP) was adopted in 2017 and
provides a 20-year vision for the development of Frenchs Forest as a Strategic Centre, with
the development of a town centre and approximately 5,360 residential dwellings across
three phases. The centrally located town centre, connected to the Northern Beaches
Hospital, will be zoned B4 Mixed Use. There will potentially be 2,300 jobs.

As seen in the figure below, the HPSP proposes the development of a town centre including
commercial, retail and residential uses adjoining the hospital. A report undertaken by
LocationlQ in 2017 recommended that this area could not support two shopping centres
within such proximity. As such, it is implied that the HPSP proposes the existing Forestway
Shopping Centre is replaced and/or relocated to the town centre.

In 2016, there were around 500 workers in the Forestway Shopping Centre. Assuming
these are replaced in the new town centre, combined with the 1,342 staff in the hospital,
an additional 458 jobs would be required to reach the 2,300 jobs target in the HPSP.
Accordingly, for the Strategic Centre to reach its employment target as identified in the
North District Plan, the remaining part of the Frenches Forest Strategic Centre (i.e the
Frenches Forest Business Park) would need to accommodate an additional 900 to 1,900
jobs.

Table 3: Frenchs Forest Strategic Centre additional employment targets

. [Bae _lHigh |

Additional employment targets FF SC (a) 2,700 3,700
Hospital — existing (b) 1,342 1,342
Hospital and town centre Forestway SC — existing (c)* 500 500
employment target (2,300) Required jobs (d=e-(b+c) 458 458
Sub-total (e) 2,300 2,300
Remaining employment required to reach FF SC targets (f= a-b-d) 900 1,900

Source: HillPDA, * TPA employment projections V1.51 for TZ 2138 — excludes the industries of construction,
wholesale trade, health and social assistance and education and training.
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Source: Northern Beaches Employment Study — Background Report 2019
The Report also noted the following point which is relevant to this study:

e Improving connectivity in Frenchs Forest to ensure retail, health and education
components function together and valuing the presence of the Frenchs Forest
business park and supporting a higher commercial (office) function. There is also
opportunity develop the place branding of Frenchs Forest to help attract a highly
skilled workforce.

e The 60-hectare Frenchs Forest Business Park performs a local employment role.
Findings suggest that the Business Park is currently underutilised, therefore the
development of the hospital will help to stimulate growth in this underused area.

2.4  Sydney business park benchmarking

The Northern Beaches Employment Study — Background Report notes that the Frenchs
Forest Business Park is currently underutilised. To explore this, we have benchmarked
employment densities and the amount of commercial space present across five business
parks in the Sydney Region. The amount of space present in each business park has been
sourced from various consultant and industry market reports.
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Floorspace and employment provision has been provided, where possible, as close to 2016
to provide a better comparison. The exception to this is Sydney Olympic Park which is
sourced from its master plan 2030. Please note, vacancy rates were difficult to ascertain
from historical and current sources. Most of the space was stated in the source reports as
occupied, with vacant space not provided. However, where possible vacant space was
removed from the employment density calculations.

In a 2016 report entitled Ingleside - Employment and Retail Assessment, undertaken by
SGS for the DPIE, it was estimated that the Frenchs Forest Business Park provided around
414,785sgm of floorspace, of which 22,218sqm (14%) was vacant. With an estimated 6,825
jobs in the Business Park at the time?, there was an average employment density of 58sqm
per worker.

As seen in the table below, in 2016 employment densities across four of Sydney’s business
parks ranged from 1 worker per 19sqm to 24sgm — with an average of averaged at around
23sgm per worker.

However, the average employment density in Frenchs Forest Business Park, at 1 job per
58sgm was significantly lower than what was present in the comparable business parks,
highlighting the underutilisation of space within the Business Park.

In fact, had the Frenches Forest Business Park achieved this average employment density
across its 392,567sqm of occupied floorspace, it would have accommodated 17,068 jobs —
10,243 jobs or 150% above actual jobs (6,825) recorded in 2016.

Sydney Olympic Park is forecast to have an average employment density rate of 31sgm per
worker of employment space by 2030. Please note, some space would be vacant so the
actual amount of space per job would likely be slightly lower or more efficient. However,
this could be considered a reasonable benchmark for a successful and efficient business
park and a more reasonable target employment density for Frenchs Forest to attain its
2036 employment targets.

Regarding the amount of commercial space, the CBRE audit found 109,450sqm of
commercial space across the Business Park. Given the lack of development since 2016 it is

1 Please note although ABS JTW data estimates around 5,800 jobs in the Business Park as of 2016 the census is
considered an undercount. The Transport, Performance and Analytics (TPA) employment projections take
this into account. As such, we have used the TPA 2016 estimate to be conservative.
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assumed this amount of commercial space has remained stable. As such, of the
414,785sgm of the estimated space around 26% was commercial office space.

Analysis of Sydney Olympic Park, Norwest and Macquarie Park reveals that these
successful business parks had or have an aspirational commercial component of between
40-83% pf total employment space, with an average rate of 61%. This further highlights
the underutilisation of Frenchs Forest Business Park as and the capacity for the business
park and the ability to increase its employment generation capacity through attracting a
highly skilled workforce - a key conclusion noted in the Northern Beaches Employment
Study — Background Report.

Table 4: Sydney business park benchmarking

Business Park Total employment | Commercial | Total Employment
floorspace (sqm) office (sgm) | employment* | density

Macquarie Park 1,025,101 854,251 44,929 2y
Norwest 500,000 300,000 25,783 19
Riverside Corporate Park 300,000 10,914 27
Australian Technology Park 100,000 4,123 24
Comparable average 23
Sydney Olympic Park - 2030  1,054,000** 412,000 34,000 31
Frenchs Forest 414,785 6,825 58

Source: various consultant reports including: 12 Fredrick Street, St Leonards EIA - MacroPlan 2018, Manchester
Road, Auburn EIA - URBIS 2016, Ingleside - Employment and Retail Assessment SGS 2016, Sydney Office Market
Research Report - Colliers 2014, Macquarie Centre Redevelopment Stage 1 Concept DA EIA - MacroPlan Dimasi
2015, Economic and Planning report, Sydney Science Park - APP and HillPDA 2015, Sydney Olympic Park Office
Market, Knight Frank 2017, * TPA projections 2019 V1.51 — Sydney Olympic Park sourced from 2018 Masterplan
review ** Sydney Olympic Park Finalisation Report — NSW DPIE 2017 space excludes residential and transport
infrastructure space ***excludes 57,766sqm of vacant commercial floorspace.

2.5 Therrise and fall of traditional business parks

The concept of business parks was developed in America during the post-war surge in
residential development. During this time, the corporate move to the suburbs was a
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necessary response to the residential movement, following the workforce into the suburbs
and decreasing the commute between the white-collar worker and the office.

Australia followed America’s lead with business parks being developed in the 1970-80s.
Currently, there are 16 business parks across Greater Sydney over 1,048 hectares of land.
Of this, around 608 hectares or 58% was developed and 440 hectares or 42% was
undeveloped in 2019 (ELDM 2019).

One of Australia’s best examples of a successful business park concept is the Norwest
Business Park, built in 1983. Norwest sits on 172 hectares and houses over 400 companies
employing more than 25,000 people. The location has good connectivity and exposure
being located near major atrial roads and having two North West Rail Link stations.
Norwest also contains a shopping centre, open space, recreation facilities and other
amenities which increases its attractiveness to employees and tenants.

Despite this, business parks have been on the decline over the last decade as employees
demand high quality spaces that allow for the sharing of ideas, numerous eateries and bars
and where social interaction can occur and other high amenities such as interaction with
the arts and recreation facilities. There has also been a shift in an emphasis on providing a
diversity of housing options, ranging from apartments to larger dwellings within or in
proximity to the park. This provides employees with dwellings that suit all price points.
Another key component of successful business parks is the need for multiple forms of
public transport like that present in Norwest but lacking in Frenches Forest. These factors
create more innovative ecosystems that are founded on local strengths, tenant mix,
transport and data infrastructure, collaborative networks, housing and culture.

Business Parks which are unable to provide several forms of public transport, diversity of
land uses including night-time economy activities and eateries, opens space/spaces,
cultural experiences and diversity of housing have fallen out of favour and are experiencing
low demand and high vacancies.

This evolution of Business Parks can also be seen in Macquarie Park which has for many
years been cited as being unattractive from an employee’s perspective given the lack of
nigh-time activity and amenities. Recent public transport investment, retail investment,
the allowance of mixed use-developments and the development of a nigh-time economy
have all increased and strengthened Macquarie’s attraction to developers, occupants and
employees.
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For Frenches Forest Business Park to compete with surrounding employment locations and
business parks and become a successful health and education precinct, it will need a more
flexible planning framework to allow the development of a range of land uses and activities
which are sought after by both employees and tenants and which increasing collaboration,
innovation, and synergies with the hospital.

This need for high amenity, flexible planning framework and diversification of uses is even
more important in a post COVID-19 environment which has decentralised the office market
and increased working from home rates.

2.6  The impact of COVID-19 on commercial office space demand

The lockdown measures imposed to control the spread and of COVID-19 saw a mass
exodus of workers from traditional commercial office markets and a readjustment to and
increased rates of working from home. Although this revitalised local centres its impact on
central business districts has been significant.

For example, over the 12 months to January 2021 Sydney CBD’s vacancy rate rose from
3.9% to 8.9% a seven-year high. While over the last six months, North Sydney’s vacancy
rate doubled to 19.5%, Chatswood, Crows Nest and St Lennoards was around 13% and
Macquarie Parks increased from 6.8% to 9.6%.

Additionally, over the last six months 110,000sgqm of new supply was added to Sydney CBD
while a negative absorption of 55,000sqm was recorded. While over the next two years
280,000sqm is due to enter the market and 187,665sgm has been mooted.

So, what does this mean for Frenchs Forest Business Park? The vision for the Business Park
in the Northern Beaches Employment Study — Background Report is for a higher
commercial (office) function and attract a highly skilled workforce. COVID-19 has
changed our working habits and driven some demand for satellite office spaces within the
suburbs and increased the vacancy rates in Sydney’s established commercial markets. This
combined with a significant amount of new high grade office space under construction will
result in falling market rents and increasing incentives. These centres have some
competitive advantages over the Frenchs Forest Business Park — particularly in relation to
amenity, services and public transport infrastructure. Frenchs Forest Business Park is
underutilised and is comprised of older style buildings with connectivity issues and a much
lower level of public transport services.
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The following Chapter undertakes a review of historic and forecast employment within the
Northern Beaches. This is to highlight the changing employment preferences of the
community and workforce and how the Proposal supports this change.

3.1 Northern Beaches employment growth

Table 5 provides a summary of employment generated across the Northern Beach LGA
between 2006-16. It has been sourced from the ABS place of work data. The employment
profile for the LGA presents the following key characteristics:

There was an overall increase of 15,245 jobs over the period, which represented a
proportional growth of 21%
Of this growth 5,713 jobs or 37% was attributed to the industries of education and
training; and health care and social assistance
The top three industries which had the highest growth in employment over the period
were:

Health Care and Social Assistance - 3,462 additional jobs

Education and Training - 2,251 additional jobs

Accommodation and Food Services - 2,060 additional jobs.
Three industries recorded negative growth, these were:

Wholesale Trade -1,587 fewer jobs

Manufacturing - 1,889 fewer jobs

Financial and Insurance Services - 195 fewer jobs.

The health care and social assistance industry generated the largest number of jobs
the LGA as of 2016 (13% of all employment). This was followed by retail (12.6%) and
professional, scientific and technical services with 9.6% of employment in 2016

The Proposal would provide types of employment that has become more prevalent
within the LGA over the ten years to 2016. Development of the Northern Beach
Hospital would have further increased the demand for allied health services and hence
the demand for such employment.

C21037 5 Skyline Place - Stage 2

Table 5: Northern Beaches employment 2006-16

change

Agriculture, Forestry and Fishing

Mining

Manufacturing

Electricity, Gas, Water and Waste Services
Construction

Wholesale Trade

Retail Trade

Accommodation and Food Services
Transport, Postal and Warehousing
Information Media and Telecommunications
Financial and Insurance Services

Rental, Hiring and Real Estate Services
Professional, Scientific and Technical Services
Administrative and Support Services
Public Administration and Safety
Education and Training

Health Care and Social Assistance

Arts and Recreation Services

Other Services

Industry not classified

Total

Source: ABS Census POW

38
6,792
477
5,574
6,378
10,642
5,457
1,452
1,485
2,063
1,808
6,598
1,951
2,428
5,692
7,996
1,110
3,545
1,103
72,800

Hill=DA

81 43
5205  -1,587
468 -9
7,684 2,110
4,489  -1,889
11,140 498
7,517 2,060
1,949 497
1,654 169
1,868  -195
1,899 91
8,466 1,868
2,753 802
2,768 340
7,943 2,251
11,458 3,462
1,695 585
3,979 434
4,830 3,727

88,234 15,434

84%
113%
-23%
-2%
38%
-30%
5%
38%
34%
11%
-9%
5%
28%
41%
14%
40%
43%
53%
12%

21%

% of net
growth
1%
0%
-10%
0%
14%
-12%
3%
13%
3%
1%
-1%
1%
12%
5%
2%
15%
22%
4%
3%

100%
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3.2 Northern Beaches resident employment profile

Table 6 provides a summary of the industries which residents were employed within across
the Northern Beach LGA between 2006-16. This provides insight in the changing
preference of employment for residents and which industries have a greater requirement
for residents to travel outside the LGA for employment. The resident employment profile
for the LGA presents the following key characteristics:

In 2016, there were 0.68 jobs provided in the LGA for every employed resident. This
implies that a significant number of residents travelled outside of the LGA to find
employment. Providing employment, especially, those which have higher containment
rates, would reduce the need for residents to travel outside the LGA while also having
other economic and environmental benefits to the LGA

In 2016, knowledge intensive jobs had a containment rate of 36% that is 36% of
residents employed within knowledge intensive industries worked in the LGA. This is
compared to a containment ate of 62% for health care and social assistance. This
implies that increased health care and social assistance jobs, like that proposed on the
subject site, would have higher economic benefits to the LGA

Over the period employed residents increased by 14,730, representing a proportional
growth of 13%

Of the growth in employed residents, almost 40% was within the industries of
education and training; and health care and social assistance

The top three industries which had the highest growth in employment over the period

were:

Professional, Scientific and Technical Services - 3,301 additional employed
residents

Health Care and Social Assistance - 3,024 additional employed residents
Education and Training - 2,746 additional employed residents.

Two industries recorded negative employment growth, these were:
Manufacturing - 2,738 fewer employed residents
Wholesale Trade - 2,220 fewer employed residents.

As with the employment profile, there has been a growing preference for residents to
be employed within health and education related employment and a reduction in
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more traditional industrial employment such as manufacturing and wholesale. The

type of employment proposed on the site is responding to this changing nature of

work.

Table 6: Northern Beaches resident employment profile 2006-16

Change
Industry 2016
change

Agriculture, Forestry and Fishing

Mining

Manufacturing

Electricity, Gas, Water and Waste Services
Construction

Wholesale Trade

Retail Trade

Accommodation and Food Services
Transport, Postal and Warehousing
Information Media and Telecommunications
Financial and Insurance Services

Rental, Hiring and Real Estate Services
Professional, Scientific and Technical Services
Administrative and Support Services
Public Administration and Safety
Education and Training

Health Care and Social Assistance

Arts and Recreation Services

Other Services

Industry not classified

Total

Source: ABS Census

144
8,431
784
9,471
7,497
12,166
6,410
3,672
4,265
7,759
2,751
13,813
4,326
4,867
8,294
10,898
1,800
4,267
3,003
114,961

234
5,693
755
11,586
5,277
11,820
7,763
3,610
4,657
8,739
3,116
17,114
4,903
5,410
11,040
13,922
2,589
4,811
6,222
129,691

26%

90 63%
-2,738 -32%
=28) -4%
2,115 22%
-2,220 -30%
-346 -3%
1,353 21%
-62 -2%
392 9%
980 13%
365 13%
3,301 24%
577 13%
543 11%
2,746 33%
3,024 28%
789 44%
544 13%
3,219 107%
14,730 13%

% of net
growth
1%
1%
-19%
0%
14%
-15%
-2%
9%
0%
3%
7%
2%
22%
4%
4%
19%
21%
5%
4%
22%
100%

17 of 28



3.3 Employment forecasts — Northern Beaches 2020-36

Table 5 provides a forecast of employment within the Northern Beaches LGA for each
industry between 2020-36. It has been sourced from the Transport, Performance and
Analytics (TPA) 2019 employment forecast version 1.51. from these predictions the
following observations can be made:

Employment is forecast to increase by 17,596 jobs or 16% over the 16-year period
Of the net increase in employment 3,833 or 22% is forecast within the industry of
health care and social assistance

The top three industries forecast to have the most growth in employment are:

Professional, Scientific and Technical Services — 4,739 additional jobs
Health Care and Social Assistance - 3,833 additional jobs
Education and Training - 2,777 additional jobs.

Applying the 2016 containment rate to the forecast net increase in health care and
social assistance jobs indicates that 2,376 could be occupied by local residents
Traditional industrial employment is forecast to continue to decrease evident in the
net reduction of employment within the following industries:

Manufacturing - 1,429 fewer jobs

Transport, postal and warehousing - 453 fewer jobs

Wholesale Trade - 198 fewer jobs.
The Proposal would be providing a type of employment that is forecast to have
significant growth and demand. Providing this in a location close to the hospital

would additional economic and amalgamation positive flow-on effects while also
contributing to the development a of a diverse health and education precinct.
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Table 7: Northern Beaches employment projections - 2020-36

Change
Industry
change

Hill=DA

Agriculture, Forestry and Fishing

Mining

Manufacturing

Electricity, Gas, Water and Waste Services
Construction

Wholesale Trade

Retail Trade

Accommodation and Food Services
Transport, Postal and Warehousing
Information Media and Telecommunications
Financial and Insurance Services

Rental, Hiring and Real Estate Services
Professional, Scientific and Technical Services
Administrative and Support Services

Public Administration and Safety

Education and Training

Health Care and Social Assistance

Arts and Recreation Services

Other Services

Total

Source: TPA employment projections 2019 V1.51

59
6,899
721
10,839
6,116
13,688
9,005
2,489
1,888
2,406
2,404
13,504
3,621
3,335
9,899
14,087
2,610
5,588
109,559

62
5,470
885
12,140
5,918
14,968
10,639
2,036
1,897
2,972
2,805
18,243
3,896
4,234
12,676
17,919
3,412
6,611
127,155

-7%

2 4%
-1,429 -21%
164 23%
1,301 12%
-198 -3%
1,279 9%
1,634 18%
-453 -18%

9 0%

566 24%
401 17%
4,739 35%
275 8%
899 27%
2,777 28%
3,833 27%
801 31%
1,023 18%
17,596 16%

% of net
growth
0%
0%
-8%
1%
7%
-1%
7%
9%
-3%
0%
3%
2%
27%
2%
5%
16%
22%
5%
6%
100%
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4.0  BUSINESS PARK FLOORSPACE REQUIREMENT AND CAPACITY

The following Chapter estimates the amount of floorspace required for the Frenches
Forest Business Park, to accommodate its employment targets. The Chapter also
estimates the overall development capacity of the Business Park and whether it is enough
to meet its employment targets and the impact that the withdrawal of the subject site
might have upon its capacity.

4.1 Frenchs Forest Business Park employment targets

North District Plan identifies Frenchs Forest as a Strategic Centre. Within its boundary is
the Frenchs Forest Business Park. Employment targets for the Strategic Centre are for
between an additional 2,700 to 3,700 jobs by 2036. As detailed in Section 2.3, it is
estimated that of these targets 900 to 1,900 jobs would be accommodated in the Business
Park. In 2016, there was an estimated 6,825 jobs in the Business Park, with the addition
of the employment targets this is forecast to increase to 7,725 to 8,725 jobs by 2036.

4.2  Additional floorspace requirements

This section assumes that the French Forest Business Park over the next 16 years
transitions into a more efficient and higher order health and education precinct with a
focus on supporting a higher commercial office function within the business park
component. This is consistent with the direction outlined in the Northern Beaches
Employment Study — Background Report which states the need to:

Improving connectivity in Frenchs Forest to ensure retail, health and education components
function together and valuing the presence of the Frenchs Forest Business Park and
supporting a higher commercial (office) function. There is also opportunity develop the
place branding of Frenchs Forest to help attract a highly skilled workforce.

Frenchs Forest Business Parks employment targets are converted to floorspace
requirements by applying average employment densities. Employment density refers to
the number of jobs per sqm of floor space usually measured reciprocally as square metres
per worker.
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As detailed in Section 2.4 analysis of other business parks in across Sydney revealed an
average employment density of 23sqm per worker in 2016, while Sydney Olympic Park is
forecast to have 31sqm per worker by 2030. To ensure there is enough capacity we have
applied a more conservative rate like Sydney Olympic Park.

This is likely a result of the higher amount of accommodation, community, education, and
entertainment space in the master plan. This is more likely to be indicative of an average
employment density across health and education precinct with a commercial office focus.

Interestingly, if we assume around 60% of space within the business spark is commercial
space (in with other business parks) with the remaining 40% being other less efficient uses
with an average employment density of 20sqm for commercial and 80sqm for other uses
—the average employment density across the precinct would be 1 job per 29sgm. As such,
the 31sqm per worker is considered reasonable for a business park transitioning into a
more efficient and highly skilled commercial precinct.

If all employment space across the Business Park were to become more efficient and
accommodate a more highly skilled labour force, at the 31sqm per worker rate, a total of
252,080sgm to 284,710sgm would be required (which also allows for a 5% vacancy factor).
With around 415,000sgqm of existing floorspace present in the Business Park, there is
sufficient space to meet the strategic employment targets.

In fact, with a refit and configuration of space to benchmark business park standards it
would be possible to accommodate 12,720 jobs. Deducting the current employment of
6,825, results in a potential to accommodate an additional 5,895 jobs. This is
approximately three to seven and half times the strategic employment targets for the
Business Park.

19 of 28



Table 8: Additional floorspace requirements

Existing employment (2016) 6,825 6,825
Business Park employment target 900 1,900
Total employment - 2036 7,725 9,625
Employment density 31sgm perjob  31sgm per job
Total floorspace requirements (GFA sqm)* 252,079 284,711
Existing floorspace 414,786 414,786

Source: HillPDA - * includes an allowance for a 5% vacancy rate

4.3 Frenches Forest Business Park development capacity

The theoretical maximum development capacity of Frenchs Forest Business Park is
estimated by applying average Floor Space Ratios (FSRs) to land areas. As stated, it is
estimated that the Business Park currently provides around 415,000sqm of floorspace over
55 hectares of developed land. This results in a current built FSR of 0.75:1.

This is a relatively low resulting FSR when compared to other business parks and is more
comparable to a less efficient precinct. For example, Macquarie Park FSRs range from 1:1
to 4.5:1 over a range of commercial zonings, Riverside Corporate Park range from 1:1 to
3.5:1 over a range of commercial zonings and Sydney Olympic Park range from 2:1 to 12:1
over a B4 - mixed-use zone.

As such, if the Business Park is to develop into a high-quality commercial office, as detailed
in the Northern Beaches Employment Study — Background Report, there is opportunity to
increase its capacity though redevelopment of existing low grade building stocks.

We have assessed the capacity of the Business Park at more conservative FSRs that a more
reflective of its uniform B7 — Business Park zoning. The FSRs tested range from 1:1 to 1.5:1
and result in a total theoretical maximum development capacity of between 565,000sqm
to 847,500sqm.

At an average employment density of 1 job per 31sqm, this theoretical maximum
development capacity could support 17,315 to 25,972 jobs. Deducting current
employment (6,825 jobs), results in a potential to accommodate between 10,490 to 19,147
additional jobs. This is approximately 12 to 21 times higher than the base strategic
employment target and six to 10 times higher than the high target.
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Table 9: Business Park theoretical max development capacity (GFA sqm)

Total area Development capacity (GFA sqm)
(ha) FSR@ 1:1 | FSR @ 1.25:1 FSR @ 1.5:1

Business Park 56.5 565,000 706,250 847,500
Potential jobs at 1/31sgm* 17,315 21,643 25,972
Net increase over 2016 employment 10,490 14,818 19,147
Fold-increase over base job target 12 16 21
Fold-increase over high job target 6 8 10

Source: HillPDA, ELDM *includes an allowance for 5% of space being vacant

4.4 Development capacity 60% redevelopment scenario

It is unlikely that all the sites within Frenchs Forest Business Park are redeveloped over the
next 16 years. To account for this, we have assumed that only 60% of the Business Parks
theoretical maximum development capacity is reached over this time.

Table 10 provides a summary of the demand and capacity assessment if the Business Park
were to transition into a higher order commercial precinct with only 60% of its
redevelopment potential being reached.

Under this scenario, the Business Parks theoretical maximum development potential is
between 339,000sgm to 508,500sqm. With only 252,080sqm to 384,710sgm being
required to accommodate total employment in 2036, there is an excess in capacity under
the base target of between 86,921sqm to 256,421sgm and an excess under the high target
of between 54,289sqm to 223,789sqm.

This excess in space is enough to accommodate an additional 2,664 to 7,858 jobs under
the base target and 1,664 to 6,858 jobs under the high target. As such, any impact upon
the Business Park reaching its targets resulting from some sites not being redeveloped
would be mooted and not impact its ability to attain its employment targets or intended
role.

Please note that this scenario is considered conservative, as it assumes that only 60% of
sites would potentially be available or feasible for redevelopment to 2036. Additionally, in
most cases, the sites that are not redeveloped already contain floorspace and
employment, further increasing the Parks floorspace and employment provision.
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Table 10: Business Park supply & demand capacity assessment (GFA sqm)

Development capacity @ 60%

Total employment target 2036

Floorspace demand

Excess (+) / Deficit (-) in floorspace

Net employment potential over
strategic target*

Base target
High target
Base target
High target
Base target
High target
Base target
High target

Development capacity
FSR@ 1:1 | FSR@ 1.25:1 | FSR @ 1.5:1

339,000
7,725
9,625

252,079

284,711

+86,921

+54,289
2,664
1,664

Source: HillPDA, *includes an allowance for 5% of space being vacant
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423,750
7,725
9,625

252,079
284,711
+171,671
+139,039
5,261
4,261

508,500
7,725
9,625

252,079

284,711

+256,421
+223,789
7,858
6,858

H
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5.0  POTENTIAL EMPLOYMENT UPLIFT & IMPACT

The following Chapter assesses the potential uplift of employment generated under the
Proposal compared to that already provided on-site.

5.1 Proposal’s employment potential

The Proposal would provide 98 seniors units, 10 independent studios and 973sqm of
employment space with an indicative composition of this space this being a cafe (35%),
allied health (41%) and commercial office (59%).

Table 11 provides a breakdown of the proposed employment generating land uses, with
an estimate of their employment generating potential. In total, it is estimated that the
Proposal could accommodate 83 jobs upon completion and occupation.

Table 11: Proposal employment generation

Floorspace (GFA) Sgm/Employee | No. of Workers

Seniors'/independent units 108 units 2.5 per unit*

Allied health 250sgm 30sgm/worker 8
Professional services 273sgm 17sgm/worker 16
Personal services 200sgm 28sqm/worker 7
Food and beverage 250sgm 18sgm/worker 14
Total Employment 86

Source: HillPDA, Floorspace Survey 2017 and *City of Sydney Developer Contribution Plan 2015 please note a
rate 1/5% has been applied to the independent studios
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5.2  Potential uplift in employment

The subject site currently generates 44 jobs across four companies, based on the analysis
provided by Platino Properties. In comparison, the Proposal would accommodate 86 jobs.
This implies the Proposal would increase the amount of employment on-site by 42 jobs.

Figure 6: Potential direct employment uplift, current uses versus the Proposal
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The following Chapter assesses and where possible quantifies the potential economic
impacts of the Proposal measured against the “do nothing” or “retain current zoning”
option.

6.1 Current or “base case” economic multipliers

For the purpose of the assessment, we have defined the base case as the ‘do nothing’
option. This scenario assesses the economic multipliers of the current uses on-site in terms
of employment, wage and contribution to the local economy or Gross Value Added (GVA).

Platino Properties have provided a tenancy list for the existing building on-site with an
accompanying employment schedule detailing 44 jobs across the four tenancies. Of these
workers 15 work in commercial services, 14 in manufacturing and the remaining 15 work
in the wholesale industry.

It is estimated that these jobs would generate an estimated $3.1 million in salaries and
contribute $5 million in GVA per annum.

6.2 Proposal’s economic multipliers

The following estimates the likely economic implications resulting from fruition of the
Proposal. Economic metrics estimates include employment, wages, GVA, tourism and
construction multipliers.

6.2.1 Direct employment

The Proposal would support permanent employment post-construction in two ways.
Firstly, the provision of 973sgm of employment space would jobs in allied health,
commercial office, personnel retail services and a café/restaurant. Secondly, there would
be employment associated with the 98 seniors’ units and 10 independent studios provided
on-site.

The table below provides an estimate of the number of jobs that would be supported on
the subject site in accordance with the Proposal.
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Table 12: Potential employment generation

Seniors'/independent units 108 units 2.5 per unit*

Allied health 250sgm 30sqm/worker 8
Professional services 273sgm 17sgm/worker 16
Personal services 200sgm 28sqm/worker 7
Food and beverage 250sgm 18sgm/worker 14
Total Employment 86

* Various HillPDA, Floorspace Survey 2017 and *City of Sydney Developer Contribution Plan 2015 - please note
arate 1/5" has been applied to the independent studios

Based on the table above, the Proposal is forecast to provide 86 direct jobs on the
subject site after full development. These are jobs in full and part-time positions. This
provides 42 more jobs than the base case, representing an 95% increase.

6.2.2 Wages

The total remuneration of workers on-site would amount to approximately $5.3 million as
shown in the table below. This is $2.2 million more in salaries than the base case.

Table 13: Potential salaries

Seniors'/independent units $62,906 $2.6
Allied health 8 $86,590 S0.7
Professional services 16 $78,534 $1.3
Personal services 7 $52,224 S0.4
Food and beverage 14 $29,500 $2.6
Total 86 $5.3
Source: IBIS World Industry Reports
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6.2.3  Gross Value Added

Gross value added of an industry refers to the value of outputs less the costs of inputs. It
also measures the contribution that the industry makes to the wealth of the country, state
or region — its contribution to gross regional product (GRP).

We estimate the gross value added from the Proposal to be in the order of $6.5 million
every year as shown in the table immediately below. This is $1.5 million more than the
base case.

Table 14: Gross Value Added

Seniors'/independent units $69,670 $2.9
Allied health 8 $106,486 $0.9
Professional services 16 $109,125 S1.7
Personal services 7 $72,231 S0.5
Food and beverage 14 $37,000 $0.5
Total 86 $6.5

Source: IBIS World Industry Reports and HillPDA Estimate.

6.2.4 Resident population retail and employment generation

The seniors’ units and affordable/disability units proposed to be provided on-site would
generate retail expenditure. This would additional economic benefits to the LGA such as
supporting the viability and vibrancy of local retail shops especially those proposed in the
nearby town centre and secondary though generating employment.

Assuming an average persons per dwelling of 1.5, it is estimated that a population of 164
could be supported on-site. Assuming an average retail expenditure of $8,000 per capital,
which is around just under half of the per capital spend for residents across the Northern
Beaches in 2023 (assumed impact year), it is estimated that total annual household
expenditure would be $1.3 million, with around $0.78 million or 60% being spent in the
proposed local town centre itself.

2 Source: IBIS World Construction Industry Report 2018
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6.3 Construction multipliers

This section assesses the potential economic benefits during construction. The economic
impacts of the construction stage are based on the estimated total construction costs of
$55 million. This has been provided by Platino Properties.

The construction industry is a significant component of the economy, accounting for 5.96%
of Gross Domestic Product (GDP) and employing just over one million workers across
Australia®. The industry has strong linkages with other sectors, so the impacts on the
economy go further than the direct contribution of construction. This is known as the
multiplier effect. Multipliers refer to the level of additional economic activity generated by
a source industry.

There are two types of effects captured by multipliers:

Production Induced Effects: which is made up of:

® Direct effects: which constitutes all outputs and employment required to produce
the inputs for construction, and

® Indirect effects: which is the induced extra output and employment from all
industries to support the increased production of the construction sector.

Consumption Induced Effects: which relates to the demand for additional goods and
services due to increased spending by the wage and salary earners across all industries
arising from employment.

The modelling for this report is based on the Australian National Accounts and has adjusted
these effects for industry size relative to the Northern Beaches LGA and calculated the
direct, indirect, and induced effects of construction expenditure as well as industry output
and employment job creation.

6.3.1 Construction — output impact

The increase demand in the construction industry stemming from the Proposal will have a
direct impact on the output on the construction industry in the Northern Beaches LGA
along with indirectly affected industries which assist direct production or cater to
increased consumption.
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The table below details the output multipliers and shows the impact of the change in
demand generated by the development and the impact on the Northern Beaches
production and consumption in the first year of operation. These multipliers reflect the
size of local industries based on 2016 Census data. The forecast increase in total output in
the Northern Beaches is approximately $87 million, as shown in the table below.

Table 15: Construction output impact

Direct effects Production Consumption Total
induced effect induced effect

Output multipliers 0.25 0.32 1.57

Output (Smillion) $55 S14 $18 $87
Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2017-18 (ABS
Pub: 5209.0), ABS Census 2016 Data

6.3.2  Construction — Gross Value Added (GVA) impact

The Gross Value Added (GVA) of an industry refers to the value of outputs less the costs
of inputs. It also measures the contribution that the industry makes to the regions’
wealth or GRP.

The proposed construction would directly contribute around $17 million to the Northern
Beaches GRP. Including the multiplier impacts, a total of $32 million would be contributed
to the Northern Beaches region’s GRP (measured in 2019 dollars) based on the Northern
Beaches LGA multipliers in the table below.

Table 16: Construction Gross Value Added impact
Productlon Consumptlon
GVA multipliers

GVA ($million) $17 $5 $10 $32

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2017-18 (ABS
Pub: 5209.0), ABS Census 2016 Data

3 Source: ABS Australian National Accounts: Input — Output Tables 2015-16 (ABS Pub: 5209.0) adjusted to 2019
dollars
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6.3.3  Construction — job creation

Every million dollars of construction work undertaken generates 2.3 job years directly in
construction3. Based on the estimated construction cost, 128 on-site job years* would be
directly generated by the proposed development as shown in the table below. Of this
number, it is estimated that 91 on-site job years will be generated for residents (given local
job catchment rates in the construction industry).

The Australian National Accounts, readjusted with local Census data, identified the
Northern Beaches employment multipliers for first round, industrial support and
consumption induced effects of 0.5 and 0.7 respectively for every job year in direct
construction. Including the multiplier impacts, the proposed development is forecast to
generate a total of 198 job years directly and indirectly in construction. Of these jobs,
which span across multiple industries, it is estimated that 144 would be taken up by
residents. The table below shows the expected job generation from the Proposal’s
development.

Table 17: Construction employment impact
I A A
induced effect | induced effect
Employment multipliers

Job creation (total) 128 30 40 198
Job creation (NB residents) 91 22 30 144

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2017-18 (ABS
Pub: 5209.0), ABS Census 2016 Data

6.3.4  Construction — wage revenue generated

The national income multipliers have been adjusted in the below table to reflect the
Northern Beaches median wages across relevant industries. Given the median wage in the
construction industry in the Northern Beaches, on-site remuneration is expected to be
approximately $7.8 million. It is estimated that $5.5 million of this total remuneration
would be paid to Northern Beaches residents. Along with the direct on-site impact, the
additional wage revenue created in the region through assisting industries and those

4 Note: One job year equals one full-time job for one year
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catering to increased demand is estimated at approximately $11.5 million. Northern
Beaches residents would receive $8.3 million of that total as shown in the table below.

Table 18: Construction income impact

Direct Production | Consumption Total

effects induced induced

effects effects
Income multipliers 0.14 0.03 0.04 0.21
Income (Smillion) (Total) 7.7 1.8 2.0 11.5
Income (S) (Northern Beaches residents) 5.5 1.3 1.5 8.3

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2017-18 (ABS
Pub: 5209.0), ABS Census 2016 Data

6.3.5  Other construction impacts

The construction process may lead to short-term negative impacts in the locality, such as
increased traffic, noise, dust and so on. We have assumed that the development would
take the necessary steps to mitigate the extent of these impacts.
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6.4  Summary and implication

The below table summarises the economic benefits of retaining the subject sites’ current
uses in comparison to the development of the subject site in accordance with the Proposal.

Table 19: Economic Impact of the Proposal

Total jobs created on-site 86 42
Total staff remuneration (Sm/annum) $5.3m $2.2m
Gross Value Added (Sm/annum) $6.5m $1.5m
Design and construction costs S55m
Total economic activity generated by construction $87m
Job years generated from construction 198

The Proposal provides economic benefits over the base case as it would provide $5.3
million in salaries for the 86 workers on the subject site and contribute $6.5 million in GVA
every year. Moreover, design and construction would generate additional economic
activity in the local economy (+$87 million) and jobs (+198 job years directly and indirectly
of which 144 are in the Northern Beaches LGA).

It is further estimated that retail expenditure from future residents on-site could directly
support around five jobs within the local area and/or the proposed town centre. This would
contribute to both the development, viability and vibrancy of this town centre while also
meeting the employment targets identified for the wider Frenchs Forest Strategic Centre.

26 of 28



HillPD

GONSULTING ]
/.0 ORDERLY AND EFFICIENT USE OF LAND
Development of the Proposal reflects the orderly and efficient use of land within the e In contrast to the base case, the Proposal would increase employment onsite by 42
Frenchs Forest Business Park and Northern Beaches LGA as it: jobs, $2.2 million in per annum in wages and $1.5 million per annum in GVA.

e Provides the type of land uses which would facilitate the transition of the Frenches
Forest Strategic Centre into a health and education precinct, capitalising of the
investment, proximity, and development of the Northern Beaches Hospital. This is a
key objective of State planning policies

e The Proposal will support the continuing evolution of the B7 zone near the hospital into a
higher amenity, mixed employment precinct with seniors housing and aged care services.

e Provided land uses that would increase employment generated on-site and economic
output of the Business Park/Strategic Centre

e Supports an on-site resident population that can sustain and retain retail expenditure
within the local area, increasing the viability of developing the identified nearby town
centre. This expenditure would increase the attractiveness, vibrancy, and viability of
uses in this town centres. It would also generate an estimated 5 retail jobs, further
contributing to the wider Strategic Centre attaining its employment targets

e Provides employment in the type of industries which have grown and are forecast to
grow at a faster rate over the coming years. These types of industries have also
increasingly become more prevalent for residents to be employed within, increasing
retention rates in the LGA

e The types of employment proposed are already present in the Business Park with their
fruition directly supporting the nearby Northern Beaches Hospital and transition into a
health and education precinct. For these reasons, the provision of employment uses
would not directly affect the vision or intent of the Business Park

e The development capacity of the Business Park implies it can exceed its employment
targets even at 60% of its maximum development potential

e The Proposal would contribute to the Frenches Forest Strategic Centre’s employment
targets in a location which has revised subdued interest from developers and
commercial tenants over the las decade

e Development of the proposal would increase the attractiveness and stimulus for
further development within the Business Park.
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Disclaimer

This report is for the confidential use only of the party to whom it is addressed ("Client") for the specific
purposes to which it refers and has been based on, and takes into account, the Client’s specific instructions.
It is not intended to be relied on by any third party who, subject to paragraph 3, must make their own
enquiries in relation to the issues with which this report deals.

HillPDA makes no representations as to the appropriateness, accuracy or completeness of this report for
the purpose of any party other than the Client ("Recipient"). HillPDA disclaims all liability to any Recipient
for any loss, error or other consequence which may arise as a result of the Recipient acting, relying upon or
using the whole or part of this report's contents.

This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not
directly connected to the project for which HillPDA was engaged to prepare the report, without the prior
written approval of HillPDA. In the event that a Recipient wishes to rely upon this report, the Recipient must
inform HillPDA who may, in its sole discretion and on specified terms, provide its consent.

This report and its attached appendices are based on estimates, assumptions and information provided by
the Client or sourced and referenced from external sources by HillPDA. While we endeavour to check these
estimates, assumptions and information, no warranty is given in relation to their reliability, feasibility,
accuracy or reasonableness. HillPDA presents these estimates and assumptions as a basis for the Client’s
interpretation and analysis. With respect to forecasts, HillPDA does not present them as results that will
actually be achieved. HillPDA relies upon the interpretation of the Client to judge for itself the likelihood of
whether these projections can be achieved or not.

Due care has been taken to prepare the attached financial models from available information at the time of
writing, however no responsibility can be or is accepted for errors or inaccuracies that may have occurred
either with the programming or the resultant financial projections and their assumptions.

This report does not constitute a valuation of any property or interest in property. In preparing this report
HillPDA has relied upon information concerning the subject property and/or proposed development
provided by the Client and HillPDA has not independently verified this information except where noted in
this report.
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In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the
Managed Investments Act 1998) or for any lender that is subject to the provisions of the Managed
Investments Act, the following clause applies:

This valuation is prepared on the assumption that the lender or addressee as referred to in this valuation
report (and no other) may rely on the valuation for mortgage finance purposes and the lender has complied
with its own lending guidelines as well as prudent finance industry lending practices, and has considered all
prudent aspects of credit risk for any potential borrower, including the borrower’s ability to service and
repay any mortgage loan. Further, the valuation is prepared on the assumption that the lender is providing
mortgage financing at a conservative and prudent loan to value ratio.

HillPDA makes no representations or warranties of any kind, about the accuracy, reliability, completeness,
suitability or fitness in relation to maps generated by HillPDA or contained within this report.

Liability limited by a scheme approved under the Professional Standards Legislation
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