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12.0 PLANNING AND PLACE DIVISION REPORTS

12.1 STATE HERITAGE REGISTER NOMINATION - MANLY WARRINGAH WAR 
MEMORIAL STATE PARK

200/21 RESOLVED

Cr Bingham / Cr Grattan

That Council:

1. Endorse the submission of the State Heritage Register Nomination form for Manly Warringah 
War Memorial State Park to the Heritage Council of NSW for consideration.

2. Gather letters of support to be presented with the submission.

3. Include Eastern Pygmy Possums (a vulnerable Threatened Species) in the report in relation 
to Rarity (Criterion F).

VOTING

FOR: Unanimous

CARRIED

12.2 PEX2020/0009 - PLANNING PROPOSAL FOR 150 DARLEY ROAD, MANLY (FORMER 
MANLY HOSPITAL)

201/21 RESOLVED

Cr Bingham / Cr Grattan

That Council: 

1. Support the progression of the Planning Proposal for 150 Darley Road, Manly (former Manly 
Hospital site) and forward it to the NSW Department of Planning, Industry & Environment for 
a Gateway Determination, in accordance with section 3.34(1) of the Environmental Planning 
and Assessment Act 1979, and Council recommend that the Department of Planning, 
Industry & Environment require as a condition of a Gateway Determination that the following 
additional information is provided prior to the commencement of public exhibition of the 
Planning Proposal: 

A. A traffic report prepared by a suitably qualified traffic consultant modelling traffic 
evacuation and identified access/egress points for the precinct, in the event of an 
emergency especially a bushfire event in accordance with Planning for Bush Fire 
Protection 2019 

B. An assessment of all critical infrastructure including electricity, gas, and water 
as required by the strategic bush fire assessment under the Planning for Bush Fire 
Protection 2019.

2. Advise the Proponent of the need to prepare a site specific DCP (masterplan) as a high 
priority that amongst other things confirms the primary purpose and use of the site as a 
health services facility together with details of subservient uses. 

VOTING
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FOR: Unanimous

CARRIED

12.3 REPORT ON STATUTORY EXHIBITION OF PLANNING PROPOSAL PP0003/17 AT 2-
4 NOOAL STREET AND 66 BARDO ROAD, NEWPORT

202/21 RESOLVED

Cr Ferguson / Cr White

That Council:

1. Continue to maintain its objection to the Planning Proposal for the following reasons:

A. The Planning Proposal is inconsistent with the provisions of the North District Plan. 

B.
Planning Statement - Towards 2040.

C. The Planning Proposal does not demonstrate strategic merit or site specific merit when 

proposals. 

D. The Planning Proposal is inconsistent with the objectives of the E4 Environmental 
Living zone.

E. The Planning Proposal is out of character with the surrounding locality.

F. The Planning Proposal may establish an unwanted precedent.

G. The Planning Proposal does not provide affordable housing in keeping with the 

2. Write to the Minister for Planning requesting that the Planning Proposal not progress to 
finalisation in accordance with section 3.35(4) of the Environmental Planning and 
Assessment Act, 1979.

3. Forward the Planning Proposal with all relevant supporting information to the NSW 
Department Planning, Industry and Environment as the Local Planning Making Authority. 

VOTING

FOR: Unanimous

CARRIED
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ITEM 12.2 PEX2020/0009 - PLANNING PROPOSAL FOR 150 DARLEY 
ROAD, MANLY (FORMER MANLY HOSPITAL)

REPORTING MANAGER EXECUTIVE MANAGER STRATEGIC AND PLACE PLANNING

TRIM FILE REF 2021/446101 

ATTACHMENTS 1 Former Manly Hospital Planning Proposal Assessment 
Report June 2021 (GHD) (Included In Attachments Booklet)

2 Item 3.3 of the Minutes of the Northern Beaches Local 
Planning Panel - 16 June 2021 (Included In Attachments 
Booklet)

3 Planning Proposal (Amended) - Northern Beaches 
Council - 150 Darley Road, Manly (former Manly Hospital 
site) (Included In Attachments Booklet)

SUMMARY

PURPOSE

To report the assessment of a Planning Proposal for 150 Darley Road, Manly (former Manly 
Hospital site) and request that Council support that the Planning Proposal progress to the 
Department of Planning, Industry & Environment for a Gateway Determination subject to 
recommended amendments and the provision of additional information.

EXECUTIVE SUMMARY

A Planning Proposal was lodged by Mecone Pty Ltd on behalf of Property & Development NSW for 
the former Manly Hospital site located at 150 Darley Road, Manly on 6 November 2020. The 
Proposal as lodged sought to amend Schedule 1 of the Manly Local Environmental Plan 2013 to 
allow the following additional permitted uses on the former Manly Hospital site to facilitate the 
development of a health and well-being precinct as follows:

Development for the purpose of a health services facility permitted with development consent 
on Lot 2728, DP 752038. 

Development for the purpose of a group home, community facility, educational 
establishment, food and drink premises, centre-based child care facility, indoor recreational 
facility, neighbourhood shop, function centre, respite day care centre and seniors housing 
permitted with development consent on Lot 2619, DP 752038. 

Council commissioned GHD Pty Ltd (GHD) to undertake an assessment of the Planning Proposal 
Planning Proposal: A Guide to Preparing 

Planning Proposal (December 2018).

The Planning Proposal was publicly exhibited (Pre-Gateway non-statutory) from 20 November 2020 
to 4 December 2020 and 6 public submissions were received. The content of these submissions and 
responses to each are included in the Planning Proposal Assessment Report attached. The Planning 
Proposal was also referred to internal Council business units as well as external State agencies for 

assessment report. 

GHD completed their assessment of the Planning Proposal and concluded that the application has 
both strategic and site-specific merit and can be supported by Council and progressed to the NSW 

recommendation is subject to the inclusion of the heritage listing of several structures within the 
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precinct as well as future consideration of asset protection zone (APZ) establishment and 
maintenance particularly along SP2 and E2 zone boundaries. 

Relevant Council staff have reviewed the assessment and, while agreeing with the 
recommendations, also concluded that the Planning Proposal as lodged did not contain adequate 
information regarding evacuation and access/egress to and from the site in the event of an 
emergency. A further recommendation has now been added that this information be provided as a 
condition of any future Gateway Determination. 

Northern Beaches Local Planning Panel (the Panel) for consideration on 16 June 2021. In response 
to the assessment report and proposed recommendations, the applicants made a submission to the 
Panel requesting that additional heritage information be provided post-Gateway determination with 
the bush fire information being submitted with the development application rather than at rezoning 
stage. 

With regard to bush fire information and in particular, evacuation, egress and access, the NSW RFS 
Planning for Bush Fire Protection 2019 guidelines are clear that this information is to be provided at 
the strategic planning stage given that the additional uses proposed have not previously been 
considered. Additionally, Council notes that the heritage listing of buildings identified as having high 
heritage value is recommended in the Heritage Study supplied with the Planning Proposal 
documentation. This Study provides sufficient information for the listing of these structures and their 
listing can further inform the preparation of a Conservation Management Plan as will be required at 
the development stage. 

now been amended accordingly. The Panel also included several recommendations regarding the 
priority of a master plan and its importance in establishing the primary purpose of the site as a health 
services facility. These recommendations will be considered and have an impact at the time a site-
specific development control plan is being prepared. 

If the amended Planning Proposal is supported by Council, it will be progressed to DPIE for Gateway 
Determination with a request that additional information regarding evacuation be required as a 
condition.

RECOMMENDATION OF DIRECTOR PLANNING AND PLACE

That Council support the progression of the Planning Proposal for 150 Darley Road, Manly (former 
Manly Hospital site) and forward it to the NSW Department of Planning, Industry & Environment for 
a Gateway Determination, in accordance with section 3.34(1) of the Environmental Planning and 
Assessment Act 1979, subject to the following additional information:

1. A traffic report prepared by a suitably qualified traffic consultant modelling traffic evacuation 
and identified access/egress points for the precinct, in the event of an emergency especially 
a bushfire event in accordance with Planning for Bush Fire Protection 2019

2. An assessment of all critical infrastructure including electricity, gas and water as required by 
the strategic bush fire assessment under the Planning for Bush Fire Protection 2019. 

3. The development of a masterplan (this could be incorporated in the site specific DCP) to 
confirm the primary purpose and use of the site as a health services facility together with 
details of subservient uses.
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REPORT

BACKGROUND

Community Engagement following the closure of Manly Hospital

When the Manly Hospital was officially closed in 2018, the NSW Government announced that an 
Adolescent and Young Adult Hospice (AYAH) would be located on a portion of the site and the 
balance of the site would be redeveloped to accommodate a health and well-being precinct. 

A Project Steering Advisory Committee (PSAC) was established to assist DPIE in developing a 
-related uses, a mix of 

open and community spaces, neighbourhood-scale shops, food and drink offerings, and developing 
an adaptive re-

Community consultation was undertaken in August and September 2019 which identified key themes 
to inform the concept master plan.

Further consultation was undertaken between July and September 20
feedback on the draft concept master plan prior to lodging the planning proposal. A virtual webinar 

Council Pre-Lodgment Meeting

Ahead of formally lodging a Planning Proposal application, a pre-lodgment meeting was held on 1 
April 2020 with relevant Council officers.

Site Context

The site is located at 150 Darley Road, Manly it is 4.66 ha and is comprised of three allotments 
that are legally referred to as:

Lot 2619 DP 752038

Lot 2727 DP 752038

Lot 2774 DP 752038

The broader site also includes Lot 2728 DP 752038, the site where the Adolescent and Youth 
Adult Hospice (AYAH) is already under construction and is the subject of a separate approval 
process. 

The site has a primary northern frontage to Darley Road of 150m and secondary north eastern 
frontage to North Head Scenic Drive of 170m.

Existing development across the 4 lots is as follows:

Development in the form of the former Manly Hospital and precinct is generally contained 
within lots 2619 and 2728. The Hospital site is currently not being utilised.

Lots 2727 and 2774 to the south are largely undeveloped and contain dense vegetation.

Planning Proposal Assessment

GHD have conducted an independent assessment of the Planning Proposal in accordance with the 
Planning Proposal: A Guide to Preparing Planning Proposal

(December 2018). GHD has concluded that the Planning Proposal can be supported by Council and 
progressed to the NSW Department of Planning, Industry & Environment (DPIE) for Gateway 
Determination subject to the inclusion of the heritage listing of several structures within the precinct. 
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It is noted that the Planning Proposal has been updated to include the heritage listing of the 
structures recommended by GHD. 

Further, GHD recommend any future Biodiversity Assessment Report (BDAR) include consideration 
of the establishment of the Asset Protection Zone, and maintenance particularly along SP2 and E2 
zone boundaries. The BDAR will be submitted as part of the site specific DCP. 

A preliminary review raised concerns around the lack of information regarding impacts to biodiversity, 
the establishment of appropriate Asset Protection Zones in compliance with bushfire prone land 
requirements. Council requested and subsequently received on 16 April 2021, additional information 
in the form of a revised Ecological Constraints Report as well as a Vegetation Management Plan 
(VMP). 

itional information is presented to Council in 
Attachment 1. Their recommendation reads as follows: 

On the basis of the information presented with the Planning Proposal, it is recommended that 
Council support the progression of the Planning Proposal for a Gateway determination from 
DPIE under section 3.34(1) of the Environmental Planning and Assessment Act 1979 subject 
to the following:

The Planning Proposal is to include heritage listing for the following structures for Manly 
Hospital:

o The remnant façade of Building 1, constructed 1928

o The Main Ward Block (Building 2), constructed 1928

o The Kitchen (Building 15), constructed 1928

o Parkhill Cottage (Building 20), constructed 1921, which has historical associations with 
the Quarantine Station

o The eastern and western sandstone boundary walls to Lot 2619 DP752038 and 
alignment of eastern boundary wall, constructed 1920

o The bushland areas, which provide the historical natural setting of the hospital site 
(landscape setting)

o The Kiosk (Building 5), constructed 1931

o Nurses home (Building 22), constructed 1931, excluding later additions

The Planning Proposal and subsequent LEP amendment should reference the need for a 
Conservation Management Plan to be prepared to guide the redevelopment of the site and 
the proposed adaptive reuse of the existing buildings as part of a site specific Development 
Control Plan and a Visual Assessment report of the site and potential future development 
outcomes.

In addition to the above it is noted that any future BDAR submitted in support of the broader 
Manly Hospital masterplan development should address the following matters:

Interactions between E2 zone objectives and APZ establishment/maintenance; 

Direct vegetation impacts associated with the proposal including APZ 
establishment/maintenance;

Indirect impacts associated with operation of the new uses/activities (e.g. light, noise, 
increased traffic causing road mortality of bandicoots, intensification of human activity);
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Potential impacts to threatened entities including Littoral Rainforest EEC, Powerful 
Owls, Little Penguins (including stormwater/run-off/erosion impacts to the AOBV), 
Long-nosed Bandicoots, Sunshine Wattle and Magenta Lilly Pilly;

Discussion of measures to avoid and minimise impacts and mitigation measures for 
any residual impacts.

The above concerns have been addressed by updating the Planning Proposal. 

following matters:

No assessment has been made to determine if the road network (within the precinct) can 
support evacuation demands in the event of an emergency. The rezoning will facilitate 
additional population in the precinct and a traffic report prepared by a suitably qualified traffic 
consultant should model traffic evacuation in the event of an emergency including the identified 
access/egress points for the precinct.

provisions including the access road to Collins Beach Road however, this road is in North Head 
National Park. 

Consideration of all critical infrastructure should include electricity and gas, not just water, as 
required by the strategic bush fire assessment under the Planning for Bush Fire Protection 
2019.

These two matters were discussed with GHD and subsequently raised by Council staff at the 
Northern Beaches Local Planning Panel.

Northern Beaches Local Planning Panel 

The matter was reported to the Northern Beaches Local Planning Panel (the Panel) at its meeting 
on 16 June 2021. In response to the published assessment report and proposed recommendations, 
the applicants made a submission to the Panel requesting that the amendments and additional 
information required in the recommendations be provided post-Gateway determination (Heritage) 
and at the development application stage of the project (bush fire/evacuation). 

With regard to bush fire information and in particular, evacuation, egress and access, the NSW RFS 
Planning for Bush Fire Protection 2019 guidelines clearly require that this information be provided at 
the strategic planning stage and within a Strategic Bushfire Study (see Section 4.2) in order to be 
supported by the NSW RFS. No analysis has been undertaken within the Planning Proposal 
documentation that identifies the impact of the proposed additional uses on traffic within the site. 

Additionally, Council notes that the heritage listing of buildings identified as having high heritage 
value is recommended in the Heritage Study supplied with the Planning Proposal documentation. 
This Study provides sufficient information for the listing of these structures and their listing can further 
inform the preparation of a Conservation Management Plan as required at the development 
application stage. The applicants have requested that structures within the Adolescent and Youth 
Adult Hospice (AYAH) site not be heritage listed as the site is not part of the current Planning 
Proposal. The AYAH site is within the former Manly Hospital site and it would incongruous to omit a 
part of the former Manly Hospital site particularly in the context of the heritage significance of all the 
structures within the Hospital site.

ecommendations are in Attachment 2, and provided below:

That the Northern Beaches Local Planning Panel:

A. Recommends that Council endorse the Planning Proposal for 150 Darley Road, Manly 
(former Manly Hospital), and forward it to the NSW Department of Planning, Industry 
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and Environment (DPIE) to seek a Gateway Determination subject to the 
recommendations in Part 7 of the GHD report of June 2021.

B. Recommends consideration of all critical infrastructure including electricity and gas, not 
just water, as required by the strategic bush fire assessment under the Planning for 
Bushfire Protection.

C. Recommends that Council request DPIE to require that additional information (Heritage 
and Bushfire) be submitted as a condition of, and prior to, any future Gateway 
Determination.

D. Recommends, as a high priority, the development of a master plan and the submission 
of a traffic impact assessment report addressing the issues raised in the GHD report 
dated June 2021.

E. Recommends that the master plan confirms the primary purpose and use of the site as 
a health services facility together with details of the associated subservient uses.

F. Recommends that site specific provisions be included in the LEP for the primary 
purpose and use of the site as health services facility together with associated 
subservient uses.

assessment can be obtained as conditions of a Gateway Determination with these studies being 
submitted to Council prior to commencing the statutory public exhibition of the Planning Proposal.

primary use remains that of health services facilities can be addressed through the existing 
requirement for a site-specific Development Control Plan (DCP) being prepared for the site.  The 
preparation of a site-specific DCP based on the masterplan will, in turn, inform the primary use of 
the land.

Conclusion

In view of the independent assessment undertaken by GHD, additional recommendations from 
relevant Council staff, and the recommendations of the Northern Beaches Local Planning Panel the 
Planning Proposal has been amended to include the heritage listing of several structures within the 
site. The Planning Proposal has also been amended to reflect the need for more information 
regarding evacuation, in Attachment 3. 

Notwithstanding, the application has been determined to have both strategic and site-specific merit 
and can be supported by Council and forwarded to the DPIE for gateway determination along with a 
request that additional information relating to bush fire (evacuation and access/egress) be required 
as a condition of gateway determination.

CONSULTATION

The Planning Proposal was placed on pre-gateway (non-statutory) exhibition from 20 November 
2020 to 4 December 2020 with 6 submissions being received. Detailed discussion of the issues 

the Planning Proposal. 
Council will await further directions on statutory exhibition once a gateway determination is received 
from the NSW Department of Planning, Industry and Environment. 

TIMING

Should Council agree to progress the Planning Proposal, it will be forwarded to the NSW 
Department of Planning, Industry and Environment for Gateway Determination.  
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LINK TO STRATEGY

This report relates to the Community Strategic Plan Outcome of:

Places for People - Goal 7: Our urban planning reflects the unique character of our villages 
and natural environment and is responsive to the evolving needs of our community.

Places for People - Goal 8: Our neighbourhoods inspire social interaction, inclusion and 
support health and wellbeing.

FINANCIAL CONSIDERATIONS

The proponents have paid the relevant application fees for a major planning proposal. These fees 
become part of the Strategic and Place Planning budget and are used to cover all the necessary 
work and expenses involved in preparing and progressing the Planning Proposal.

SOCIAL CONSIDERATIONS

The Planning Proposal seeks to establish a health and wellbeing precinct and in doing so, provide 
for additional health and community uses. 

ENVIRONMENTAL CONSIDERATIONS

The planning proposal includes an Ecological Constraints report and any development in relation 
to the proposed new uses will require further consideration of impacts to biodiversity. 

GOVERNANCE AND RISK CONSIDERATIONS

The Planning Proposal is unlikely to generate significant risk or governance issues as the site will 
also require the development of a site-specific development control plan and master plan that will 
guide development in the precinct. 
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Part 1 Objectives or Intended Outcomes

1) To amend Schedule 1 of the Manly Local Environmental Plan 2013 to allow a range of 
additional permitted uses on the former Manly Hospital site to facilitate the delivery of a 
health and well-being precinct at 150 Darley Road, Manly.

2) To amend Schedule 5 of the Manly Local Environmental Plan 2013 to include items 
identified as having high environmental heritage on the site.

The LEP amendments proposed will enable the making of a site-specific DCP which will 
inform the sites redevelopment in the future, reflective of extensive market sounding, needs-
based analysis and community and stakeholder engagement undertaken to date by the 
relevant NSW Government Departments. 

In summary, the objectives and intended outcomes of the planning proposal are as follows: 

Facilitate the redevelopment of the site for the purposes of a vibrant health and 
wellbeing precinct by permitting additional uses currently prohibited under existing 
zoning; 
Enable the preparation of a site-specific DCP reflective of the extensive market 
sounding, needs-based analysis, and community and stakeholder engagement 
undertaken to date by the NSW Government; 
Ensure that the site remains appropriately zoned and is retained for the primary use of a 
health services facility and is not developed for undesirable purposes; 

important ecological values and biodiversity values through the 
retention of environmental zones at the site; 
Preserve the items of recognised high heritage value and ensure they are retained;
Improve connectivity to the surrounding landscape and national park for patients, staff 
and visitors; 
Support the growth of the health services sector in the Northern Beaches which is 
forecast to be the fastest growing sector over the next 20-years; and

job targets. 



  ATTACHMENT 3
Planning Proposal (Amended) - Northern Beaches Council - 150 Darley 

Road, Manly (former Manly Hospital site)

ITEM NO. 12.2 - 27 JULY 2021

367

Part 2 Explanation of Provisions

The planning proposal seeks to achieve the intended outcomes outlined in 4.1 of the planning 
proposal report through the introduction of additional permitted uses pursuant to clause 2.5 of 

as detailed further below. 

The heritage listing of items identified as having high heritage value on the site will ensure that 
these are retained and adequately considered in any future development. Built aspects of the 
future development would continue to be managed in accordance with Clause 6.14 of MLEP 
2013, which requires a site-specific DCP to be prepared prior to a development application 
being considered by the consent authority.

Schedule 1 Additional Permitted Uses 

To achieve this desired outcome, the Planning Proposal amends the MLEP 2013 to include site 
specific additional use provisions. Pursuant to clause 2.5 of the MLEP 2013, the following 
provisions are to be introduced to Schedule 1 Additional Permitted Uses: 

5  Use of certain land at 150 Darley Road, Manly 

1) This clause applies to land at 150 Darley Road, Manly, being Lot 2619 of DP 
752038. 

2) Development for the purpose of a health services facility is permitted with 
development consent on Lot 2728, DP 752038. 

3) Development for the purpose of a group home, community facility, educational 
establishment, food and drink premises, centre-based child care facility, indoor 
recreational facility, neighbourhood shop, function centre, respite day care centre 
and seniors housing is permitted with development consent on Lot 2619, DP 
752038. 

The site-specific provision will reinforce the intent for this Planning Proposal to deliver a multi-
functional destinational health and well-being precinct, whilst retaining its primary purpose as a 
health services facility. 

Schedule 5 Environmental Heritage

To ensure that the identified high heritage value of certain structures on site is retained, the 
Planning Proposal also amends Schedule 5 of MLEP 2013 to include the following:

1) the remnant façade of Building 1, constructed 1928
2) the Main Ward Block (Building 2), constructed 1928
3) the Kitchen (Building 15), constructed 1928
4) the eastern and western sandstone boundary walls to Lot 2619 DP752038 and 

alignment of eastern boundary wall, constructed 1920
5) the bushland areas, which provide the historical natural setting of the hospital site 

(landscape setting)
6) the Kiosk (Building 5), constructed 1931
7) Nurses home (Building 22), constructed 1931, excluding later additions

The inclusion of the above structures onto the MLEP 2013 Heritage Items list will ensure that 
they are retained and adequately included in any redevelopment of the site. 
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Clause 6.14 Requirements for Development Control Plans 

A site specific DCP will continue to be required to be prepared in accordance with Clause 6.14 
MLEP 2013 and will provide detailed development controls to be addressed by future 
development. 

The site specific DCP will nominate a range of controls pertaining to the siting of the envelopes, 
maximum heights, setbacks, general and site-specific heritage provisions including the need to 
prepare a Conservation Management Plan to guide the redevelopment of the site and the 
proposed adaptive reuse of the existing buildings, and a Visual Assessment report of the site 
and potential future development outcomes.  This will include a Biodiversity Assessment Report 
(BDAR) including the consideration of an Asset Protection Zone establishment, and 
maintenance particularly along SP2 and E2 zone boundaries. 

Its purpose will be to provide the consent authority with surety that a future Development 
Application will achieve an appropriate built form outcome.
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Part 3 Justification

Section A Need for the Planning Proposal

1. Is the Planning Proposal a result of an endorsed Local Strategic Planning 
Statement, strategic study or report?

No. The Planning Proposal is not the result of any specific strategy study or report. The 
Planning Proposal has been initiated by the Proponent in response to market sounding, a 
comprehensive Community Needs Analysis and extensive stakeholder and community
consultation. The findings of these studies and the various consultation initiatives confirm that 
the site is ideally suited to accommodate non-acute health services and wellbeing related uses 
that are not strictly permitted under the current SP2 Infrastructure (Health Services Facility) 
zoning. 

Market sounding was undertaken by Ernst and Young in early 2020 to ascertain the type of 
uses that would be suitable for the site. The findings confirmed support for the redevelopment of 
the site for health, retail, community, and residential care facilities for seniors and veterans as 
well as family support accommodation. The key findings are as follows: 

means it is less suited for accommodating acute hospital services and more suited to 
non-acute health and wellbeing related services; 
The provision of residential care facilities across the site will generate a demand for 
other complementary uses such as retail, recreational and community uses; 
The delivery of a mix of uses across the site will foster community interaction and a 
sense of place, which are essential attributes of a wellbeing precinct and integral to the 
success of a future residential care facility; 
It was concluded by stakeholders that the future commercial viability of the site would be 
reliant on a mix of uses, including aged care, seniors housing or alternative housing; and 
In light of the above, there was a recognition that the provision of community uses needs 
to be balanced alongside the long-term commercial viability of the site as financial 
returns will be imperative to maintaining public access to the site. 

Similar findings were reflected in the outcomes of the stakeholder and community consultation. 
The consultation process confirmed that there is strong community support for the provision of 
community related uses across the site which will support a range of activities and address the 
needs of the local community. 

In addition to the above, the Community Needs Analysis identifies that the future demand for 
acute health services will be met by the nearby Northern Beaches Hospital. In light of this, there 
is a growing demand for non-
access to view corridors and landscapes, are conducive to supporting such services. 

Key demographic trends, including the growing ageing population, provide an impetus for the 
delivery of residential care facilities across the site. The provision of residential care facilities 
and health related services will also generate a demand for complementary uses, such as retail, 
food and beverage, recreational and open space areas. Further discussion is provided in the 
Community Needs Analysis. 
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This Planning Proposal responds to the future demand for the aforementioned uses by 
facilitating their inclusion across the site. It is considered that these uses are integral to 
achieving a fully integrated destinational health and wellbeing precinct. 
In addition to the above, the proposal will deliver on a range of strategic objectives, including the 
Greater Sydney Region Plan, the North District Plan and the LSPS. Further discussion is 
provided in Section 4.

2. Is the Planning Proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way?

Yes. In preparing this Planning Proposal, four options were considered to facilitate the intended 
outcomes of the planning proposal. These are listed and discussed below: 

Option 1: Do nothing. 
Option 2: Lodge a Development Application. 
Option 3: Prepare a Planning Proposal to amend the zoning, height and FSR 
development standards set out by the MLEP 2013.
Option 4: Planning Proposal to allow additional uses under Schedule 1 Pursuant to 
Clause 2.5 of MLEP 2013 

Option 1: Do Nothing 

Option 1 re

leaving it vacant. It is considered that this option represents a loss to the community as the site 
will cease to be a meaningful public asset and not be developed to its potential. 

range of community care services, including aged care, mental health and respite services for 
the terminally ill. Further, the delivery of a range of complementary health and well being uses, 
and recreational facilities, will provide needed ancillary services and allows a future 

s proximity to scenic and historic landmarks. 

It is considered that the introduction of additional permitted uses to the MLEP 2013 is required 
in order to derive the greatest value from the site and address the growing health needs of the 
community. As such, Option 1 is not considered viable. 

Option 2: Development Application 

Option 2 involves the preparation and lodgement of a Development Application with Council. 
The site is predominantly zoned SP2 Infrastructure (Health Services Facility) and therefore 
permits health services, including uses that are ancillary or incidental to a health facility. 

If Option 2 were to be pursued, the current development concept would not be achievable given 
that many of the potential uses expressed to be of interest during market sounding and 
community stakeholder engagement are not strictly ancillary or incidental to a health facility, and 
are therefore non-permissible. Subsequently, a future development would be unable to optimise 
the full development potential of the site or maximise the opportunities it presents under current 
zoning provisions and is therefore not considered viable. 

In addition, the potential to deliver on the objectives nominated by the strategic planning 
framework would be considerably reduced. In particular, the need to provide accommodation 
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and services for the ageing population and recreational, cultural and tourist facilities in 
accordance with the vision for the Manly Strategic Centre. 

Option 3: Planning Proposal to Rezone the Site and introduce Height and Floor Space 
Ratio Development Standards 
Option 3 pertains to the submission of a Planning Proposal that seeks a partial rezoning of the 
site to B4 Mixed Use to facilitate the delivery of uses that are not strictly ancillary but yet 
complementary to the health care use. 

In consultation with Council during the pre-lodgement phase, it has been determined that a B4 
Mixed Use zoning is at odds with the intended health and well-being focused uses and could 
potentially precipitate the inclusion of incompatible commercial uses. 

Furthermore, it was agreed that built form could continue to be managed as it has historically, 
through the provision of a site-specific DCP in accordance with Clause 6.14 of MLEP 2013.  
This clause should be amended to specifically nominate a range of controls pertaining to the 
siting of the envelopes, maximum heights, setbacks, general and site-specific heritage 
provisions including the need to prepare a Conservation Management Plan to guide the 
redevelopment of the site and the proposed adaptive reuse of the existing buildings, and a 
Visual Assessment report of the site and potential future development outcomes.  This will 
include a Biodiversity Assessment Report (BDAR) including the consideration of an Asset 
Protection Zone establishment, and maintenance particularly along SP2 and E2 zone 
boundaries. 

Option 4: Planning Proposal to allow additional uses under Schedule 1 Pursuant to 
Clause 2.5 of MLEP 2013 and amendment of Schedule 5 

The Planning Proposal as set out in this document is considered to be the best means of 
achieving the objectives and intended outcomes, giving both Council and the Proponent 
certainty of the development outcomes expected for the site. 

The proposed LEP amendments will permit additional uses whilst maintaining the existing SP2 
Health Services Facility zoning and providing the community with surety that this will remain the 
primary use of the site into the future. Both Council and the Proponent consider that relative to 
the B4 Mixed Use Zone objectives, the SP2 Health Services Facility zoning objectives better 
align with the intent to deliver a health and wellbeing precinct. 

Furthermore, Option 4 will ensure that built form aspects of any future development continue to 
be appropriately managed through the provision of a site-specific DCP. The site specific DCP 
will provide detailed development controls for the land not limited to: building envelopes and 
built controls, traffic and parking controls, controls to manage the distinction between public and 
private spaces and indicative locations of proposed uses.

Section B Relationship to Strategic Planning Framework

3. Will the Planning Proposal give effect to the objectives and actions of the applicable 
regional, or district plan or strategy (including any exhibited draft plans or 
strategies)?

a) Does the proposal have strategic merit?

Yes. The Proposal demonstrates strategic merit in this regard as it will: 
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Contribute to the renewal of an underutilised site to facilitate its emergence as a 
vibrant health and wellbeing precinct; 

Provide social infrastructure to meet the growing demand for a diversity of health 
care services; 

Support the growth of the Manly Strategic Centre by enhancing its existing social 
infrastructure and promoting its cultural, tourism and employment uses by delivering 
a range of secondary uses across the site. 

historical identity; 

Foster the emergence of green links by promoting connectivity between the site and 
the surrounding national park; 

Increase the urban tree canopy coverage by delivering comprehensive landscaping; 

Not result in adverse environmental, social or economic impacts; 

Provide new employment opportunities in proximity to housing; and 

Foster the collaboration of governments, community and businesses. 

strategic plans and policies is provided below.

Greater Sydney Region Plan A Metropolis of Three Cities 

The Greater Sydney Region Plan was released in March 2018. It provides a 40-year vision 
(to 2056) for the Greater Sydney Region and establishes a 20-year plan to manage growth 
and change for Greater Sydney. It identifies a vision for Greater Sydney to emerge as a 
metropolis of three cities comprising the Western Parkland City, the Central River City and 
the Eastern Harbour City. 

The concept of three cities is predicated on the aspiration for its residents to live within 30-
minutes of education, facilities, city-scale infrastructure and services and employment 
opportunities. To achieve this vision, the Greater Sydney Region Plan nominates 10 
Directions centered around a framework based on the core themes of liveability, productivity 
and sustainability. These include: 

1. A city supported by infrastructure 

2. A collaborative city 

3. A city for people 

4. Housing the city 

5. A city of great places 

6. A well-connected city 

7. Jobs and skills for the city 

8. A city in its landscape 

9. An efficient city 

10. A resilient city 

Each direction is supported by objectives and indicators that have been developed to guide 
the implementation of the plan. The overarching vision of the Greater Sydney Region Plan 
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and its associated objectives are to be achieved through collaboration with all tiers of 
governments, the community, businesses and non-government organisations. 

At a regional level, the Greater Sydney Region Plan recognises the need for infrastructure to 
be co-located in metropolitan and strategic centres. In light of this, the delivery of new 
facilities and infrastructure is noted as being integral to fostering the growth of socially 
connected communities as well as social and cultural networks that improve mental and 
physical health outcomes. To achieve this, strategic planning should aim to consider and 
capitalise on local identity, heritage, and cultural values. 

The Greater Sydney Region Plan also identifies that there is a growing demand for 
community and health infrastructure due to shifting demographics, including the record 
number of births each year and the growing ageing population. 

In light of the above, the Planning Proposal responds to the Greater Sydney Region Plan by 
giving consideration to its strategic directions and objectives. Specifically, the proposal is 
consistent with the nominated objectives as it will: 

Deliver health infrastructure that supports the growth of the Eastern Harbour City 
(Objective 1); 

Address the demand for health infrastructure arising from demographic shifts (Objective 
3) (Objective 6); 

Foster collaboration between governments, community and business (Objective 5); 

Contribute to the creation of a healthy and socially connected community by providing 
social infrastructure and community focused uses (Objective 7); 

Optimise the opportunity to contribute to a culturally rich and diverse neighbourhood by 

Protect environmental heri
significant buildings (Objective 13); 

Increase employment opportunities in an accessible location (Objective 14); 

first AYAH 
and the growth of the Manly Strategic Centre, which ultimately will contribute to the 
competitiveness of the Harbour CBD (Objective 18); 

Balance the need to redevelop the site for a viable purpose alongside the requirement to 
protect its biodiversity and scenic landscape (Objective 27) (Objective 28); and 

ential 
exposure to natural hazards (Objective 37); and 

Adopt a coordinated and collaborative approach to redeveloping the site that balances 
the needs of Government and stakeholders (Objective 39). 

North District Plan 

The North District Plan is intended to guide the implementation of the Greater Sydney 
Region Plan at a district level, bridging regional and local planning by informing Local 
Environmental Plans and Planning Proposals. 

In particular, the District Plan provides detailed planning priorities which integrate relevant 
objectives, strategies and actions in response to identified challenges and opportunities. The 
planning priorities relate to three key aims of the District Plan, being: 
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liveable city; and 

The site forms part of the Manly Strategic Centre which is identified as being strategically 
important for its cultural, eco-tourism, retail and recreational offerings that benefit from the 

ultural landscapes, including North Head and Sydney Harbour 
National Park. The North District Plan identifies the need to protect its important biodiversity 
and habitat, whilst supporting tourism and access to its landscapes. 

The North District is experiencing notable demographic changes which influence the 
demand for infrastructure, services and housing. Of the LGAs in the North District, Northern 
Beaches is expected to experience one of the largest increases in people aged 20-24 years 
(refer to figure below). This population segment is expected to increase by approximately 
18% by 2036. In consequence the Northern Beaches LGA will accommodate a greater 
proportion of young adolescents relative to surrounding LGAs.

Figure 1 Projected Population Change 2016-2036: 0-4, 5-19 and 20-24 Years 
Source: North District Plan

and management of open space, cultural spaces, public realm and future development more 
broadly. It aims to deliver on the directions of the Office of the NSW Advocate for Children 

Strategic Plan for Children and Young People (the Strategic Plan). 

The Strategic Plan represents one of the first legislated three-year whole-of-government 
plan focused on all children and young people aged 0 to 24 years. It aims to give children 
and young people opportunities to thrive, get the services they need and have their voice 
heard. The Strategic Plan is informed by extensive consultation with children and young 
people across NSW. Health care was identified to be one of five of the key issues raised. 
Key findings of relevance to the proposal are as follows: 

The need to improve access and increase funding for health and wellbeing services; 
Targeting health services to better treat and protect young people from intentional 
self-harm, psychosocial disorders and suicidal behaviour; 
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Ensuring the provision of quality out-of-home-care services; 
Improving support and care for those with mental health problems; and 
Creating enabling and accessible environments for those with a disability. 

As noted previously, the growth of the ageing population is another significant demographic 
trend affecting the North District. The North District is expected to see an 85% proportional 
increase in people aged 85 and over, and a 47% increase in the 65-84 age group by 2036. 
Of the LGAs across the North District, the Northern Beaches is anticipated to have one of 
the largest projected increases in the 65-84 age group (refer to Figure 2). In light of this, the 
North District Plan notes that more diverse housing types and medium density housing, as 
well as the design of walkable neighbourhoods, will create opportunities for older people to 
continue living in their community. In turn, the ageing population will benefit from being close 
to family, friends and established health and support networks that are integral to improving 
wellbeing.
The North District Plan identifies the need for additional health, social and aged care 
services to meet the growing demand for local aged care facilities and respite services.

Figure 2 Projected Population Change 2016-2036: 65-85 and 85 Years + 
Source: North District Plan

The North District Plan identifies that future development and infrastructure are to be 
planned at the local, district or metropolitan levels to meet the needs of Greater Sydney. 
New development is to prioritise a place-based planning approach whereby future

potential. Sympathetic built-form controls and the adaptive re-use of heritage items are also 
identified as being important to new redevelopment opportunities. 

In 
more productive, liveable and sustainable city in that the proposal will: 

Provide a coordinated approach to the delivery of community and health infrastructure 
that aligns with the projected demand for hospice, health and wellbeing, and aged care 
uses (Planning Priority N1); 
Adopt a collaborative approach involving Council, government and the community to 
facilitate the provision and expansion of high-quality health infrastructure within the 
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Northern Beaches LGA along with a broader range of ancillary community focused uses 
(Planning Priority N2); 

including the need for seniors housing resulting from the growing ageing population and 
additional health and well-being services for the growing proportion of young 
adolescents (Planning Priority N3); 
Contribute to the renewal of the site by delivering a high quality built form outcome that 
preserves its heritage buildings to allow for their ongoing appreciation and to assist with 

Whilst the proposal does not directly relate to a health and education precinct as defined 
by the North District Plan, it will facilitate the delivery of health/community infrastructure 
complementary to the nearby health precincts situated in Frenchs Forest and St 
Leonards (Planning Priority N9); 

Allow for an increased number of permissible uses that will facilitate employment 
creation within the Manly Strategic Centre and will contribute to the target of 817,000 
jobs by 2056 (Planning Priority N10); 
Provide public domain areas with expansive views and pedestrian connections to North 

(Planning Priority N15); 
The proposal retains the portion of the site zoned E2 Environmental Conservation and 
will consequently protect important bushland and biodiversity (Planning Priority N16); 
The proposal will protect and enhance scenic and cultural landscapes by maintaining a 
number of historically significant buildings and providing architectural and urban design 
outcome 

coverage by providing comprehensive landscaping, retaining as many trees as possible 
and conserving land with high environmental value (Planning Priority N19); and 
Deliver high quality open space areas that will benefit from access to views and the 

NSW State Plan 2021 

The NSW State Plan 2021 sets the strategic direction and goals for the NSW Government 
across a broad range of services and infrastructure. The current focus of the Government is 

that it will: 

Provide employment floor space facilitating jobs growth; 
Support new small businesses; and 
Create construction jobs. 

The NSW State Infrastructure Strategy 2018 2038 (the Strategy) sets out the NSW 
sion for the State over the next 20 years. The Strategy aligns 

with the Greater Sydney Region Plan. 

The Strategy identifies that a key challenge for the Eastern Harbour City is to drive and 
accommodate growth and density alongside investment in infrastructure that optimises use 
of existing assets. It outlines a number of key infrastructure responses, including the need to 
invest in improvements in cultural infrastructure and tourism; support the population with 
social infrastructure investments; and provide more school education facilities. 

The Planning Proposal aligns with the aspirations of the Strategy in that it will: 
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Provide recreational, cultural and public open space facilities that will support the visitor 
economy; 
Deliver cultural and social infrastructure to meet contemporary expectations; 
Facilitate investment in education infrastructure to support development and industry 
growth; and 
Support the population with investment in social infrastructure, including residential care 
facilities, mental health services and health services. 

Future Transport Strategy 2056 

Future Transport 2056 establishes a 40 year vision for transport investment. It has been 
prepared in conjunction with the Greater Sydney Region Plan. It provides a framework for 
planning and investment to support the delivery of an innovative transport network that 
adapts to change and is customer focused. The future Transport 2056 nominates a number 
of key priorities. The following priorities are of relevance to the proposal: 

Activating centres with a new Movement and Place framework; 
Encouraging active travel (walking and cycling) and using public transport; 
Connecting people to jobs, goods and services in our cities and regions; and 
Supporting more environmentally sustainable travel. 

The Planning Proposal is entirely consistent with the Future Transport Strategy 2056 in that 
it will facilitate the activation of an underutilised site that is easily accessible by public 
transport by providing a mix of uses. These uses will increase visitation to the site and foster 
community interaction. The proposed uses will co-locate jobs alongside goods and services 
in an accessible location. 

The Indicative Master Plan that accompanies the Planning Proposal makes provision for 
pedestrian connections that will support more environmentally sustainable modes of travel 
such as walking and cycling. This will be further iterated through the future site-specific DCP 
prepared for the site.

NSW Ageing Strategy 2016 2020 

The NSW Ageing Strategy 2016 2020 establishes the key priorities to address the needs 
of the ageing population across NSW. These priorities support the overarching vision for the 
NSW population to experience the benefits of living longer and having the opportunity to be 
included in their communities. The priorities and associated objectives are as follows: 

Priority 1: Health and Wellbeing Older people in NSW are encouraged to live active 
and healthy lives with improved physical and mental wellbeing; 
Priority 2: Working and Retiring Older people in NSW have opportunities to remain in 
the workforce, are financially secure and independent in retirement, and plan their 
finances based on their circumstances and needs; 
Priority 3: Housing Choices Older people in NSW live in affordable accessible, 
adaptable and stable housing; 
Priority 4: Getting Around Older people in NSW travel safety and appropriately to 
participate in social and economic life and access to services; and 
Priority 5: Inclusive Communities Older people in NSW stay connected and contribute 
to their communities. 

The Planning Proposal is consistent with the NSW Ageing Strategy 2016 2020 in that it will 
expand the range of permissible uses across the site to facilitate the provision of seniors 
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housing in an accessible location. It will co-locate seniors housing with retail, health and 
recreational uses and in turn will reduce the need for residents to travel in order to 
participate in social activates and access needed services. 

The proposal will facilitate the provision of recreational open areas and health facilities in a 
high quality urban environment, In turn, it provides the opportunity to improve physical and 
social wellbeing for occupants as well as the ageing population in the wider community.

b) Does the proposal have site-specific merit?

Having regard to the following: 

The natural environment (including known significant environmental values, resources 
or hazards); and 

The existing uses, approved uses, and likely future uses of land in the vicinity of the 
proposal; and 

The services and infrastructure that are or will be available to meet the demands 
arising from the proposal and any proposed financial arrangements for infrastructure 
provision. 

The Proposal demonstrates site-specific merit in this regard as it: 

Innovatively integrates a range of health care services and ancillary uses that will 
support the growing demand for health and social infrastructure; 

heritage values; 

Will deliver a range of complementary uses that will attract visitors and encourage the 
people to explore the scenic landscape and tourism / cultural offerings in the 
surrounds; 

Will facilitate the creation of new employment opportunities in proximity to homes and 
services; 

Is located within an accessible and desirable location; 

the objectives of the SP2 Health Services Facility zoning; 

Will provide an appropriate framework to ensure a desirable built form outcome is 

surrounds. 

rks to the existing 
developable portion of the site. 

Will achieve a high-quality landscaping outcome with linkages to promote connectivity 

historic cultural assets; 

Will not result in unacceptable environmental impacts or compromise the amenity of 
surrounding residential properties; 

Is consistent with the desired future character of the locality as contemplated by the 
existing zoning provisions; 
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Will facilitate the provision of seniors housing and health care facilities for adolescents 
in response to demographic shifts; 

Is compatible with the surrounding development, which provides comparable health 
facilities (i.e. Bear Cottage) and uses; 

Is appropriate 
health care precincts; and 

Provides non-acute health services that will not undermine the competitiveness of 
nearby health and education precincts in areas such as Frenchs Forest. 

Summary 

This Planning Proposal achieves the assessment criteria as it demonstrates both strategic 
merit and site-specific merit. It is therefore considered that this Planning Proposal meets 
the Strategic Merit Test.

4. Will the Planning Proposal give 
Planning Statement, or another endorsed local strategy or strategic plan?

Towards 2040 Northern Beaches LSPS 

March 2020. Within the context of the LSPS, the site is situated within the Manly Strategic 
Centre, which is noted to accommodate the highest concentration of social infrastructure. 

st 
uses to be accommodated in Manly which will be undertaken by NSW Health on the 
subject site. 

The LSPS notes that future development and planned infrastructure are to respond to 
ion is 

projected to increase by around 39,000 people over the next 20 years. Of this projected 
growth, the LGA will accommodate a greater proportion of the ageing population relative 
to Greater Sydney. 

Job creation is to occur concomitant with population growth. Consistent with the North 
District Plan, the LSPS envisages the LGA will accommodate ground 9,000 to 13,000 
additional jobs in its four strategic centres. As of 2016, 20% of the workforce were 
employed in health and education related jobs, which is projected to increase. 
Accordingly, health related uses are a key employment generator in the LGA. 

The LSPS prioritises a place-based planning approach to preserve and enhance the 
al landscapes, which are 

-based planning is to occur with 
community involvement where people are engaged in planning and decision-making. 

The LSPS prioritises the need for a diversity of housing types to cater for different 
demographic groups, including the growing ageing population. The LSPS supports 
planning proposals for residential accommodation where strategic and site-specific merit 
are demonstrated and facilitate the delivery of a broader public benefit. 

The Former Manly Hospital site is identified in the LSPS as a planning opportunity site, as 
shown in Figure 3. In particular, it identifies that there is a need to plan for the 
redevelopment of the site and its various uses. The site is to be redeveloped through a 
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collaborative approach with local and State agencies to facilitate the realisation of shared 
outcomes. 

The LSPS is supported by a range of planning priorities which aim to deliver on the 
directions of the Greater Sydney Region Plan and North District Plan. These planning 
priorities are underscored by a range of principles, with many directly applicable to the 
subject site.

The relevant Planning Priorities and associated principles are as follows: 

Priority 3 Protected scenic and cultural landscapes. 
o Protect core areas and areas of high environmental value from urban 

development. 

Priority 9 Infrastructure delivered with employment and housing growth. 
o Collaborate across levels of government to integrate land use and infrastructure. 

Priority 11 Community Facilities and services that meet changing community needs. 
o Facilitate transparent collaboration process and involve stakeholders and the 

community early. 
o Provide flexible diverse and multi-use places and spaces close to public transport 

and strategic and local centres. 

Priority 17 Centres and neighbourhoods designed to reflect local character, lifestyle 
and demographic changes. 
o Renew great places through design excellence and innovation design while 

respecting and enhancing local character. 
o Enhance local identity through place-based planning and design 
o Recognise heritage and culture as a fundamental aspect of the identity of place, 

including identification of places and items which contribute to the significant 
character of a place. 

Priority 26 
o Balance competing land uses in Manly to serve the needs of workers, residents 

and visitors. 
o
o Improve links to North Head and the former Manly Hospital site. 
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Figure 3 Northern Beaches Collaboration Projects 
Source: Towards 2040 - Northern Beaches LSPS
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The Planning Proposal supports the afore-mentioned Planning Priorities and Principles, for the 
following reasons: 

Through collaboration with the local and State government, the proposal will facilitate a 
planning framework that will allow for the delivery of social and health infrastructure, 
tertiary education, seniors living, residential care facilities and services that will address 
the changing needs of the community, including those of the ageing and younger 
populations; 

areas containing high environmental values and largely
to the land zoned SP2 Health Services; 
The proposal will redevelop the site for a multifunctional purpose, providing a health and 
well-being focused precinct close to transport and a local centre that will accommodate a 
greater range of compatible uses to that currently permitted; 
The proposal will contribute to the renewal of an underutilised site by delivering a built 
form outcome that exhibits design excellence; 
The redevelopment of the site will adopt a place-based approach, conserving its local 
identity and social significance through the adaptive reuse of its historically important 
heritage buildings; 
The proposal accommodates a range of competing land uses that will address the needs 
of the community whilst facilitating the creation of local employment opportunities; and 
The proposal incorporates linkages to North Head that will foster connectivity. 

Shape 2028 Northern Beaches Community Strategic Plan 2018-2028

Shape 2028 Northern Beaches Community Strategic Plan 2018 -2028 (the CSP) was adopted 
-term 

vision, priorities and strategic direction for the Northern Beaches LGA. 

The CSP prescribes an overarching vision which is for Northern Beaches to be: 

a safe, inclusive and connected community that lives in balance with our extraordinary 
. 

To support this vision, the CSP nominates a framework that includes a range of goals. The 

Table 4. Consistency with Shape 2028 Northern Beaches CSP 2018-2020 
Goal Comments 
1 Our bushland, 

coast and 
waterways are 
protected to ensure 
safe and 
sustainable use for 
present and future 
generations. 

The proposal predominantly relates to land that has been 
redeveloped for urban purposes. Consequently, the planning 
proposal will not impact the biodiversity values associated with 
the portion of the site zoned E2 Environmental Conservation. 

5 Our built 
environment is 
developed in line 
with best practice 
sustainability 
principles. 

The proposal has the capacity to adopt best practice 
sustainability principles. Sustainability measures and 
commitment will be addressed further through the 
development of a site-specific DCP and Detailed development 
application at a later date. 
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7 Our urban planning 
reflects the unique 
character of our 
villages and natural 
environment and is 
responsive to the 
evolving needs of 
our community. 

The proposal adopts a place-
redevelopment. The proposal will enable the delivery of a 
range of community uses that will address the evolving needs 
of the community. 

8 Our 
neighbourhoods 
inspire social 
interaction, 
inclusion and 
support health and 
wellbeing. 

The planning proposal relates to the delivery of a health and 
well-being precinct. The planning proposal will enable the 
delivery of uses which will foster social interaction and 
supported the health and well-being needs of the community. 

14 Our economy
provides 
opportunities that 
match the skills 
and needs of the 
population. 

The proposal seeks to broaden the permissible uses on the 
site. The uses proposed to be permitted at the site are 
employment generating uses that will cater to a diversity of 
people within the community, including the growing health care 
sector, which is forecast to be one of the fastest growing 
sectors in the LGA. 

5. Is the Planning Proposal consistent with applicable State Environmental Planning 
Policies?

The Planning Proposal is considered consistent with applicable State Environmental 
Planning Policies (as shown in Table 1), namely:

Table 1: Compliance with State Environmental Planning Policies (SEPPs) 

SEPPs (as at June 2021) Applicable Consistent

1 Development Standards NA Not applicable pursuant to clause 1.9 of the MLEP 
2013. 

19 Bushland in Urban Areas Consistent This Planning Proposal does not derogate or alter 
the application of the SEPP to future development. 

21 Caravan Parks NA

33 Hazardous and Offensive 
Development

NA

36 Manufactured Home Estates NA

44 Koala Habitat Protection NA Pursuant to Schedule 1 of the SEPP, the site is not 
located within a koala management area. 

47 Moore Park Showground

50 Canal Estate Development NA

55 Remediation of Land NA
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SEPPs (as at June 2021) Applicable Consistent

64 Advertising and Signage NA Not relevant to the proposed LEP amendment. May 
be relevant at the Development Application Phase. 

65 Design Quality of Residential 
Apartment Development 

NA Residential apartment development will not be 
undertaken at the site. 

70 Affordable Housing (Revised 
Schemes)

Consistent The proposal does not inhibit operations of the 
former Part 3A provisions or the replacement 
measures. 

(Aboriginal Land) 2019

(Affordable Rental Housing) 
2009

(Building Sustainability Index: 
BASIX) 2004

Will be addressed at the Development Application 
Phase if required.

(Coastal Management) 2018 Yes The site contains areas of littoral rainforest; however, 
these portions of the site will not be impacted by 
future development as identified in the Ecological 
Constraints Assessment in Appendix 5. 
Compliance with the SEPP will be addressed at the 
site-specific DCP and Development Application 
Phase. 

(Concurrences) 2018 NA

(Education Establishments and 
Child Care Facilities) 2017

NA

(Exempt and Complying 
Development Codes) 2008

NA Not relevant to the proposed LEP amendment. The 
SEPP may be relevant at the Development 
Application Phase. 

(Gosford City Centre) 2018

(Housing for Seniors or People 
with a Disability) 2004

Yes The delivery of seniors housing across the site is 
permissible with consent pursuant to Clause 
4(1)(a)(iv) of the SEPP. 

(Infrastructure) 2007 Consistent This SEPP is relevant to particular development 
categories. This Planning Proposal does not 
derogate or alter the application of the SEPP to 
future development. 

The full requirements of the SEPP will be considered 
at the detailed development application phase once 
the full design parameters of the proposal are 
known. 

(Kosciuszko National Park 
Alpine Resorts) 2007

NA

(Kurnell Peninsula) 1989 NA
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SEPPs (as at June 2021) Applicable Consistent

(Mining, Petroleum Production 
and Extractive Industries) 2007

NA

(Miscellaneous Consent 
Provisions) 2007

NA

(Penrith Lakes Scheme) 1989 NA

(Primary Production and Rural 
Development) 2019

NA

(State and Regional 
Development) 2011

NA

(State Significant Precincts) 
2005

NA

(Sydney Drinking Water 
Catchment) 2011

NA

(Sydney Region Growth 
Centres) 2006

NA

(Three Ports) 2013 NA

(Urban Renewal) 2010 NA

(Vegetation in Non-Rural 
Areas) 2017

Consistent Future development of the site will require minimal 
vegetation planning as the majority of development 
will be contained within areas of the site comprising 
existing built form. Notwithstanding, the full details of 
necessary vegetation clearing will be confirmed at 
later DCP and DA planning stages of the 
development process. 

(Western Sydney Employment 
Area) 2009

NA

(Western Sydney Parklands) 
2009

NA

Sydney Regional Environmental Plans (Deemed SEPPs):

8 (Central Coast Plateau Areas) NA

9 Extractive Industry (No 2 -
1995)

NA

16 Walsh Bay NA

20 Hawkesbury Nepean River 
(No 2 1997)

NA

24 Homebush Bay Area NA
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SEPPs (as at June 2021) Applicable Consistent

26 City West NA

30 St Marys NA

33 Cooks Cove NA

(Sydney Harbour Catchment) 
2005

Consistent The site is located within the bounds of the Sydney 
Harbour Catchment REP. The site is zoned W2 
Environmental Protection. The LEP amendment is 
consistent with the relevant zoning objectives. 
Specifically, the site relates to the redevelopment of 
urbanized land and is located a considerable 
distance from the foreshore. Accordingly, the 
proposal will have no impact on the environmental 
and cultural values of waters in the zone and adjoins 
foreshores. 

Waterways Ar
matters of consideration nominated under Division 2, 
supporting subconsultant reports confirm that: 

ecology and environmental protection. 

from Sydney Harbour. 

6. Is the Planning Proposal consistent with applicable Ministerial Directions (s9.1 
directions)?

The Planning Proposal is consistent with applicable Ministerial Directions (as shown in Table 2):

Table 2: Compliance with Ministerial Directions 

Directions (as a June 2021) Applicable Consistent

1 Employment and Resources

1.1 Business and Industrial 
Zones

NA

1.2 Rural Zones NA

1.3 Mining, Petroleum 
Production and Extractive 
Industries

NA

1.4 Oyster Aquaculture NA

1.5 Rural Lands NA
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Directions (as a June 2021) Applicable Consistent

2 Environment and Heritage

2.1 Environment Protection 
Zones

Yes The planning proposal will primarily support 
redevelopment of portions of the site that contain little 
vegetation and have been subject to land clearing 
previously. Further discussion is provided in Section C of 
the planning proposal report. 

2.2 Coastal Protection Yes The site is not identified as being within a coastal 
vulnerability area or on land within a coastal wetland as 
defined by the SEPP (Coastal Management) 2018. 

The site is however mapped as containing littoral 
rainforest. Notwithstanding, as addressed in the 
Ecological Constraints Assessment at Appendix 5 only 
the far southern portion of the site contains littoral 
rainforest of high ecological value. This area will not be 
impacted by future redevelopment activities. 

Littoral rainforest located within other parts of the site is in 
poor condition and relates only to select remnant species. 
The area is dominated by exotic vegetation and has 
experienced historical clearing. 

The site relates to land that is impacted by a coastal 
hazard, with this identified by the MLEP 2013 as being 
landslide risk. However, the proposal does not seek to 
rezone the site. It also does not seek to enable increased 
development or a more intensive land-use. Specifically, 
the proposed health and wellbeing precinct represents a 

hospital operations. 

In accordance with Direction 2.2(8)(a), the Ecological 
Constraints Assessment, the proposed redevelopment of 
the site is suitable. Further, as demonstrated throughout 
this report and consistent with Direction 2.2(8)(b), the 
proposal is entirely consistent with the applicable 
strategic plans. 

2.3 Heritage Conservation Yes The planning proposal will support the heritage listing of a 
number of structures on site that have been identified as 
being of heritage significance. 

2.4 Recreation Vehicle Areas NA

2.5 Application of E2 and E3 
Zones and Environmental 
Overlays in Far North 

NA

3 Housing, Infrastructure and Urban Development 

3.1 Residential Zones Yes The proposed additional uses relate to residential 
accommodation primarily in the form of seniors housing 
and temporary accommodation for patients and their 
families. The proposal will provide the site with the ability 



  ATTACHMENT 3
Planning Proposal (Amended) - Northern Beaches Council - 150 Darley 

Road, Manly (former Manly Hospital site)

ITEM NO. 12.2 - 27 JULY 2021

388

Directions (as a June 2021) Applicable Consistent

to address the growing demand for seniors housing due 
to demographic changes.

3.2 Caravan Parks and 
Manufactured Home 
Estates

NA

3.3 Home Occupations NA

3.4 Integrating Land Use and 
Transport

Yes The proposal is adequately serviced by public transport 
consisting of bus services that service the site from 
Darley Road. It will therefore increase the supply of jobs 
in a location well serviced by public transport. 

The traffic generation associated with the proposal is 
significantly less than that associated with its former 
hospital use. Further discussion is provided in Section C. 

3.5 Development Near 
Licensed Aerodromes

NA

3.6 Shooting Ranges NA

3.7 Reduction in non-hosted 
short term rental 
accommodation period

NA

4 Hazard and Risk

4.1 Acid Sulfate Soils NA The MLEP 2013 does not identify the site as containing 
acid sulfate soils.

4.2 Mine Subsidence and 
Unstable Land

NA

4.3 Flood Prone Land NA
Maps as being affected by flooding. 

4.4 Planning for Bushfire 
Protection

Yes The site is identified as bush fire prone land. The Bushfire 
Assessment Report accompanying the Proposal 

confirms that the site can be suitably redeveloped subject 
to the adoption of the recommendations, including the 
provision of compliant APZ.

Further review of the assessment report has shown that 
additional information will be required to confirm that 
evacuation and access/egress are adequate to service 
the additional uses being proposed. 

5 Regional Planning

5.1 Implementation of 
Regional Strategies 

NA



  ATTACHMENT 3
Planning Proposal (Amended) - Northern Beaches Council - 150 Darley 

Road, Manly (former Manly Hospital site)

ITEM NO. 12.2 - 27 JULY 2021

389

Directions (as a June 2021) Applicable Consistent

5.2 Sydney Drinking Water 
Catchments

NA

5.3 Farmland of State and 
Regional Significance on 
the NSW Far North Coast

NA

5.4 Commercial and Retail 
Development along the 
Pacific Highway, North 
Coast

NA

5.5 Development in the vicinity 
of Ellalong, Paxton and 
Millfield (Cessnock LGA) 
(Revoked 18 June 2010)

NA

5.6 Sydney to Canberra 
Corridor (Revoked 10 July 
2008 See amended 
Direction 5.1)

NA

5.7 Central Coast (Revoked 10 
July 2008. See amended 
Direction 5.1)

NA

5.8 Second Sydney Airport: 
Badgerys Creek (Revoked 
20 August 2018)

NA

5.9 North West Rail Link 
Corridor Strategy

NA

5.10 Implementation of 
Regional Plans

Yes This Planning Proposal is consistent with the Regional 
and District Plan. 

5.11 Development of Aboriginal 
Land Council land

NA

6 Local Plan Making

6.1 Approval and Referral 
Requirements

NA No new concurrence provisions are required. 

6.2 Reserving Land for Public 
Purposes

NA No new road reservation is proposed. 

6.3 Site Specific Provisions Yes The proposal will not introduce any site specific planning 
controls that are unduly restrictive. 

7 Metropolitan Planning

7.1 Implementation of A Plan Yes The Planning Proposal is entirely consistent with the 
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Directions (as a June 2021) Applicable Consistent

for Growing Sydney Greater Sydney Region Plan for the reasons set out in 
Section 4 of the planning proposal report. 

7.2 Implementation of Greater 
Macarthur Land Release 
Investigation

NA

7.3 Parramatta Road Corridor 
Urban Transformation 
Strategy

NA

7.4 Implementation of North 
West Priority Growth Area 
Land Use and 
Infrastructure 
Implementation Plan

NA

7.5 Implementation of Greater 
Parramatta Priority Growth 
Area Interim Land Use and 
Infrastructure 
Implementation Plan

NA

7.6 Implementation of Wilton 
Priority Growth Area 
Interim Land Use and 
Infrastructure 
Implementation Plan

NA

7.7 Implementation of 
Glenfield to Macarthur 
Urban Renewal Corridor

NA

7.8 Implementation of Western 
Sydney Aerotropolis 
Interim Land Use and 
Infrastructure 
Implementation Plan

NA

7.9 Implementation of Bayside 
West Precincts 2036 Plan

NA

7.10 Implementation of Planning 
Principles for the Cooks 
Cove Precinct

NA
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Section C Environmental, Social and Economic Impact

7. Is there any likelihood that critical habitat or threatened species, populations or           
ecological communities, or their habitats, will be adversely affected as a result of 
the proposal?

The Planning Proposal will not impact critical habitat or threatened species, populations, 
or ecological communities, or other habitats as assessed in the Ecological Constraints 
Assessment undertaken by Narla Environmental provided with the Planning Proposal. 

The report provides an assessment of the biodiversity constraints affecting the site and 
the implications for the proposal. The report notes the following: 

Littoral rainforest contained within the site is primarily in poor condition, dominated by
weeds and has already experienced clearing; 
The proposal occupies land that has already been subject to redevelopment and is 
therefore unlikely to have an adverse impact on threatened species, populations, or 
communities; and 
Impacts to vegetation may arise from the establishment of the APZs required to 
address bushfire risk; however, a Vegetation Management Plan will be implemented to 
guide the removal of exotic vegetation. 

In summary, the report concludes that the site can accommodate redevelopment activities 
associated with the health and wellbeing precinct envisions providing areas mapped as 

location, a Biodiversity Development Assessment Report and entry into a Biodiversity 
Offset Scheme will be required. These requirements can be readily addressed as part of 
the site specific DCP where a Biodiversity Assessment Report (BDAR) including the 
consideration of an Asset Protection Zone establishment, and maintenance particularly 
along SP2 and E2 zone boundaries. 

8. Are there any other likely environmental effects as a result of the Planning Proposal 
and how are they proposed to be managed?

Bulk and Scale 

A site-specific Development Control Plan (DCP) will be prepared for the site and provided 
detailed development control plans for future development. In accordance with Clause 6.14 of 
MLEP 2013, the development control plan will provide the following:

a) principles drawn from an analysis of the site and its context, 
b) building envelopes and built form controls, 
c) subdivision pattern, 
d) distinct public and private spaces, 
e) overall transport hierarchy showing the major circulation routes and connections to achieve 

a simple and safe movement system for private vehicles, with particular regard to public 
transport, pedestrians and cyclists, 

f) preferred location of permissible uses, 
g) traffic management facilities and necessary parking ratios, 
h) staging of development. 

The DCP for the site will be developed in close consultation with the PSAC, the community and 
Council and ensure that an appropriate development response is achieved at the site. The built 
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form controls introduced to the site will be commensurate to the scale of existing development 
located on the land and respond appropriately to surrounding context of the locality. 

The site-specific DCP will be informed by further environmental investigations, urban design 
analysis and landscaping strategy. In addition, it is also intended to be prepared in parallel with 
a Conservation Management Plan (CMP), which will also assist in informing detailed controls for 
the sit

Transport and Access 

A Preliminary Transport Assessment has been prepared by JMT Consulting and is included at 
Appendix 6 with key findings provided below.

Traffic Generation Impacts 

JMT Consulting have prepared an assessment of the traffic volumes in the surrounding road 
network to assist in understanding the traffic generation impact associated with a proposal 
commensurate to that which is envisioned for the site.

Traffic counts were undertaken in December 2019. The counts reveal that traffic volumes along 
Darley Road were below 300 vehicles per hour in one direction across any typical day. As the 
typical capacity of a traffic lane is 900 vehicles per hour, the results confirm that Darley Road 
has ample capacity to support additional traffic generation that may arise from the proposed 
future redevelopment of the site. 

The traffic generation assessment has been prepared in accordance with the RMS Guide to 
Traffic Generating Development. Accordingly, the following traffic generation rates have been 
adopted for the assessment: 

Health and Wellbeing Uses: 0.5 traffic movements / parking; 
Seniors Housing: 0.1 traffic movements / dwellings 

Based on the rates noted above, redevelopment of the site will generate less than 100 vehicle 
movements in the peak hour period. In light of the traffic count findings, the surrounding road 
network has sufficient capacity to support the traffic generation associated with the 
development. Further, as the intensity of land use sought by the proposal is relatively less 

generation will be comparatively less than what has historically emanated from the site and its 
former hospital operations.

Public Transport Capacity 

JMT Consulting have prepared an assessment of the surrounding public transport infrastructure 
and its capacity to support the proposal. The report confirms that the existing transport 
infrastructure in the locality has the capacity to support the proposal without the need for further 
upgrades. It recommends however that bus routes to and from the site be increased to foster 
the use of public transport and reduce the reliance on private vehicles. 

The report identifies that the redevelopment of the site presents an opportunity to encourage 
public transport usage. It recommends that the future development make provision for green 
travel plans, car pooling arrangements for staff, and bicycle parking / end-of-trip facilities. These 
measures can readily be addressed at the Development Application stage and adopted during 
the occupation phase.
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Stormwater Management 

A Stormwater Strategy Report has been prepared by Arcadis and is included at Appendix 9. 
The report provides an assessment of the proposed stormwater strategy and the water sensitive 
urban design measures proposed for the site. 

The stormwater infrastructure for the site will consist of an expanded pit and pipe system. The 
existing drainage network within the site will be replaced and/or expanded. Vegetated swales 
and castellated kerbs will be installed to manage runoff. Internal roadways will also be upgraded 
to ensure that stormwater can be conveyed downstream and to avoid potential inundation of the 
site. The proposal will seek to retain the existing trunk drainage pipeline that traverses the site 
to prevent impacts to the surrounding drainage infrastructure. 

Consideration has been given to the inclusion on on-site detention. Arcadis have determined 
that the on-site detention is not necessary given that the proposal does not seek to increase the 
extent of impervious areas across the site. On-site detention may be required in the instance 
overland flow paths increase across the site notwithstanding the proposed stormwater 
infrastructure upgrades. The report notes that future hydraulic modeling will be required to 
determine the need for on-site detention at the detailed design phase. 

requirements. These measures consist of gross pollutant traps, tree pits, vegetated swales, 
castellated kerbs and bioretention basins. In addition, rainwater harvesting will be adopted to 
eliminate the need for water quality treatments and to reduce the demand for potable water 
demand. The implementation of these measures will improve stormwater quality discharge and 
promote water efficiency for the future development.

Bushfire Considerations 

A Bushfire Assessment Report has been prepared by Peterson Bushfire and was submitted with 
the Planning Proposal. The report provides an assessment of the bushfire hazard and risk and 
nominates protection measures.

Harbour National Park. As shown in the figure below the site is surrounded by Vegetation 
Category 1 to the south and east, which represents the most hazardous type of vegetation. It 
also contains Category 2 Vegetation.
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Figure 3 Location of Bushfire Prone Land
Source: Peterson Bushfire

While this hazard rating is not anticipated to change in the post development phase, the 
proposal to introduce several uses one of which is considered to be a special fire protection 
purpose needs to be duly considered. 

The report nominates the following mitigation measures to ensure adequate bushfire protection 
and compliance with the requirements of Planning for Bush Fire Protection 2019: 

Provision of compliant APZs between future building envelopes and bushfire hazards; 
Provision of BAL mapping to guide compliant building construction; 
Adequate access for emergency response and evacuation; 
Compliant road widths and design; 
Perimeter road between buildings and bushfire hazards; 
Adequate water supply to facilitate fire-fighting operations; and 
Appropriate vegetation management within the APZ and landscaping across the site.

The site historically has not incorporated the aforementioned measures. Therefore, the proposal 
provides the opportunity to improve compliance with the bushfire protection requirements in the 
future.
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Asset Protection Zones

The proposed APZs comply with the requirements of Planning for Bush Fire Protection 2019 
and will consequently ensure new buildings are not exposed to intolerable heat impacts.
The APZs will set the buildings back further from the bushfire hazard areas and will be routinely 
maintained in accordance with the detailed Vegetation Management Plan that accompanies the 
report (refer to Appendix 7). 

With these measures in place, the report concludes that the proposal can be accommodated on 
the site without exposing future occupants to bushfire risk. In preparing a site-specific 
development control plan, further consideration will need to be given to the APZs and their 
impact on vegetation within the site. 

Additionally, upon review of the planning proposal, Council will require a traffic report prepared 
by a suitably qualified traffic consultant modelling traffic evacuation and identified access/egress 
points for the precinct, in the event of an emergency especially a bushfire event in accordance 
with the Planning for Bush Fire Protection 2019 guidelines.

Further consideration will also need to be given to the adequacy of all critical infrastructure 
including electricity and gas, not just water as required by the strategic bush fire assessment 
under the Planning for Bushfire Protection 2019 Guidelines.

Geotechnical 

JK Geotechnics have prepared a Geotechnical Investigation which provides an assessment of 
the subsurface conditions and proposes recommendations to facilitate the demolition and 
construction phase.

The investigation confirms that excavation to a depth of 2m is required along with the 
importation of fill. With the anticipated depth of excavation required, it is not anticipated that 
ground water will be encountered. 

following recommendations: 

The preparation of detailed dilapidation reports for the heritage buildings contained 
within the site that may be impacted by excavation or associated vibration impacts; 
Additional borehole investigations should be carried out once the detailed design is 
finalized; 
A stability assessment should be prepared to assess the risk to surrounding areas; and 
New structures should be founded on underlying sandstone bedrock. 

Subject to the adoption of the above recommendations, JK Geotechnics confirm that the site 
can be made suitable for the proposed development as sought by this Planning Proposal and a 
future Development Application. Consistent with the conclusions of the report, the geotechnical 
recommendations will be reviewed following the finalisation of the detailed design.

9. Has the Planning Proposal adequately addressed any social and economic effects?

Social Impact 

Ethos Urban have prepared a Community Needs Analysis and Social Strategy which is included 
at Appendix 2. The purpose of the report is twofold; to firstly assesses the social and health 



  ATTACHMENT 3
Planning Proposal (Amended) - Northern Beaches Council - 150 Darley 

Road, Manly (former Manly Hospital site)

ITEM NO. 12.2 - 27 JULY 2021

396

infrastructure needs of the community and secondly to determine whether the future health and 
well-being precinct will generate a demand for additional social infrastructure.  

The methodology employed to prepare the Community Needs Analysis consisted of community 
profiling; a review of existing social infrastructure in the LGA; an assessment of the applicable 
strategic policies applying to the site; and the outcomes of consultation activities undertaken to 

The findings of the report lend support to the amendments proposed by this Planning Proposal 
and sufficiently justify the need for the proposed additional land uses. In summary, the findings 
of the assessment conclude that there is a growing need for expanded health and social 
infrastructure in the locality, including specialised mental health, community health services and 
complementary uses (i.e. recreational, educational, retail etc.) that will differentiate the health 
precinct from existing acute health services in the LGA. Collectively, these uses will facilitate the 
delivery of a destinational health precinct that services patients, visitors and the wider 
community. 

Social Context and Existing Infrastructure 

In determining the uses suitable for the site, Ethos Urban have prepared a Social Context Study 
that identifies the demographic trends affecting the LGA and the existing social and health 
infrastructure in the locality. The key findings are as follows: 

The Northern Beaches LGA has a greater ageing population relative to that of Greater 
Sydney, with a higher median age and higher share of residents aged over 60 years; 
The site is not identified as suitable for accommodating a community facility given that 

ties within the core of the town centre to 
realise the benefits associated with the co-location of similar community facilities (e.g. 
library, cultural and creative facility and local community facilities). 
It is projected that across the LGA, there will be a shortfall of publicly accessible open space 
areas over the next 20 years and in consequence there is an identified need for flexible and 
multifunctional open space areas; 
The site is dislocated from the Manly Town Centre and nearby strategic health and 
education precincts, with the latter already providing or designated by strategic plans to 
provide acute health services; and 
There is a need for social infrastructure that caters to the ageing population who require 
specialist health and well-being services that are not provided by nearby acute health 
service facilities. 

and the existing supply of health infrastructure in the LGA, the site is better suited to support 
non-acute health and well-being uses, including specialised mental health and community 
health services. In accommodating these uses, there is an opportunity for the site to operate as 
a destinational health and wellbeing precinct that caters to the local community as well as 
visitors in the broader surrounds. 

the community consultation outcome findings and market sounding undertaken on behalf of the 
proponent.

Demand for Social Infrastructure 

Ethos Urban confirm that the proposal will generate a demand for additional social 
infrastructure. The report notes that the redevelopment of the site will result in an increase of 
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273 workers, 228 residents and 370 tertiary students. Combined, the proposed uses along with 
the increased number of occupants across the site will increase the demand for social 
infrastructure in the form of open space necessary for respite, physical activity and social 
interaction.

Economic Impact 

The Planning Proposal will create a number of positive economic outcomes, including: 

Enable the site to be redeveloped for non-acute health purposes and facilitate additional 
jobs in the Eastern Harbour Facility in the health sector and other industries; 
Support competitiveness and job growth by increasing the number of permissible 
employment generating uses across the site which will facilitate the generation of 273 
jobs; 
Facilitate additional jobs through construction activities associated with the future 
redevelopment of the site; 
Will deliver employment generating floorspace along with much needed health and 
social infrastructure in response to the needs of the community. 

Heritage

Aboriginal Heritage

An Aboriginal Archeological Due Diligence Assessment has been prepared by Dominic Steele 
Consulting Archaeology and was submitted with the planning proposal. The purpose of the 
report is to assess the archeological significance of the site and the implications for the 
proposal.

The report has been completed in consultation with the Metropolitan Local Aboriginal Land 

Diligence Code of Practice (2010) guidelines. The findings of the report are informed by a site 
inspection where extensive field recording was undertaken to ascertain areas of Aboriginal 
archaeological sensitivity. A sample survey of the southern and eastern bush land areas and 
photographic recordings were relied upon to complete the field recording.

The report concludes that no Aboriginal Archaeological sites or objectives have previously been 
recorded on the site. It notes that the bush land located on the perimeter of the site, within its 
south and south eastern portions, has the potential to contain archaeological remnants. These 
remnants may be within sandstone surfaces and buried soils. The remainder of the site has 
been subject to extensive redevelopment to facilitate the construction of the former hospital. In 
turn, the former sandstone and associated soil profiles that have the potential to contain 
Aboriginal rock engravings, deposits and objects are likely to have been destroyed or 
significantly disturbed. Notwithstanding, the proposal does not seek to redevelop these areas, 
with the future built form confined to the already redeveloped portions of the site. Accordingly, 
these sensitive areas are not likely to be impacted by the proposal.

Based on the findings of the field recording, the report provides the following recommendations 
to facilitate the redevelopment of the site:

That a geotechnical investigation of subsurface conditions beneath the existing car park and 
landscaped surfaces be undertaken to identify if intact sandstone and soils are present. If 
found, appropriate heritage management approaches should be adopted.

Where the future redevelopment of the site necessitates disturbance to the bush land areas 
located at the fringes of the site, the proposed works must be evaluated at a site-specific 
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level by the MLALC to identify if there will be any potential Aboriginal cultural heritage 
impacts.

European Heritage

Paul Davies Pty Ltd have prepared a Heritage Assessment Report which was submitted with 
the Planning Proposal. The report assesses the heritage significance of the buildings contained 
within the site and the potential impacts to the European heritage values.

The assessment has been prepared in accordance with the guidelines of the NSW Heritage 

Heritage Significant guidelines as well as the principles established by the Australian ICOMOS 
Burra Charter and associated Practice Notes.

While the report identifies that the site contains only one locally listed heritage building known 
as (Item I133 the Manly District Hospital (former principal building)) there are a number of 
unlisted buildings contained within the site that are of local historical significance. These 
buildings are significant as they are representative of inter-war period hospital designs and 
reflect their original built form dated back to 1920s-1930s.

Buildings 5 and 15, and the remnant façade of Building 1, are of significance as they are 
representative of Inter-war Georgian Revival and Inter-war Free Classical style buildings. They 

the Inter-war period. Building 20 is of heritage significance due to its historical associations with 
the Quarantine Station. The assessment concludes that these buildings are capable of being 
adaptively reused.

The remaining buildings across the site are identified as being of moderate significance or 
detracting items that are not worthy of retention.

Based on the preceding assessment, the report nominates two recommendations. Firstly, that 
the buildings discussed above that are identified as having heritage significance be retained, 
conserved and adaptively reused. In accordance with this recommendation, an Indicative 
Concept Master Plan for the site was prepared and submitted with the Planning Proposal 
demonstrating how this may be able to occur. 

The second recommendation relates to the preparation of a Conservation Management Plan to 
guide the redevelopment of the site and the proposed adaptive reuse of the existing buildings. 
To satisfy this recommendation, it envisaged that a Conservation Management Plan will be 
prepared at the site-specific DCP or detailed Development Application preparation stage of the 
project. 

In order to further inform the preparation of a Conservation Management Plan, it is also 
recommended that the structures identified as having heritage significance be put forward for 
heritage listing. The planning proposal reflects this. 

In summary, the assessment confirms that the site contains a variety of significant heritage 
buildings and whilst not designated as being locally listed heritage items under the MLEP 2013, 
some of these buildings are worthy of retention and adaptive reuse. With the adoption of the 
recommendations, the proposal as envisaged by the Indicative Concept Master Plan can be 
accommodated on the site without providing unacceptable impacts to its significant heritage 
fabric. 
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aesthetic qualities and historical associations.

Section D State and Commonwealth Interests

10. Is there adequate public infrastructure for the planning proposal?

The site is located in an established urban area and benefits from access to a range of existing 
facilities and services, including utilities, with capacity to service additional envelope. See the 
accompanying Services Strategy undertaken by Cardno provide as Appendix 1 for further 
details. 

The site is located in close proximity to a number of public transport services, including bus 
services along Darley Road opposite the site which provide connections to the Manly Town 
Centre and the Northern Beaches. The site is located a short 13 minute walk (800m) from the 
Manly Town Centre, which provides additional public transport connections to the Sydney CBD,
North Sydney CBD and Chatswood.

11. What are the views of State and Commonwealth public authorities consulted in 
accordance with the Gateway determination?

The Planning Proposal is being prepared in accordance with consultation guidelines and 
provisions prepared by the Department of Planning, Industry and Environment and all statutory 
consultation will occur in accordance with the requirements of any future Gateway 
Determination, including any State or Commonwealth authorities.

The Planning Proposal has been prepared on behalf of Property & Development NSW 
(PDNSW), part of the Department of Planning, Industry and Environment. The Proposal has 
been amended to reflect an independent assessment undertaken on behalf of Northern 
Beaches Council, as well as a review by the Northern Beaches Local Planning Panel. 

The views of other State and Commonwealth public authorities will be further known once 
consultation has occurred in accordance with the Gateway determination of the Planning 
Proposal. 

Where necessary, further consultation with relevant authorities will be undertaken as required at 
the Gateway Determination Phase. State and Commonwealth authorities will have the 
opportunity to provide comment on the Planning Proposal as part of its formal exhibition.
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Part 4 Maps

The proposed amendments necessitate a change to the mapping that accompanies the MLEP 
2013, identifying the property for inclusion in Schedule 5 of the MLEP 2013.

The Planning Proposal will introduce additional permitted uses under Schedule 1 pursuant to 
clause 2.5 of the MLEP 2013. 
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Part 5 Community Consultation 

-statutory public exhibition in 
accordance with the Northern Beaches Community Participation Plan from 20 November 2020 
4 December 2020] (2 weeks). Notification included:

Letters to land owners and occupiers within 30m of the subject site
Electronic copies of the exhibition material on Cou

Community Engagement Register 

6 submissions were received in response to the public exhibition period. A response to the 
submissions is contained within the attached planning proposal assessment report. 

be provided by the proponent with regard to evacuation and access/egress in view of the 
additional uses being permitted on the site. Council is seeking to have this information be 
provided as a condition of a Gateway Determination. 

The Gateway determination will confirm the public consultation that must be undertaken. It is 
recommended that the following government agencies be consulted:

NSW Rural Fire Service 
Ausgrid
Sydney Water
Heritage Council of NSW
NSW State Emergency Services
Roads & Maritime Services

Any future site-specific DCP and detailed design DA for the site would also be exhibited in

have further opportunity to comment on the Planning Proposal.
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Part 6 Project Timeline 

Task Anticipated timeframe

Anticipated commencement date (Gateway determination) July/August 2021

Anticipated timeframe for the completion of required technical 
information

November 2021

Timeframe for government agency consultation (pre and post 
exhibition as required by Gateway determination)

December 2021

Commencement and completion dates for public exhibition period January/February 2022

Dates for public hearing (if required) February 2022

Timeframe for consideration of submissions March 2022

Timeframe for the consideration of a proposal post exhibition April 2022

Date of submission to the Department to finalise the LEP May 2022

Anticipated date the local plan-making authority will make the plan 
(if authorised)

July 2022

Anticipated date the local plan-making authority will forward to the 
PCO for publication

August 2022


