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EXECUTIVE SUMMARY 

Northern Beaches Council has commissioned SGS Economics & Planning to undertake an 
Employment Lands Study for the Northern Beaches Local Government Area (LGA).  

This paper is the Northern Beaches Employment Lands Strategy.  

Context 

Northern Beaches Council is a recent amalgamation of Warringah, Manly and Pittwater 
Councils. Located in the north of Greater Sydney, encompassing Ku-ring-gai National Park in 
the west and extending through to the east coast, Northern Beaches Council contains a 
number of the Greater Sydney Commission (GSC) nominated Strategic Centres, namely 
French Forest Health and Education Precinct, Brookvale-Dee Why, Manly, Mona Vale, as well 
as identified local centres including Balgowlah, Manly Vale, Freshwater, Narrabeen, 
Warriewood, Newport, Avalon, Forestville, Glenrose. These centres contain a mixture of land 
uses that span population serving, health and education, commercial and industrial industries.  

Strategic policy and priority review 

State and local government strategic plans provide the context for future land use in the 
economic centres of Northern Beaches LGA. These plans anticipate increases in population 
and employment and provide guidance about where this growth should occur. 

Strategic plan objectives and actions include:  

Á Leveraging the investment into the health and education precinct at Frenchs Forest 
and growing business opportunities and activity in the centre.  

Á Growing investment, business opportunities and jobs in strategic centres, including 
Brookvale-Dee Why, Manly and Mona Vale.  

Á Ensuring that industrial and urban services land is planned, retained and managed in 
recognition of the role and function that industrial lands play in the Greater Sydney 
context.  

Á Planning for a city that is supported by infrastructure to enhance local employment 
opportunities and access to services.  

Á Facilitating innovative environments where start-up businesses are supported and 
connected and assisting home-based businesses.   

Á Activating urban centres to increase economic activity.  
Á Ensuring the community is stimulated through a range of creative activities, including 

night-time opportunities.  

Socio-economic profile 

Between 2011-2016, there was an increase of approximately 15,235 people in the LGA. Most 
growth occurred in the Brookvale-Dee Why catchment (+7,090 persons). The Northern 
Beaches LGA is forecast to have lower growth rates than the Greater Sydney region and the 
North District.  
 
Northern Beaches LGA has an increasingly ageing population but there are also a number of 
overseas migrants locating in Manly and Brookvale-Dee Why that tend to have a younger 
profile.  

Most residents work in knowledge intensive industries (for example finance, media, 
administration and technical services) and population servicing industries (for example 
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construction, retail trade, accommodation and food services) at approximately 32 and 31 per 
cent respectively.  

In relation to employment within the Northern Beaches LGA, there is a strong presence of 
population serving industries when compared to Greater Sydney and the North District. There 
is a slightly higher proportion of health and education workers than Greater Sydney. There is 
significantly less knowledge intensive workers located in the LGA than compared to Greater 
Sydney and the North District. The LGA has experienced growth in health and education 
industries, higher than Greater Sydney and the North District. Industrial industries are in 
decline in the LGA, a similar occurrence seen across Greater Sydney and the North District.  

Retail Trade, Accommodation and Food Services and Construction show slightly more 
specialisation for the LGA when compared to Greater Sydney. Health Care and Social 
Assistance and Education and Training are two of the larger industries in the that are growing, 
despite not being the most specialised industries for the LGA.  

Northern Beaches LGA has a self-containment rate of approximately 54 per cent, meaning 
over half of the resident workforce also work locally. Self-containment generally increases 
moving further north in the LGA (Manly 41 per cent; Frenchs Forest 43 per cent; Brookvale-
Dee Why 55 per cent; Mona Vale 61 per cent). 

 
The LGA has a self-sufficiency rate of approximately 77 per cent, meaning over three quarters 
of the local jobs available are filled by working residents of the Northern Beaches. 

For the journey to work, between 2006 and 2016, there was a slight increase in the 
proportion of people using public transport to access work and concurrently a drop in those 
using vehicles. However, both these figures were far less than the proportion seen in Greater 
Sydney and the North District. 

Brookvale-Dee Why centre is more accessible from surrounding suburbs in the LGA, in thirty 
minutes in the AM peak by public transport, when compared to accessibility to Frenchs 
Forest.  

For the year ending March 2018, Destination NSW estimates a quarter of all international 
visitors to NSW either stayed overnight or visited Manly on a day trip. Domestically, three per 
cent of visitors to NSW stayed overnight in Manly. This highlights the value of Manly as a 
tourism hub for the Northern Beaches and also Greater Sydney. 

Economic trends and drivers 

!ǳǎǘǊŀƭƛŀΩǎ ƎǊƻŎŜǊƛŜǎ ƳŀǊƪŜǘ Ƙŀǎ ōŜŜƴ ŘƻƳƛƴŀǘŜŘ ōȅ ²ƻƻƭǿƻǊǘƘǎ ŀƴŘ /ƻƭŜǎ ōǊŀƴŘǎΦ IƻǿŜǾŜǊΣ 
in the last decade this has been changed by the rise of two main competitors ς IGA and Aldi. 
In addition to the shifts in market share of supermarket operators, there are also shifts in 
Australian consumer lifestyles and food retailing preferences, particularly for organics and the 
development of smaller format supermarkets.  

Regional suburban centres have emerged as the preferred destination for many consumers 
and preferred location for retailers which has often come at the expense of traditional local 
retail centres. It has been noted that the popularity of regional shopping centres is being 
challenged with the rise of online retailing, emerging international brands, pop-up stores, 
general weak retail sales growth and smaller neighbourhood centres offering a range of 
conveniences. Repurposing these centres is seen as a requirement to gain back market share. 

Food retailing has been one of the better performers in the retail sector, largely driven by a 
boom in breakfast and lunches at cafes and online ordering of take-way for dinner. Outdoor 
dining in Sydney has remained popular, particularly given the conducive climate. 

Online retail currently makes up a small proportion of retail turnover in Australia where online 
spending has been estimated at about 6.4 per cent of total retail turnover. Despite these low 
levels, growth has been strong. CƻǊ ǘǊŀŘƛǘƛƻƴŀƭ ΨōǊƛŎƪǎ ŀƴŘ ƳƻǊǘŀǊΩ ǊŜǘŀƛƭŜǊǎΣ ǘƻ ƻǾŜǊŎƻƳŜ ǘƘŜ 
impact of online retailing and optimise centre competitiveness, landlords are providing 
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increased floorspace for food, beverage, grocery and non-retail uses to align with strong 
customer trends towards dining out.  

Part of the experience of online retailing is also an expectation that goods will be rapidly 
delivered to customers. With the growth in online retailing and e-commerce and raised 
expectations for ǎǇŜŜŘȅ ŘŜƭƛǾŜǊȅΣ Ψƭŀǎǘ ƳƛƭŜΩ ƭƻƎƛǎǘƛŎǎ Ƙŀǎ ōŜŎƻƳŜ ŀ ǇǊƛƻǊƛǘȅΦ Lƴ ǘŜǊƳǎ ƻŦ ƭŀƴŘΣ 
this places an even higher value on logistics, industrial services and dispatch land uses in the 
right areas close to populations. 

The value of the night-time economy in Greater Sydney is estimated to be over $27.2 billion 
per annum. A vibrant night-time economy should be seen as a broader range of activities that 
can include 24-hour gyms, late night supermarkets, other late-night shopping options, late 
night museum and gallery openings, food festivals, as well as the obvious options of bars, 
restaurants, nightclubs, theatre and performances and sporting events. It would include a 
range of activities that appeal to all age groups, both locals and visitors. Cities also have a 
number of shift workers that conduct road works, organise distribution and logistics or 
complete shifts at hospitals. All of these practical and entertainment activities are part of the 
night-time economy of a city and must be underpinned by extended hours of public 
transport.  

A 2015 business survey of Warringah Council area indicated that a high proportion of 
respondents were home-based businesses (37%), almost double the NSW wide estimate at 
20%. Co-working spaces offer home-based businesses a cheaper solution when making that 
first move out of the home-office (rather than signing a lease on a commercial space). They 
are professional spaces that also give individuals working there a chance to meet and 
collaborate with other businesses of a similar size.  

In 2015, 193 Member States including Australia adopted the 2030 Agenda for Sustainable 
Development. New developments and urban renewal projects are central to the development 
of sustainable cities and communities. There are a number of innovative business and design 
concepts that could be implemented to help progress the sustainability agenda for Northern 
Beaches Council for example vertical farming and smart infrastructure that can include 
environmental sensors.     
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Precinct profiles 

Frenchs Forest 

FIGURE 1: FRENCHS FOREST LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 1: FRENCHS FOREST LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  4,996  0.2% 

Other Food  765  0.0% 

Clothing  1,176  0.1% 

Hospitality  2,961  0.1% 

Household goods  195  0.0% 

Other Retailing  1,877  0.1% 

Department Stores  147  0.0% 

Non-Retail Residential  1,493,361  68.1% 

Commercial  516,365  23.5% 

Industrial  -    0.0% 

Health & Education  68,313  3.1% 

Community  103,123  4.7% 

 Total  2,193,278  100.0% 

Source: SGS Economics and Planning, 2019 
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Brookvale 

FIGURE 2: BROOKVALE LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 2: BROOKVALE LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  12,799  1.4% 

Other Food  2,210  0.2% 

Clothing  35,405  3.8% 

Hospitality  5,237  0.6% 

Household goods  17,793  1.9% 

Other Retailing  14,307  1.5% 

Department Stores  43,363  4.7% 

Non-Retail Residential  157,946  17.0% 

Commercial  182,062  19.5% 

Industrial  342,989  36.8% 

Health & Education  75,749  8.1% 

Community  41,796  4.5% 

 Total  931,656  100.0% 

Source: SGS Economics and Planning, 2019 
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Dee Why  

FIGURE 3: DEE WHY LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 3: DEE WHY LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  5,595  0.3% 

Other Food  2,524  0.1% 

Clothing  1,679  0.1% 

Hospitality  14,004  0.7% 

Household goods  8,490  0.5% 

Other Retailing  3,303  0.2% 

Department Stores  212  0.0% 

Non-Retail Residential  1,442,255  77.1% 

Commercial  259,894  13.9% 

Industrial  6,106  0.3% 

Health & Education  65,273  3.5% 

Community  62,180  3.3% 

 Total  1,871,515  100.0% 

Source: SGS Economics and Planning, 2019 
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Manly 

FIGURE 4: MANLY LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 4: MANLY LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  827  0.0% 

Other Food  2,619  0.1% 

Clothing  3,548  0.1% 

Hospitality  11,460  0.4% 

Household goods  2,917  0.1% 

Other Retailing  4,762  0.2% 

Department Stores  566  0.0% 

Non-Retail Residential  1,949,649  73.1% 

Commercial  255,780  9.6% 

Industrial  -    0.0% 

Health & Education  250,751  9.4% 

Community  185,879  7.0% 

 Total  2,668,758  100.0% 

Source: SGS Economics and Planning, 2019 
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Mona Vale 

FIGURE 5: MONA VALE LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 5: MONA VALE LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  6,605  0.7% 

Other Food  2,676  0.3% 

Clothing  2,321  0.2% 

Hospitality  4,329  0.4% 

Household goods  8,175  0.8% 

Other Retailing  1,827  0.2% 

Department Stores  87  0.0% 

Non-Retail Residential  664,619  67.6% 

Commercial  102,341  10.4% 

Industrial  83,906  8.5% 

Health & Education  41,111  4.2% 

Community  65,559  6.7% 

 Total  983,557  100.0% 

Source: SGS Economics and Planning, 2019 
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Avalon 

FIGURE 6: AVALON LAND USE 

 

Source: SGS Economics and Planning, 2019 

TABLE 6: AVALON LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  163  0.1% 

Other Food  698  0.2% 

Clothing  1,833  0.6% 

Hospitality  3,582  1.2% 

Household goods  1,689  0.6% 

Other Retailing  1,263  0.4% 

Department Stores  -    0.0% 

Non-Retail Residential  201,819  70.1% 

Commercial  35,637  12.4% 

Industrial  -    0.0% 

Health & Education  15,441  5.4% 

Community  25,865  9.0% 

 Total  287,991  100.0% 

Source: SGS Economics and Planning, 2019 
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Newport 

FIGURE 7: NEWPORT LAND USE 

 

Source: SGS Economics and Planning, 2019 

TABLE 7: NEWPORT LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  720  0.1% 

Other Food  849  0.1% 

Clothing  1,035  0.1% 

Hospitality  4,841  0.6% 

Household goods  821  0.1% 

Other Retailing  1,789  0.2% 

Department Stores  -    0.0% 

Non-Retail Residential  776,822  90.2% 

Commercial  48,944  5.7% 

Industrial  -    0.0% 

Health & Education  9,437  1.1% 

Community  16,145  1.9% 

 Total  861,402  100.0% 

Source: SGS Economics and Planning, 2019 
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Warriewood 

FIGURE 8: WARRIEWOOD ACTIVITY CENTRE LAND USE 

 

Source: SGS Economics and Planning, 2019 

 

TABLE 8: WARRIEWOOD ACTIVITY CENTRE LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  8,719  2.2% 

Other Food  497  0.1% 

Clothing  4,548  1.1% 

Hospitality  1,048  0.3% 

Household goods  1,002  0.3% 

Other Retailing  5,950  1.5% 

Department Stores  7,435  1.9% 

Non-Retail Residential  189,425  47.4% 

Commercial  59,673  14.9% 

Industrial  -    0.0% 

Health & Education  47,998  12.0% 

Community  73,022  18.3% 

 Total  399,316  100.0% 

Source: SGS Economics and Planning, 2019 
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Narrabeen 

FIGURE 9: NARRABEEN LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 9: NARRABEEN LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  1,977  0.3% 

Other Food  1,787  0.3% 

Clothing  209  0.0% 

Hospitality  4,481  0.7% 

Household goods  2,752  0.5% 

Other Retailing  1,024  0.2% 

Department Stores  200  0.0% 

Non-Retail Residential  490,530  81.1% 

Commercial  72,531  12.0% 

Industrial  -    0.0% 

Health & Education  14,933  2.5% 

Community  14,763  2.4% 

 Total  605,187  100.0% 

Source: SGS Economics and Planning, 2019 
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Freshwater 

FIGURE 10: FRESHWATER LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 10: FRESHWATER LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  -    0.0% 

Other Food  666  0.1% 

Clothing  726  0.1% 

Hospitality  669  0.1% 

Household goods  378  0.0% 

Other Retailing  683  0.1% 

Department Stores  -    0.0% 

Non-Retail Residential  795,536  88.1% 

Commercial  12,425  1.4% 

Industrial  2,314  0.3% 

Health & Education  55,979  6.2% 

Community  33,600  3.7% 

 Total  902,975  100.0% 

Source: SGS Economics and Planning, 2019 
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Manly Vale 

FIGURE 11: MANLY VALE LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 11: MANLY VALE LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  948  0.2% 

Other Food  592  0.1% 

Clothing  348  0.1% 

Hospitality  5,415  0.9% 

Household goods  12,377  2.1% 

Other Retailing  1,403  0.2% 

Department Stores  3,138  0.5% 

Non-Retail Residential  403,876  67.4% 

Commercial  70,462  11.8% 

Industrial  7,884  1.3% 

Health & Education  81,130  13.5% 

Community  12,011  2.0% 

 Total  599,581  100.0% 

Source: SGS Economics and Planning, 2019 
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Balgowlah 

FIGURE 12: BALGOWLAH LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 12: BALGOWLAH LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  5,572  0.8% 

Other Food  1,350  0.2% 

Clothing  1,583  0.2% 

Hospitality  3,296  0.5% 

Household goods  2,595  0.4% 

Other Retailing  1,255  0.2% 

Department Stores  -    0.0% 

Non-Retail Residential  582,408  85.2% 

Commercial  49,391  7.2% 

Industrial  -    0.0% 

Health & Education  27,310  4.0% 

Community  8,759  1.3% 

 Total  683,517  100.0% 

Source: SGS Economics and Planning, 2019 
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Forestville 

FIGURE 13: FORESTVILLE LAND USE OVERVIEW 

 

Source: SGS Economics and Planning, 2019 

TABLE 13: FORESTVILLE LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  1,464  0.3% 

Other Food  239  0.0% 

Clothing  101  0.0% 

Hospitality  1,254  0.2% 

Household goods  387  0.1% 

Other Retailing  1,386  0.3% 

Department Stores  78  0.0% 

Non-Retail Residential  408,533  81.3% 

Commercial  30,871  6.1% 

Industrial  6,703  1.3% 

Health & Education  24,847  4.9% 

Community  26,824  5.3% 

 Total  502,687  100.0% 

Source: SGS Economics and Planning, 2019 
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Warriewood Business Park 

FIGURE 14: WARRIEWOOD BUSINESS PARK LAND USE 

 

Source: SGS Economics and Planning, 2019 

TABLE 14: WARRIEWOOD BUSINESS PARK LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  -    0.0% 

Other Food  -    0.0% 

Clothing  -    0.0% 

Hospitality  2,023  0.3% 

Household goods  1,012  0.2% 

Other Retailing  -    0.0% 

Department Stores  -    0.0% 

Non-Retail Residential  342,444  56.0% 

Commercial  123,030  20.1% 

Industrial  56,423  9.2% 

Health & Education  16,467  2.7% 

Community  70,516  11.5% 

 Total  611,915  100.0% 

Source: SGS Economics and Planning, 2019 
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Cromer Industrial Park 

FIGURE 15: CROMER LAND USE 

 

Source: SGS Economics and Planning, 2019 

TABLE 15: CROMER INDUSTRIAL LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  -    0.0% 

Other Food  -    0.0% 

Clothing  -    0.0% 

Hospitality  -    0.0% 

Household goods  -    0.0% 

Other Retailing  -    0.0% 

Department Stores  -    0.0% 

Non-Retail Residential  4,756  2.9% 

Commercial  -    0.0% 

Industrial  130,389  79.7% 

Health & Education  22,731  13.9% 

Community  5,798  3.5% 

 Total  163,674  100.0% 

Source: SGS Economics and Planning, 2019 
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Austlink Business Park 

FIGURE 16: AUSTLINK CORPORATE PARK LAND USE 

 

Source: SGS Economics and Planning, 2019 

 

TABLE 16: AUSTLINK CORPORATE PARK LAND USE SUMMARY 

Category Land Use Estimated Land Use Percentage 

Retail Supermarket  -    0.0% 

Other Food  -    0.0% 

Clothing  -    0.0% 

Hospitality  387  0.1% 

Household goods  47,580  10.5% 

Other Retailing  6,137  1.4% 

Department Stores  -    0.0% 

Non-Retail Residential  -    0.0% 

Commercial  397,092  87.8% 

Industrial  -    0.0% 

Health & Education  163  0.0% 

Community  877  0.2% 

 Total  452,237  100.0% 

Source: SGS Economics and Planning, 2019 
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Terry Hills rural precinct 

FIGURE 17Υ {¸5b9¸Ω{ w¦w![ ½hb95 [!b5{  

 

Source: SGS, 2019  

TABLE 17: AGRICULTURAL INDUSTRY (POW) 

Industry Sub-industry 2011 Jobs 2016 Jobs Change 2011-
16 

Agriculture Agriculture, nfd 12 31 19 

Nursery and Floriculture Production, nfd 35 79 44 

Mushroom and Vegetable Growing 8 5 -3 

Fruit and Tree Nut Growing  3 10 7 

Sheep, Beef Cattle and Grain Farming 27 31 4 

Other Crop Growing 0 0 0 

Dairy Cattle Farming 4 22 18 

Poultry Farming 0 0 0 

Deer farming 0 0 0 

Source: ABS, 2011 and 2016  
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Suitability analysis  

Suitability analysis highlighted that Brookvale is suitable for a range of uses; there is a subtle 
stratification of commercial suitability where strategic commercial has lower levels of 
ǎǳƛǘŀōƛƭƛǘȅ ƛƴ ǘƘŜ [D!Ωǎ ƴƻǊǘƘŜǊƴ ŎŜƴǘǊŜǎ ŘǳŜ ǘƻ ǘƘŜ ƭƻǿŜǊ ƭŜǾŜƭǎ ƻŦ public transport 
accessibility and the scale of the centres; and arterial road corridors are well utilised.  

Market data analysis 

Market data analysis indicate commercial floorspace vacancies exist but the floorspace on 
offer is not necessarily the right quality; the Northern Beaches has an economy of small 
businesses and future floorspace needs to ensure that demands of these businesses are met; 
.ǊƻƻƪǾŀƭŜΩǎ ŎƻƳƳŜǊŎƛŀƭ ƳŀǊƪŜǘ ƛǎ ǘǊŀƴǎƛǘƛƻƴƛƴƎΤ aŀƴƭȅ ƛǎ ŀƴ ƛƴǘŜǊƴŀǘƛƻƴŀƭ ŀƴŘ ŘƻƳŜǎǘƛŎ ǾƛǎƛǘƻǊ 
attractor but it is also attractive to commercial uses; and industrial land values are increasing.  

Supply demand analysis 

There is an estimated growth in jobs between 2016 and 2036 of 21,800 across the LGA. This 
equates to demand for a maximum of 372,000sqm of commercial floorspace, distributed 
ŀŎǊƻǎǎ ǘƘŜ [D!Ωǎ мс ƪŜȅ ŜƳǇƭƻȅƳŜƴǘ ŎŜƴǘǊŜǎ ŀƴŘ ǇǊŜŎƛƴŎǘǎΦ ! ŦǳǊǘƘŜǊ рмΣсллǎǉƳ ƻŦ ƛƴŘǳǎǘǊƛŀƭ 
floorspace is estimated by 2036 across eight major industrial precincts. This future demand 
for commercial and industrial floorspace results in a potential undersupply of an upper bound 
of 100,000sqm by 2036 across the LGA under a practical capacity scenario. 

From a retail perspective, there is an estimated demand for an additional 30,500sqm of retail 
floorspace by 2036.  

LEP review 

In relation to the harmonisation of the Warringah, Manly and Pittwater LEPs, the following 
recommendation have been made:  

TABLE 18: ZONE RECOMMENDATION ACTION 

Zone Action 

B1 Neighbourhood 
Centre 

Adopt closed zone approach to ǇǊƻƘƛōƛǘ Ψ!ƴȅ ƻǘƘŜǊ ŘŜǾŜƭƻǇƳŜƴǘ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ƛƴ ƛǘŜƳ н ƻǊ пΩ 

 Add additional objective to standard instrument objective that identifies the need for 
neighbourhood centres to be people-centric ς with a focus on safety (particularly the interface 
between cars and public domain) and accessibility. This could be a consolidation of key points in 
the three additional objectives noted above. 

 Amalgamate all existing permissible uses  

B2 Local Centre Permit home-base childcare without consent 

 Permit without consent Home business 

 Permit water recycling facilities and water supply systems  

 Amalgamate all existing permissible uses  

 !ŘƻǇǘ ŎƭƻǎŜŘ ȊƻƴŜ ŀǇǇǊƻŀŎƘ ǘƻ ǇǊƻƘƛōƛǘ Ψ!ƴȅ ƻǘƘŜǊ ŘŜǾŜƭƻǇƳŜƴǘ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ƛƴ ƛǘŜƳ н ƻǊ пΩ 

 Retain B2 zone for Manly 

 Include select industrial uses that are compatible with other centre uses and can add to the vitality 
ƻŦ ŀ ŎŜƴǘǊŜΦ ¢ƘŜǎŜ Ƴŀȅ ƛƴŎƭǳŘŜ [ƛƎƘǘ ƛƴŘǳǎǘǊƛŜǎ ǎǳŎƘ ŀǎ Ψ!Ǌǘƛǎŀƴ ŦƻƻŘ ŀƴŘ ŘǊƛƴƪΩ ŀƴŘ Ψ±ŜƘƛŎƭŜ ǊŜǇŀƛǊ 
ǎǘŀǘƛƻƴǎΩ 

 Add additional objective to standard instrument objective that identifies: 
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- the need for local centres to be people-centric ς with a focus on safety (particularly the interface 
between cars and public domain) and accessibility.  
- to encourage, where appropriate, weekend and evening economy functions  
- to create urban form that relates favourably in scale and in architectural and public domain 
treatment to neighbouring land uses and to the natural environment 

B3 Commercial 
Centre 

Adopt the Manly LEP commercial core definition 

 Consider adding an additional objective in the Warringah LEP to reflect the proposed broader 
vision for Brookvale 
 
ά¢ƻ ǊŜŎƻƎƴƛǎŜ ŀƴŘ ǎǳǇǇƻǊǘ ǘƘŜ ǊƻƭŜ ƻŦ .ǊƻƻƪǾŀƭŜ ŀǎ ŀ ŦǳǘǳǊŜ ŜƳǇƭƻȅƳŜƴǘ ŎŜƴtre for the Northern 
.ŜŀŎƘŜǎέ 

 Consider changing to a closed zone, with Prohibited uses reflecting the Standard Instrument and 
including ά!ƴȅ ŘŜǾŜƭƻǇƳŜƴǘ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ƛƴ ƛǘŜƳ н ƻǊ оέ 

B4 Mixed Use Include the following as additional LGA-wide objectives: 
 
Á ά¢ƻ ǇǊƻƳƻǘŜ ōǳƛƭŘƛƴƎ ŘŜǎƛƎƴ ǘƘŀǘ ŎǊŜŀǘŜǎ ŀŎǘƛǾŜ ōǳƛƭŘƛƴƎ ŦǊƻƴǘǎΣ ŎƻƴǘǊƛōǳǘŜǎ ǘƻ ǘƘŜ ƭƛŦŜ ƻŦ 

streets and public spaces and creates environments that are appropriate to human scale as 
ǿŜƭƭ ŀǎ ōŜƛƴƎ ŎƻƳŦƻǊǘŀōƭŜΣ ƛƴǘŜǊŜǎǘƛƴƎ ŀƴŘ ǎŀŦŜΦέ 

Á ά¢ƻ ǇǊƻƳƻǘŜ ŀ ƭŀƴŘ use pattern that is characterised by shops, restaurants and business 
ǇǊŜƳƛǎŜǎ ƻƴ ǘƘŜ ƎǊƻǳƴŘ ŦƭƻƻǊ ŀƴŘ ƘƻǳǎƛƴƎ ŀƴŘ ƻŦŦƛŎŜǎ ƻƴ ǘƘŜ ǳǇǇŜǊ ŦƭƻƻǊǎ ƻŦ ōǳƛƭŘƛƴƎǎΦέ 

Á ά¢ƻ ǇǊƻǾƛŘŜ ƘŜŀƭǘƘȅΣ ŀǘǘǊŀŎǘƛǾŜΣ ǾƛōǊŀƴǘ ŀƴŘ ǎŀŦŜ mixed-use ŀǊŜŀǎέΦ 

ά¢ƻ ǇǊƻǾƛŘŜ ŀƴ ŀŎǘƛǾŜ Řŀȅ ŀƴŘ ŜǾŜƴƛƴƎ ŜŎƻƴƻƳȅΦέ 

 Include centre-specific objectives: 
 
Á To strengthen the role of Mona Vale as the major centre for retail and services in the north of 

ǘƘŜ [D!έΦ 

Support a range of retail, civic and commercial uses in Dee Why 

 Include select industrial uses that are compatible with other centre uses and can add to the vitality 
ƻŦ ŀ ŎŜƴǘǊŜΦ ¢ƘŜǎŜ Ƴŀȅ ƛƴŎƭǳŘŜ [ƛƎƘǘ ƛƴŘǳǎǘǊƛŜǎ ǎǳŎƘ ŀǎ Ψ!Ǌǘƛǎŀƴ ŦƻƻŘ ŀƴŘ ŘǊƛƴƪΩ ŀƴŘ Ψ±ŜƘƛŎƭŜ ǊŜǇŀƛǊ 
ǎǘŀǘƛƻƴǎΩ 

 Permit home occupations but not home businesses 

 Prohibit home-base childcare 

 Beyond what is proposed above, consolidate the permitted with consent across the Pittwater and 
Warringah LEPs. 

 Consider changing to a closed zone, with Prohibited uses reflecting the Standard Instrument and 
including ά!ƴȅ ŘŜǾŜƭƻǇƳŜƴǘ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ƛƴ ƛǘŜƳ н ƻǊ оέ 

 Confirm need for diverse housing typologies via Housing study to ascertain need for Residential 
Flat Buildings in B4 zone 

B5 Business 
Development 

Remove application of B5 zoning application in Brookvale through rezoning to B6 

 Revert the B5 objectives and permissible and prohibited uses to Standard instrument definition 

B6 Enterprise 
Corridor 

Continue to support the retention of all existing IN2 uses under the B6 zone so all existing 
industrial uses are permissible under the proposed zoning. 

 tŜǊƳƛǘ Ψ{ǇŜŎƛŀƭƛǎŜŘ ǊŜǘŀƛƭ ǎƘƻǇǎΩΣ ΨbŜƛƎƘōƻǳǊƘƻƻŘ ǎƘƻǇǎΩ ŀƴŘ Ψ¢ŀƪŜ ŀǿŀȅ ŦƻƻŘ ŀƴŘ ŘǊƛƴƪ ǇǊŜƳƛǎŜǎΩ 
ǿƘƛƭŜ ǊŜǎǘǊƛŎǘƛƴƎ ǘƘŜ ƻǾŜǊŀǊŎƘƛƴƎ Ψ{ƘƻǇǎΩ ƭŀƴŘ ǳǎŜ ƛƴ .с ȊƻƴŜǎ 
 
This would require an additional clause in the LEP that, like it does with existing IN2 uses in 
Balgowlah, continues to support the retention of existing shops already in the B6 zone. 

 Rezone the B5 land use in Brookvale to B6 

 Beyond what is proposed above, consolidate the permitted with consent across the Pittwater and 
Manly LEPs. 

B7 Business Park Consider including additional objectives to the effect of: 
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Á ά¢ƻ ŎǊŜŀǘŜ ōǳǎƛƴŜǎǎ ǇŀǊƪ ŜƳǇƭƻȅƳŜƴǘ ŜƴǾƛǊƻƴƳŜƴǘǎ ƻŦ ƘƛƎƘ Ǿƛǎǳŀƭ ǉǳŀƭƛǘȅ ǘƘŀǘ ǊŜƭŀǘŜ 
favourably in architectural and landscape treatment to neighbouring land uses and to the 
ƴŀǘǳǊŀƭ ŜƴǾƛǊƻƴƳŜƴǘΦέ 

 

ά{ǳǇǇƻǊǘ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ŎƻƳƳŜǊŎƛŀƭ ŀƴŘ ƭƛƎƘǘ ƛƴŘǳǎǘǊƛŀƭ ǇǊŜŎƛƴŎǘǎ ǘƘŀǘ ǎǳǇǇƻǊǘ ŀ ŘƛǾŜǊǎƛǘȅ ƻŦ 
ōǳǎƛƴŜǎǎ ǎƛȊŜǎέ 

 Adopt the Pittwater LEP Permissible uses  

 tŜǊƳƛǘ ǿƛǘƘ ŎƻƴǎŜƴǘ Ψ5ŜǇƻǘǎΩ  

  

 Change to a closed zone, with Prohibited uses reflecting the Standard Instrument and including 
ά!ƴȅ ŘŜǾŜƭƻǇƳŜƴǘ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ƛƴ ƛǘŜƳ н ƻǊ оέ 

IN1 General 
Industrial 

Add additional objectives to LEP: 
 
Á To accommodate uses that, because of demonstrated special building or site requirements or 

operational characteristics, cannot be or are inappropriate to be located in other zones 

To maintain the industrial character of the land 

 Adopt Warringah LEP IN1 General Industrial Core objectives and permitted/prohibited uses in 
consolidated LEP 

 tŜǊƳƛǘ ǿƛǘƘ /ƻƴǎŜƴǘ άwŜǎƻǳǊŎŜ wŜŎƻǾŜǊȅ ŦŀŎƛƭƛǘȅ ά 

 !ŘŘ ΨwŜŎǊŜŀǘƛƻƴ ŦŀŎƛƭƛǘȅ όƛƴŘƻƻǊύ ǘƻ ǇŜǊƳƛǎǎƛōƭŜ ǿƛǘƘ ŎƻƴǎŜƴǘΣ ǘƻ ǊŜŦƭŜŎǘ ǿƘŀǘ ƛǎ ŀƭǊŜŀŘȅ ƛƴ ǘƘŜǎŜ 
precincts BUT focus permission on facilities that absolutely require industrial floorspace built 
forms (rock climbing, trampolining) rather than small gyms. 

 Consider changing to a closed zone, with Prohibited uses reflecting the Standard Instrument and 
including ά!ƴȅ ŘŜǾŜƭƻǇƳŜƴǘ ƴƻǘ ǎǇŜŎƛŦƛŜŘ ƛƴ ƛǘŜƳ н ƻǊ оέ 

IN2 Light Industrial Add additional objectives to LEP: 
 
Á To accommodate uses that, because of demonstrated special building or site requirements or 

operational characteristics, cannot be or are inappropriate to be located in other zones 

To maintain the industrial character of the land 

 !ŘŘ ΨRecreation facility (indoor) to permissible with consent, to reflect what is already in these 
precincts BUT focus permission on facilities that absolutely require industrial floorspace built 
forms (rock climbing, trampolining) rather than small gyms. 

 Amalgamate the permitted with consent uses across the Warringah and Pittwater LEPs 

  

IN4 Working 
Waterfront 

Retain additional objective in the Pittwater LEP 

 Adopt Pittwater LEP permissible and prohibited uses 

RU4 Primary 
Production Small 
Lots 

Retain the additional objectives in the Warringah LEP as part of the harmonised LEP 

 Continue to retain the RU4 zone to preserve the productive and rural/landscaping retail functions 
of the land uses along Mona Vale Road and into Terrey Hills. 

 !ŘƻǇǘ ²ŀǊǊƛƴƎŀƘ [9tΩǎ ǇŜǊƳƛǎǎƛōƭŜ ŀƴŘ ǇǊƻƘƛōƛǘŜŘ ǳǎŜǎ ŦƻǊ ƘŀǊƳƻƴƛǎŜŘ [9t 

SP3 Tourist Combine the two sets of permissible uses. 

Source: SGS, 2019 

Insights 

The qualitative and quantitative analysis undertaken in the employment lands study has 
identified a number of challenges, opportunities and insights for the Northern Beaches LGA. 
These include: 
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 Challenges 

Á Frenchs Forest will have to overcome significant severance issues with the hospital 
and business park located either side of Warringah Road. Despite having a significant 
B7 Business Park zone, it tends to have more of an industrial character. 

Á Brookvale is an ill-defined centre with a unique mix of land uses.  
Á With low amenity and dominated by Pittwater Road, Dee Why lacks the vitality of a 

strategic centre.   
Á There is tension within Manly centre with competing land uses. 
Á Mona Vale functions like a local centre and needs to be elevated to fulfil its role as a 

strategic centre. 
Á The integrity of the industrial precincts needs to be protected.  
Á Given the high rates of self-containment in the LGA, there is a need to better 

understand what it means to work locally and what sort of spaces could support 
workers. 

Á Employment and economic centres need to meet the needs of the ageing population 
and help maintain generational diversity of the population.  

Á There is a lack of connectivity and accessibility both within the LGA and externally to 
Greater Sydney.  

Opportunities 

Á Improving the connectivity within Frenchs Forest as the centre develops 
Á Improving the functionality of Brookvale to make this centre the focus for retail and 

industrial employment. 
Á Complement the role of Brookvale by allowing Dee Why centre to be the focal point 

for civic functions and population servicing industries for the surrounding residential 
populations. 

Á Develop a clear vision for Manly centre to help reduce future land use conflict. 
Á Recognise other centres in the LGA will be strong attractors of commercial (office), 

higher order retail and industrial. The focus for Mona Vale centre will be a 
complementary role, serving the north of the LGA.  

Á Develop the population serving role of smaller, local centres.  
Á Improve internal and external connectivity. 
Á As an opportunity to grow local employment, ensure economic activity centres 

support the establishment of small and medium businesses. 
Á Support the development of a diverse night-time economy.  
Á Strengthen job containment and self-sufficiency.  

Insights 

Á The labour market, work patterns and business needs are changing where more 
people are travelling to major employment centres like Sydney CBD, Macquarie Park 
and North Sydney; and people are starting businesses or are working remotely from 
home.   

Á There is a misalignment between existing floorspace stock and emerging demand 
where there is a shortage of appropriate commercial floorspace. There is a need to 
incentivise the delivery of new, flexible commercial floorspace that promotes 
collaboration and provides services geared towards small businesses. 

Á The Northern Beaches will become better connected with the Northern Beaches Link; 
B-Line; and proposed routes in/out of Frenchs Forest and Brookvale.  

Á Brookvale provides a range of services for the LGA but lacks a clear identity.  
Á Frenchs Forest is a precinct in transition.  
Á Manly is the visitor gateway to the Northern Beaches.  
Á Smaller centres support commercial and retail uses.  
Á Industrial precincts play a vital role.  
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Recommendations 

Place or centre type-specific recommendations have been made in addition to LEP zoning 
recommendations.  

TABLE 19: BROOKVALE RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 1 Recommence Brookvale structure plan process, with a focus on commercial 
and civic functions, testing location preference and building massing options.   

NBC Short 

Action 2 Rezone preferred town centre location to B3, retaining current LEP objectives NBC Short-medium 

Action 3 Change building height controls within rezoned B3 area based on urban 
design testing 

 short 

Action 4 Require Westfield to focus future growth towards future town centre site to 
integrate into town centre, with an externally facing approach that reduces 
²ŀǊǊƛƴƎŀƘ aŀƭƭΩǎ ŜƴŎƭƻǎŜŘ ƛŘŜƴǘƛǘy 

 Medium 

Action 5 Work with TfNSW to progress East-West B-Line  Short 

Action 6 Engage with TfNSW to identify potential for bus depot as a site for the future 
town centre.  

 Short 

Action 7 Identify potential future sites for Bus Depot site within the LGA  Short 

Action 8 Relocate community infrastructure ǳƴŘŜǊ /ƻǳƴŎƛƭΩǎ ŎƻƴǘǊƻƭ and 
accommodate identified future LGA-significant community infrastructure to 
future town centre  

 Short-medium 

Action 9 Rezone remaining B5 to B6 (discussed in more detail in the Business Zone 
recommendations) 

NB Short-medium 

TABLE 20:  FRENCHS FOREST RECOMMENDATION 

 Action Responsibility Timeframe 

Action 10 Consider amendments to the LEP to permit Depots in B7 zone or rezone a 
portion of the site to SP2 

NBC  

Action 12 Work with TfNSW to progress the B Line connection between Mona Vale 
and Frenchs Forest along Wakehurst Parkway.  

NBC/TfNSW Short-medium 

Action 13 Collaborate with TfNSW and identify potential future sites for bus depot 
site within the LGA 

NBC/TfNSW Short-medium 

TABLE 21: MANLY RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 14 Continue to market the retail demand in the town centre with a view on 
emerging trends in vacancies 

NBC S-M-L 

Action 15 Allow for approximately 1,300sqm of high street-style retail floorspace by 
2036, assuming that monitoring in Action 14 does not identify a change in 
retail performance. 

NBC L 

Action 16 Do not permit additional supermarket floorspace in town centre  NBC S-M-L 

Action 17 Rationalise building height controls at Royal Far West site, with 
accompanying building massing study to ensure appropriateness of scale 

NBC M-L 
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TABLE 22: MONA VALE RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 18 Consider amendments to the objectives of the B4 zone to retain the first 
floor of developments for commercial uses and encourage additional 
commercial floorspace in future town centre developments. 

NBC Short 

Action 19 Work with TfNSW to progress the B Line connection between Mona Vale and 
Frenchs Forest along Wakehurst Parkway. 

NBC/TfNSW Short 

TABLE 23: DEE WHY RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 20 Consider ceiling heights of new development on Pittwater road are 4m or 
greater on the ground floor and the first floor to promote future flexibility.  

NBC Short 

Action 21 Develop a night-time social program that is inclusive for all members of the 
community. 

NBC Short 

Action 22 Implement public domain improvements that include through-site linkages 
and safety by design between the beach strip and town centre core to 
support day and night activities.   

NBC  

Action 23 Require no net loss of commercial floorspace in Dee Why and require new 
developments to provide first floor commercial floorspace as part of mixed-
use developments. 

NBC Short 

TABLE 24: LOCAL CENTRE RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 24 Anticipate retail floorspace growth at Warriewood of up to 5,400sqm 
additional floorspace by 2036. 

NBC Long 

Action 25 Continue to permit shop top residential in B1 and B2, considering the 
opportunity for it be delivered above community facilities rather than retail. 

NBC S-M-L 

Action 26 Council Economic Development and property teams to collaborate with local 
retail landlords to identify opportunities for temporary or long-term term co-
working facilities in vacant retail frontages. 

NBC S-M 

Action 27 Distribute future local commercial floorspace demand by sub-LGA as demand 
dictates. 

NBC M-L 

Action 28 Explore business network opportunities to link local businesses together and 
to available floorspace through economic development strategy 

NBC S 

TABLE 25: INDUSTRIAL PRECINCT RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 29 Continue to uphold Planning Priority N11 of the North District plan to retain 
and manage industrial land. This precludes any rezoning of IN-zoned land in 
the LGA. 

NBC S-M-L 

Action 30 Restrict Recreation facility (indoor) from IN1 land in addition to existing 
controls in both Warringah and Pittwater LEPs. 

NBC S 

Action 31 Increase building height controls to approximately 16 metres across IN1 and 
IN2 zoned land, following precinct-specific urban design and impact testing. 

NBC S-M 

Action 32 Engage with NSW Government regarding the potential for Mona Vale bus 
depot to redevelop to accommodate current Brookvale Depot operations. 

BC S 
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TABLE 26: BUSINESS (B5, B6 AND B7) PRECINCT RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 33 wŜȊƻƴŜ ²ŀǊǊƛƴƎŀƘΩǎ .р ȊƻƴŜ ǘƻ .с NBC S-M 

Action 34 Prohibit Private Hospitals in B6-zoned land NBC S 

Action 35 Building height control change along Pittwater Road in line with Brookvale 
centre proposal of approximately 16 metres, subject to urban design massing 
studies 

NBC S-M 

TABLE 27: RURAL LANDS PRECINCT RECOMMENDATIONS 

 Action Responsibility Timeframe 

Action 36 Retain and continue to support RU4 zoning along Mona Vale Road NBC S-M-L 
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1. PROJECT CONTEXT 

1.1 Project Objectives 
Northern Beaches Council has commissioned a number of strategic planning studies, 
including the Northern Beaches Employment Study, to inform the development of the Local 
Strategic Planning Statement (LSPS), updates to the Local Environmental Plan (LEP) and the 
Economic Development Plan.  

1.2 Northern Beaches Context 
Northern Beaches Council is a recent amalgamation of Warringah, Manly and Pittwater 
Councils. Located in the north of Greater Sydney, encompassing Ku-ring-gai National Park in 
the west and extending through to the east coast, Northern Beaches Council contains a 
number of the Greater Sydney Commission (GSC) nominated Strategic Centres, namely 
French Forest Health and Education Precinct, Brookvale-Dee Why, Manly, Mona Vale, as well 
as identified local centres including Balgowlah, Manly Vale, Freshwater, Narrabeen, 
Warriewood, Newport, Avalon, Forestville, Glenrose. These centres contain a mixture of land 
uses that span population serving, health and education, commercial and industrial industries.  
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FIGURE 18: NORTHERN BEACHES LGA CONTEXT 

 

Source: SGS Economics & Planning 
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2. STRATEGIC POLICY AND 
PRIORITY REVIEW 

This section provides a high-level summary of state and local planning policy 
context.   

2.1 State policies 

Greater Sydney Region Plan (2018) 

The Greater Sydney Region Plan (GSRP) is a metropolitan strategy that aims to transform 
Greater Sydney into a metropolis of three cities: The Western Parkland City, the Central River 
City and the Eastern Harbour City over the next 40-year period.  
 
Northern Beaches Council is in the Northern District. Directions for productivity include 
developing a well-connected city that supports shorter, localised connections to jobs, schools 
and services through integrated land use, transport and infrastructure planning; and 
enhancing productivity through strategic planning that enables jobs and skills growth and 
investment for LGAs, such the Northern Beaches.  

Implications for employment 

Á Objective 21: Internationally competitive health, education, research and innovation 
precincts. Strategies to develop these precincts, such as at Frenches Forest, include 
conditions for the co-location of health and education facilities; high levels of 
accessibility; attraction of associated businesses and housing opportunities for students 
and workers within 30 minutes of the precinct.  
 

Á Objective 22: Investment and business activity in centres. This objective identifies the role 
of centre hierarches in effective strategic planning. Centres play a role in delivering jobs 
close to home, facilitate an effective public transport system and provide a range of social 
and economic infrastructure to support local and metropolitan communities. The 
application of a clear and consistent centre hierarchy in Northern Beaches will be key.  
 

Á Objective 23: Industrial and urban services land is planned, retained and managed which 
recognises the value of industrial lands within a city where it is not necessarily the 
number of jobs provided, but the operational role and function industrial lands play that 
is of importance. LƴŘǳǎǘǊƛŀƭ ƭŀƴŘǎ ƛƴ ǘƘŜ bƻǊǘƘŜǊƴ .ŜŀŎƘŜǎ ƛǎ ŘŜǎƛƎƴŀǘŜŘ ŀǎ ΨǊŜǘŀƛƴ ŀƴŘ 
ƳŀƴŀƎŜΩΦ  

North District Plan (2018) 

The North District Plan (NDP) is a 20-year strategy, linked to the GSRP, that aims to manage 
growth in the District. The NDP informs local level strategic planning, assessment of planning 
proposals and gives effect to the GSRP.  
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Implications for employment 
 
Á Planning Priority N1 ς Planning for a city supported by infrastructure: Planning decisions 

need to support new infrastructure that enhances local employment opportunities and 
access to services.  
 

Á Planning Priority N9 - Growing and investing in health and education precincts: Currently 
it is estimated 9,300 people work within the Frenchs Forest precinct. The NDP identified 
potential job targets of approximately 12,000 jobs by 2036 as a baseline and 13,000 as a 
higher target. One of the key actions is the delivery and implementation of a Place 
Strategy and Infrastructure Plan for this precinct.  
 

Á Planning Priority N10 ς Growing investment, business opportunities and jobs in strategic 
centres:  

Á Frenchs Forest actions include leveraging the investment in the Northern 
Beaches Hospital to provide a vibrant and well-connected strategic centre; 
delivering an urban core with a mix of commercial and residential uses, open 
space and community facilities; attracting a new, innovative health and medical 
related commercial premises to support the hospital; and reinforcing the centre 
as an employment hub for the Northern Beaches, building on the existing 
business park east of the Wakehurst Parkway. 
 

Á Brookvale-Dee Why actions include supporting jobs growth to between 23,000 - 
26,000 by 2036; maintaining a mix of uses; encouraging and supporting 
improvements to Warringah Mall to allow for better surrounding integration; 
encouraging opportunities along Pittwater Road and encourage revitalisation; 
promoting active and public transport to Warringah Mall, the Brookvale 
industrial area and Dee Why; encouraging new, innovative and creative 
industries in the Brookvale industrial area; encouraging new lifestyle and 
entertainment uses to activate local streets.  

While these NDP treats Brookvale and Dee-Why as one centre, the actual form and function 
of these places is distinct and are therefore being treated in this paper as separate, yet 
complementary centres.   

Á Mona Vale actions include supporting jobs growth to between 5,000 - 6,000 
jobs by 2036; protecting and enhancing the commercial and retail function of 
the centre; ensuring sufficient retail and commercial floorspace is provided to 
meet future demand; leveragiƴƎ aƻƴŀ ±ŀƭŜΩǎ ǊƻƭŜ ŀǎ ŀ ƴƻǊǘƘ-south and east-
west bus interchange to facilitate a greater diversity of employment and mixed-
uses in the centre; and retaining and managing the industrial precinct.  
 

Á Manly actions include supporting jobs growth to between 6,000 - 6,500 by 2036; 
developing the centre as a cultural, tourist, retail and entertainment precinct; 
encouraging diversified commercial activity; encouraging eco-tourism around 
North Head and the Cabbage Tree Aquatic Reserve.  

Á Planning Priority N11 - Retaining and managing industrial and urban services land: the 
North District has the smallest proportion of industrial and urban services lands in 
Greater Sydney. The NDP identifies urban services land and industrial lands as critical.  
 

Á Planning Priority N13 ς Supporting growth of targeted industry sectors: the NDP 
recognises the importance the tourism and rural industries. The North District includes 
part of the Metropolitan Rural Area, where agricultural processing and export is an 
important component. This planning priority supports growth of internationally 
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competitive industry sectors; response to changing technologies; planning for tourism 
and visitation activities; and protection and support of rural industries.  

A Metropolis that Works, GSC Thought Leadership Series 

The paper responds to Objective 23 of the GSRP that industrial and urban services land be 
planned, retained and managed and acknowledges the changing nature of industrial and 
urban services and their spatial requirements and strategic value. 
 
It is recognised only eight per cent of land across Greater Sydney is zoned for non-residential 
uses such as industrial and urban services yet, 19 per cent of all jobs across Greater Sydney 
are classed as industrial. 
 
Implications for employment 
The paper suggests strategic planners need to plan for a multi-layered city that provides 
ŎǊŜŀǘƛǾŜ ƛƴǘŜǊŦŀŎŜǎΤ ŦŀŎƛƭƛǘŀǘŜǎ ΨƻǊŘƛƴŀǊȅΩ ŦǳƴŎǘƛƻƴǎΤ ŀƴŘ Ƙŀǎ ǎǇŀŎŜ ǘƘŀǘ ǎŜǊǾƛŎŜǎ ŦǳǘǳǊŜ 
population needs. If change does occur, there is a need to retain ownership of the terms on 
which those changes are made, and determinations should require no net loss of land or 
businesses and seek additional allocations relative to population growth.  

Future Transport 2056 

CǳǘǳǊŜ ¢ǊŀƴǎǇƻǊǘ нлрс ƛǎ ǘƘŜ b{² DƻǾŜǊƴƳŜƴǘΩǎ long-term transport strategy. 

Implications for employment 
Future transport initiatives that will support greater connections to employment 
opportunities include:  
 
Á Initiatives committed or for investigation (0-10 years): Northern Beaches B-line, Northern 

Beaches Hospital Road Upgrade, improved bus services between Northern Beaches and 
Chatswood, Beaches link, and east-west public transport connection from Mona Vale to 
Macquarie Park. 

Á Initiatives for investigation (20+ years): further investment in cycling connections within 
5km of strategic centres. 

2.2 Local studies  

Economic Development ς Strategic Foundations Debrief (2019) 

The study aimed to understand the appetite for Northern Beaches residents to work in the 
Northern Beaches; understand the appetite for businesses to base themselves in the 
Northern Beaches; and define the barriers and generating ideas to overcome them.   

Implications for employment  
Three recommendations from the study included:  

1. Encourage residents to work from home once a month by anchoring people to the 
benefits of working from home beyond current practical reasons.  

2. Target current businesses and create a sense of community and network to enable 
business growth within Northern Beaches.  

3. Raise awareness of the businesses and workforce based in Northern Beaches to 
ŎƘŀƴƎŜ ǇŜǊŎŜǇǘƛƻƴǎ ŀƴŘ ŀǘǘƛǘǳŘŜǎΦ ¢ŀǊƎŜǘƛƴƎ /ChΩǎ ŀƴŘ /9hΩǎ ǿƛǘƘ ǊŜǎǇƻƴǎƛōƛƭƛǘȅ ŦƻǊ 
planning office locations is key to changing behaviour.  
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Shape 2028 Northern Beaches Community Strategic Plan ς Northern Beaches 
Council (2018) 

The Northern Beaches Council Community Strategic Plan is a 10-year strategic plan which sets 
the whole of council strategic direction. The plan includes vision, goals and objectives that 
provide direction for the growth and development of the council.   

Implications for employment 
Strategies that impact employment lands include:  

Á Facilitate innovative environments and hubs where start-up businesses, 

entrepreneurs and innovators are supported and connected 

Á Facilitate local education 

Á Supports telecommuting  

Á Activate urban centres and strategic centres to increase economic activity  

Á Provide a platform for diversified job growth and locate job growth and industry 

clusters in villages, strategic and district centres  

Á Improve public transport options and improve parking options in centres, villages and 

place.   

Á Ensure the community is stimulated through a range of creative activities including 

safe nightlife opportunities.  

Placescore Community Insights Report ς Northern Beaches Town Centres and 
Villages Centres (2018) 

Lƴ нлмуΣ онсм ǇŜƻǇƭŜ ŀŎǊƻǎǎ ǘƘŜ [D! ŜƴƎŀƎŜŘ ƛƴ ŀ ΨtƭŀŎŜǎŎƻǊŜΩ ǎǳǊǾŜȅ ǿƘƛŎƘ ŀǎƪŜŘ ǿƘƛŎƘ 
place attributes were most important to in their ideal town centre.  

Implications for employment  
Key findings related to economic centres included:  
 
Á For local residents, workers and visitors ς the most important aspects of town centres 

were elements of the natural environment (72%); cleanliness of public space (65%); 
outdoor restaurant, café and/or bar seating (58%); vegetation and natural elements 
(56%); and overall visual character of the area (54%).  
 

Á Main streets were performing at a score of 66 out of 100. The strongest place attributes 
were welcoming to all people, sense of safety and interaction with locals. The weakest 
place attributes included public art, light features; unusual or unique buildings/design; 
and amenities and facilities.  
 

Á Priorities across the LGA, in order of priority, included: things to do in the evening, 
vegetation and natural elements, maintenance of public spaces and street furniture; 
elements of the natural environment, general condition of vegetation, street trees and 
other planting, and cleanliness of public spaces.  

Frenchs Forest Planned Precinct (2018)  

The report by MacroPlan 2018 provided advice on the likely retail and non-retail change that 
will occur in the Frenchs Forest Planned Precinct (FFPP) as a result of the Northern Beaches 
Hospital (NBH).   

Implications for employment  
Findings suggested:  

Á Retail uses in the area are expected to increase. The main trade area population is 
estimated to grow from 51,730 people (2017) to 70,430 by 2036.  The key retail 
catchment is expected to experience a total of 13,400 people by 2036.  
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Á An additional 5,300 - 5,400 dwellings in the Northern Beaches Structure Plan 
catchment is expected to drive growth in the primary sector. 

Á The worker population is expected to grow from 10,000 people (2018) to 14,000 
people by 2036.  

Á The FFPP should provide additional retail floor space to serve the primary trade area 
needs.  

Á The NBH level 5 hospital will be supported by its related and necessary services 
within the hospital building.  

Á The level 5 hospital will encourage the growth of non-retail health floor space in the 
area.   

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

Á Approximately 2,300 new jobs as indicated in the HPSP. 

Draft Brookvale Structure Plan (2018)  

The Draft Brookvale Structure Plan 2018 informs the future growth of Brookvale. 

Implications for Employment & Economic Centres 
The Draft Plan identified the need to facilitate further development of the mixed-use town 
centre along Pittwater Road as a support area to surrounding employment lands in Brookvale. 
The focus of Warringah Mall as a retail core coupled with employment growth and residential 
growth was identified as the most viable and productive way to ensure sustainable growth 
and economic development in the centre.  
 
Residential development is only envisaged within the traditional town centre either side of 
Pittwater Road between Powells and Windbourne Roads to revitalise the town centre as a 
support area to the surrounding employment lands. The aim of the Draft Plan is to achieve 
appropriate balance between growth in jobs and housing, in line with identified traffic 
constraints.  
 
Specifically, Scenario Three was identified as the most feasible balance of residential and jobs 
growth (40/60 split) to promote revitalisation of the town centre and its continued function 
supporting the surrounding industrial and urban services land. Its viability is centred on the 
fact that residential and commercial development will be co-located. The vision and 
aspirations of the plan broadly align with the vision of the GSRP and the NDP. While many of 
the actions relate to Council operations, the Plan works towards securing a mixed-use area as 
well as a vibrant night-time economy.  
 
The Draft Plan was developed prior to the directives of the Greater Sydney Commission to 
ΨǊŜǘŀƛƴ ŀƴŘ ƳŀƴŀƎŜΩ ƛƴŘǳǎǘǊƛŀƭ ŀƴŘ ǳǊōŀƴ ǎŜǊǾƛŎŜǎ ƭŀƴŘǎ όhōƧŜŎǘƛǾŜ но DǊŜŀǘŜǊ {ȅŘƴŜȅ wŜƎƛƻƴ 
Plan). This Draft Plan has been placed on hold awaiting direction from this employment study. 

2.3 Insights 
Northern Beaches Health and Education Precinct  

Significant investment into the Northern Beaches Hospital Precinct will secure its role as a 
strategic centre. Policy directions recognise the need to plan for and grow this precinct 
strategically to ensure that the LGA can expand these industries through innovations. The 
hospital and investments are expected to stimulate the economy and provide a greater 
number of jobs in the area.  

  



 

 

Northern Beaches Employment Study 41 

 

Employment growth 

Growing local job opportunities and ensuring efficient access to these jobs is also a key focal 
point. The strategic centres are the main locations for job growth in the LGA and include the 
Northern Beaches Health and Education Precinct, Brookvale ς Dee Why, Manly and Mona 
Vale.  

Supporting growth that is well designed and sensitive to the natural and built environment  

Smaller localities are identified as having strong local character which should be retained. Any 
increases in density and expansion need to ensure high-quality built environment results, 
therefore improving amenity and increasing safety and vibrancy. For local residents, workers 
and visitors, elements of the natural environment and maintenance of public spaces are 
highly valued.  

Supporting local interaction, accessibility via all modes and access to fresh food in smaller, 
local centres 

The community identified that interaction with local and other people in the area; access to 
groceries and fresh food businesses; walking paths that connect to other places; as well as car 
accessibility and parking and public/active transport access are all important and valued to 
the community.  

Strategic focus on job accessibility  

Land use planning policy broadly supports urban redevelopment of increased densities to 
create a 30-minute city. 

Investigate tourism growth  

The Northern Beaches LGA contains a variety of beautiful natural assets. Policy recognises the 
need to investigate the tourism industry as it presents as a key opportunity for economic 
growth.  

Policy focus on the protection of industrial lands 

Regional policy identifies the importance of industrial lands, because of this, industrial 
precincts around the LGA will be retained and managed. A key focus is ensuring that the uses 
of these areas are diversified to encourage a greater capacity of employment and facilitate a 
range of employment opportunities.  

Investigate the tension between car parking and public transport in areas that are centred 
around public transport nodes  

Various measures have been suggested for carparking in Manly Town Centre, as well as 
separate discussion to increase density around public transport nodes. Further policy should 
work towards facilitating and encouraging public transport usage, particularly in areas that 
are well serviced by ferry and rapid bus services. This will also help to manage and ameliorate 
traffic congestion issues that are experienced throughout the LGA as employment centres 
grow.  

Facilitate innovative environments and hubs where start-up businesses, entrepreneurs and 

innovators are supported and connected 

The rise of footloose jobs and digital technologies has been recognised, alongside the need to 
support local job growth and develop a strong local economy that promotes innovation and 
fosters business networks.   

Distance 

The issue of distance to suppliers, clients, staff and customers was a key concern for local 
businesses in the area. This has been compounded by traffic congestion and a lack of public 
transport options and parking in centres.    
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Support development of the night-time economy 

Feedback from the community indicates having a range of night-time activities in a safe 
environment is a priority for the community and also a goal of Council. Ensuring the economic 
activity centres, in relation to urban design, business offerings and programs and activities in 
the LGA to support this will be key.  

Awareness, perception and habits impact business development in the Northern Beaches 

Residents and businesses are not aware of the business, workforce and professional 
environment of the Northern Beaches. The area is largely perceived as a place to relax and 
spend downtime and local residents and businesses tend to act automatically when it comes 
to work (ie: place of work is considered outside of the Northern Beaches). It has been 
identified there is a need to create a better sense of network within the business community, 
change perceptions and attitudes and encourage residents to work from home.  

The complete planning policy review is available at Appendix 1.    
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3. SOCIO-ECONOMIC PROFILE 

This section provides a high-level summary of relevant socio-economic census 
data of the LGA.  

3.1 Population 

Population  

Á Between 2011-2016, there was an increase of approximately 15,235 people in the LGA, 
with most growth occurring in the Brookvale-Dee Why catchment (+7,090). This was 
nearly twice as high as the Mona Vale (+3,272) and Manly (+3,122) catchments. 

Á Comparative population density suggests the Northern Beaches is similar to Greater 
Sydney at 2,675 and 2,623 persons per square kilometre respectively in 2016.  

Á The Northern Beaches LGA is forecast to have lower growth rates than the Greater 
Sydney region and the North District.  

TABLE 28: BROADER CATCHMENTS POPULATION TOTALS AND GROWTH RATES (2011-2016) 

Geography 2011 2016 Growth CAGR (5-yr %) 

Mona Vale 57,170 60,442 3,272 5.72% 

Terrey Hills 3,531 3,653 122 3.46% 

Frenchs Forest 36,387 37,998 1,611 4.43% 

Brookvale-Dee Why 84,987 92,077 7,090 8.34% 

Manly 55,620 58,742 3,122 5.61% 

Total 237,641 252,876 15,235 6.40% 

Source: ABS Census 2011 and 2016 (TableBuilder Pro) 

Age Profile & Migration 

Northern Beaches LGA has an increasingly ageing population, where retirees (+65 years) have 
a compound annual growth rate at 12.31 per cent between 2006 and 2016 that is higher than 
growth rates for youth (5-20 years) and mature adults (45-65 years) at 9.39 per cent and 8.53 
per cent respectively.   
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FIGURE 19: COMPARATIVE AGE PROFILE STRUCTURE (2016) 

 
Source: ABS Census 2016 (TableBuilder Pro) 

 

Majority of people moving to the Northern Beaches are coming from other parts of Australia 
ς mostly Sydney. There are, however, larger numbers of overseas migrants locating in Manly 
and Brookvale-Dee Why. Overseas migrants tend to have a higher proportion of Adults and 
Young Adults. If these trends persevere, the workforce in Northern Beaches will be largely 
derived from overseas migrants.   

Industry of Employment (PUR ς resident workers) 

For Northern Beaches LGA:  

Á Most residents work in knowledge intensive industries and population servicing industries 
at approximately 32 and 31 per cent. Industrial jobs are lower than Greater Sydney, see 
Figure 20. 

Á Between 2006 and 2016, the proportion of knowledge intensive and health and 
education jobs held by local residents has increased in the LGA, whereas population 
serving jobs only experienced a small increase and industrial jobs undertaken by residents 
decreased.  

Á Residents in the Manly catchment have a higher share of knowledge related jobs and less 
population serving jobs when compared to the rest of the LGA; residents working in 
health and education jobs are generally equally distributed across the LGA.  
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FIGURE 21: COMPARATIVE INDUSTRY OF EMPLOYMENT (PUR) STRUCTURE 2016  

 

Source: ABS Census 2016 (TableBuilder Pro) 

 

3.2 Employment  
Between the 2011 and 2016 Census periods, Place of Work statistics show an additional 5,993 
jobs have been generated on the Northern Beaches, with the Manly catchment having the 
highest growth rate, almost double of any other catchment. The Brookvale-Dee Why 
catchment is the major employment area.  

Industry of Employment (POW) 

Á The Northern Beaches has a strong presence of population serving industries compared 
to Greater Sydney and the North District and a slightly higher proportion of health and 
education workers than Greater Sydney. There is significantly less knowledge intensive 
workers located in the LGA than compared to Greater Sydney and the North District, see 
Figure 22. 
 

Á The LGA has experienced growth in health and education industries, higher than Greater 
Sydney and the North District. Industrial industries are in decline in the LGA, a similar 
occurrence seen across Greater Sydney and the North District, see Figure 23. 
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FIGURE 22: COMPARATIVE INDUSTRY OF EMPLOYMENT (POW) STRUCTURE (2016) 

 

Source: ABS Census 2016 (TableBuilder Pro) 

FIGURE 23: COMPARATIVE PROPORTIONAL CHANGE IN INDUSTRY OF EMPLOYMENT (POW) STRUCTURE 
(2006-2016) 

 

Source: ABS Census 2006, 2011 and 2016 (TableBuilder Pro) 

Resident Workforce and Local Jobs 

Figure 24 analyses the growth total of employment across the four Broad Industry 
Classifications between the resident workforce of the Northern Beaches and the local jobs 
that have been generated over the 10 years between 2006-16. 

It shows that the number of Knowledge Intensive workers (6,035) has increased significantly 
more than the number of Knowledge Intensive jobs that have been generated locally in the 
region (2,292). 

The self-containment of the Knowledge Intensive industry may have declined over the 10 
years between 2006-16 given that the number of Knowledge Intensive workers living in the 
Northern Beaches has increased significantly higher than the number of local Knowledge 
Intensive jobs. 
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FIGURE 24: NORTHERN BEACHES COMPARATIVE GROWTH TOTAL EMPLOYMENT CHANGE 2006-16 

 

Source: ABS, 2006, 2011, 2016 
 

Industry Specialisation (Location Quotient) 

For the Northern Beaches LGA, analysis shows:  

Á There are a number of industries in the Northern Beaches that are relatively specialised 
and growing, reflecting diversity in economic performance. 
 

Á While no industry in the Northern Beaches has significant specialisation, the most 
specialised industries are Retail Trade, Accommodation and Food Services and 
Construction. 
 

Á While Professional, Scientific and Technical Services has grown by two per cent since 
2011 and is one of the largest Industries in the LGA, it is not as specialised when 
compared to Greater Sydney. Professional, Scientific and Technical Services can include 
employment in Finance, Insurance and Legal Services. As data above has indicated, a 
large number of resident workers leave the LGA to work in Knowledge Intensive jobs 
elsewhere in Greater Sydney. This highlights a difference between the skills of local 
residents and the industry specialisation of the LGA. 
 

Á Contraction in non-specialised industries is typically associated with industrial precincts 
such as wholesale trade and manufacturing. 
 

Á While other Knowledge Intensive industries are emerging (Information, Media and 
Telecommunications and Public. Admin and Safety), they are not as specialised as other 
industries in the top right quadrant. 
 

Á Health Care and Social Assistance and Education and Training are two of the larger 
industries in the top right quadrant of Established and Growing industries, despite not 
being the most specialised. 
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FIGURE 25: NORTHERN BEACHES LOCATION QUOTIENT ANALYSIS, 2011-2016 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

Source: ABS, 2011,2016 

Skills Leakage 

Á Northern Beaches LGA has a self-containment rate of approximately 54 per cent, 
meaning over half of the resident workforce also work locally. Self-containment generally 
increases moving further north in the LGA (Manly 41 per cent; Frenchs Forest 43 per 
cent; Brookvale-Dee Why 55 per cent; Mona Vale 61 per cent). 
 

Á A self-sufficiency rate of approximately 77 per cent, meaning over three quarters of the 
local jobs available are filled by working residents of the Northern Beaches. 
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TABLE 29: t[!/9 hC ²hwY Chw bhw¢I9wb .9!/I9{Ω ²hwYLbD w9{L59b¢{ .!{95 hb Lb5¦{¢w¸ ¢¸t9 
(2016)  

Geography Knowledge 
Intensive 

Health and 
Education 

Population Serving Industrial 

Northern 
Beaches (A) 15,675 15,075 24,710 8,413 

Sydney (C) 16,659 2,013 3,251 1,344 

North Sydney (A) 3,691 1,029 1,139 568 

Willoughby (C) 1,859 1,643 1,498 652 

No Fixed Address 
(NSW) 1,307 670 2,988 509 

Ryde (C) 1,197 618 513 1,177 

Ku-ring-gai (A) 

364 1,103 477 117 

Mosman (A) 382 469 779 50 

Parramatta (C) 529 256 322 394 

Botany Bay (C) 120 18 167 758 

Source: ABS Census 2016 (TableBuilder Pro) 

Market Trends - Floorspace Vacancies 

The analysis found:  

Á A concentration of vacancies in centres across the LGA, namely Frenchs Forest, Belrose-
Terrey Hills, Manly, Brookvale, Dee Why, Cromer-Collaroy, Narrabeen, Mona Vale and 
Newport. 
 

Á Manly appears to have the highest average price per sqm ($797) for retail and 
commercial vacancies, while Frenchs Forest has the lowest. 
 

Á Industrial properties cost less per sqm when compared to retail and commercial 
properties, with Brookvale containing the highest average price ($294 per sqm), and 
Cromer-Collaroy having the lowest ($207 per sqm).  
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FIGURE 26: EMPLOYMENT MARKET VACANCIES (APRIL 2019) 

 

SOURCE: SGS ECONOMICS AND PLANNING 2019 USING REAL COMMERCIAL 

Method of Travel to Work (POW) 

For Northern Beaches LGA:  

Á Most workers originate in the LGA, at about 82 per cent. 
Á Majority of workers use vehicles to access work which is higher than Greater 

Sydney and the North District, see Figure 27.  
Á Between 2006 and 2016, there was a slight increase in the proportion of people 

using public transport to access work and concurrently a drop in those using 
vehicles. However, both these figures were far less than the proportion seen in 
Greater Sydney and the North District.  
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FIGURE 27: COMPARATIVE METHOD OF TRAVEL TO WORK (POW) STRUCTURE (2016) 

 

Source: ABS Census 2016 (TableBuilder Pro) 

Employment Centre Accessibility 

Frenchs Forest has broad 30-minute coverage but low densities. Thirty-minute accessibility to 
the Frenchs Forest centre is generally focussed east-west within the LGA with strong access 
between Frenchs Forest and Brookvale-Dee Why. Frenchs Forest centre is also accessible in 
30-minutes north to Terrey Hills. There is also good access between Frenchs Forest and 
Chatswood, see Figure 28. A challenge for Frenchs Forest centre maybe the lack of workers in 
direct vicinity of the centre given the low densities. This may change with the town centre and 
Hospital development.    






























































































































































































































































































































































































































































































































































































































































































































































































