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Northern Beaches Council

Council's submission requested the extent of | The introduction of an additional permissible | The PPA Team considers that it is not
the proposed APU should be amended (Figure | us€ for pubs and hotel accommodation on Lot | necessary to amend the proposal APU, for

5), because it: 6, Section 1, DP 7022 (64 Undercliff Road) reasons including:
. and for hotel accommodation across the
e would still allow for the uses and layout | gntire site facilitates the orderly development e the proposed development layout
proposed by the proponent; of the land noting that it is intended that both locates the hgtel and motel
 establish a buffer between the impacts | uses utilise a consolidated basement for accommodation between the
of the pub operations on residential access, parking and servicing. existing pub and neighbouring
amenity on Undercliff Rd; This requires both uses to be permissible reS|dent'|f?I development on
e and address concerns raised by the across the whole development site including (L)Jndsrrﬂ:]itR?Oagufxg;Stﬁéz\éldes an
community related to noise impacts Lot 6, Section 1, DP 7022. nzipghbour%g residential
from the existing pub. The exclusion of pubs as an additional developments to the existing pub.
permitted use from Lot 6, Section 1, DP 7022 This layout and other mitigation
and motel accommodation from the footprint measures can be further refined
of the existing hotel building and area through the development application
occupied by the eastern driveway will prevent process.

the ability to provide a consolidated shared
basement for access, parking and servicing
given the prohibition of pubs and motel
accommodation on various portions of the
consolidated allotment.

It is noted that this was the same
conclusion of the Northern Beaches
Local Planning Panel in October
2024; and

¢ Council’s proposed amendments to
the APU reduce flexibility to respond
to merit issues as part of the
development application process,
including an integrated basement
outcome for on-site car parking.
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Council’'s submission required a site-specific The proponent does not consider a site- The PPA Team considers that it is not
development control plan (DCP) for the site be | SPecific development control plan to be necessary to include a LEP provision for the
prepared before development consent is necessary to ensure the orderly development | yreparation of a site-specific DCP prior to

granted addressing the built form, heritage and | ©f the land and accordingly do not agree that | yevelopment consent, because:

amenity impacts. It is recommended that this is | Such a provision should be incorporated into
specified in any amendment to the WLEP Warringah LEP 2011 (WLEP). *  the proposal does not amend the
2011 existing 8.5m WLEP 2011 building

height standard which aligns with
neighbouring residential
development;

¢ heritage impacts can be addressed
through future development
application processes in accordance
with clause 5.10 Heritage
conservation of WLEP 2011; and

e existing WDCP 2011 provides
adequate regulation of built form,
including setback, overshadowing
and built form envelope controls.
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Community Submissions

Amenity and
anti-social
behaviour

Number of
submissions:

44 of 83 (53%)

Anti-social behaviour issues
raised in community
submissions include:

concerns regarding
increased antisocial
behaviour, including
impacts on local safety and
amenity related to existing
pub operations; and

concerns about noise
associated with the
proposed development and
its potential impact on
nearby properties related to
existing pub operations.

The operation of the existing pub is not a
relevant matter for consideration in relation
to the planning proposal noting that the
existing pub operates lawfully pursuant to
an existing development consent which
includes a comprehensive operational plan
of management and complaints reporting
and management/ resolution protocol.

The PPA Team considers that the planning
proposal adequately addresses community
and Council’'s concerns about amenity

impacts and anti-social behaviour, because:

o the proposed development layout
locates the hotel and motel
accommodation between the existing
pub and neighbouring residential
development on Undercliff Road. This
provides an opportunity to buffer these
neighbouring residential developments
to the existing pub. This layout and
other mitigation measures can be further
refined through the development
application process.

e |tis noted that this was the same
conclusion of the Northern Beaches
Local Planning Panel in October 2024;

¢ Council’s proposed amendments to the
APU reduce flexibility to respond to
merit issues as part of the development
application process, including an
integrated basement outcome for on-site

NSW Department of Planning, Housing and Infrastructure | PP-2024-1593 | 3




Summary of Submissions

PP-2024-1593 NSW

GOVERNMENT

car parking;

o the amended APU provides a regular
shaped site which reduces interfaces
with neighbouring residential
development compared to the existing
APU; and

e anti-social behaviour issues raised by
the community around the existing pub
can be managed through conditions of
development consent and enforcement
actions by Council and/or the NSW
Police Force as appropriate under
existing legislation.

Traffic and Traffic and parking issues The planning proposal is supported by a The PPA Team considers that the planning
parking raised in community Transport Study which considers the proposal demonstrates appropriate traffic
Number of submissions include: potential traffic impacts associated with and car parking outcomes can be achieved
S . . . | hotel accommodation on the site, which through the development application
submissions: | e increased traffic congestion | confirms the traffic generation would be process, because:
40 of 83 (48%) in neighbouring streets; and | yery low and the site can accommodate N _ _ _
impact on parking in sufficient off-street parking, consistent with |® Council’s traffic engineering team
surrounding area and the requirements of WDCP 2011. assessed the potential traffic impacts

during its pre-Gateway assessment
process and considered the proposal
would not cause unsatisfactory traffic
and car parking impacts; and

o the WDCP 2011 includes development
controls which address traffic and car

residential properties.
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parking matters, including access
arrangements and minimum on-site car
parking rates.

Built form Built form issues raised in The proponent does not consider a site- | The PPA Team considers that the planning

Number of community submissions specific DCP necessary to ensure the proposal demonstrates appropriate built

submissions: | nclude: orderly development of the land ortobe | form outcomes can be achieved through the
: incorporated into Warringah LEP 2011. development application process, because:

36 of 83 (43%) |+ built form will lead to It is noted that heritage considerations are
overshadowing, restricted 9 e the proposal does not amend the

: . . | adequately addressed through clause 5.10 L o
views, and lack of privacy; WLEP, which requires assessment of existing 8.5m WLEP 2011 building

¢ the development will be impacts on the heritage significance of the height standard which aligns with _
inconsistent with Harbord Hotel (a listed item), and through neighbouring residential development;
surrounding character; and | the Heritage Impact Statement submitted | ® heritage impacts can be addressed
impact on heritage fabric of | in support of the planning proposal. through future development application
the existing building. In relation to building form, no change is processes in accordance with clause
proposed to the existing 8.5m height limit 261101 !—l:r:gage conservation of WLEP
or to built form controls already applying ’
under Warringah DCP, which include  existing WDCP 2011 provides adequate
controls for wall height, setbacks, site regulation of built form, including
coverage, bulk, materials, and setback, overshadowing and built form
accessibility. envelope controls.

The WDCP already addresses residential
amenity impacts through relevant clauses
for noise, sunlight access, views, privacy,
glare, and safety; therefore, a site-specific
DCP is considered unnecessary.
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Stormwater Stormwater issues raised in The planning proposal is supported by a The PPA team considers that stormwater
and Utilities community submissions Stormwater and Overland flow report, and utility matters can be adequately
include: which demonstrates that stormwater addressed through the development

management for the site can be application process, because:
appropriately addressed through detailed
design at the development application
stage. The proposal does not alter existing
drainage patterns and will ensure that
stormwater runoff is managed in
accordance with Council’s requirements
and relevant engineering standards. On-

e concerns regarding the
adequacy of existing
stormwater infrastructure

27 of 83 (33%) and potential impacts of

increased runoff resulting

from the proposed
development; and

Number of

submissions: e Council’s senior development engineer

advised during Council’s pre-Gateway
assessment process that the stormwater
infrastructure can be upgraded or
rediverted in accordance with its Water
Management for Development Policy;

impact on drainage capacity site detention and water quality controls and o o )
adjoining properties. will be incorporated to maintain pre- » The site is located within an established
development flow rates and prevent urban area.

adverse impacts on adjoining properties.

Inconsistency | Concerns are raised in relation | The provision of hotel accommodation at The PPA team considers that the planning

with the to the rezoning of 64 Undercliff | the site is consistent with the relevant proposal adequately addresses the
Northern Road (and loss of residential planning priorities of the NBLSPS for NBLSPS and other strategic planning
Beaches Local | accommodation) and reasons including: documents, because:
g:;t:i%lg :,C.ct:ﬁ r;f}':ﬁg?sgféhe proposal ¢ the stimulation of the night-time o the proposal does not negatively affect
Statement ' economy and the direct integration housing provision, primarily as the site
(NBLSPS) of the existing Harbord Hotel; retai_ns e>_<isting _R2 Low Density

e enables a strong tourism economy Residential zoning;
Number of while maintaining quality of life and |e provides hotel accommodation within a

submissions:
15 of 83 (18%)

protecting the environment; 10-minute walk of the E1 Local Centre,
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e ensure a range of well-designed
tourist accommodation in
appropriate locations; and

the planning proposal does not include
provisions which will limit the existing
permissible residential development or
associated residential densities.

Freshwater Beach and Northern
Beaches Coast Walk;

diversifies hotel accommodation
“beyond Manly, Palm Beach and the
beaches”, strengthening the tourism
economy;

broaden the range of night-time

activities and locations; and

e provides opportunities to minimise land
use conflict and prevent more sensitive
uses such as residential from sterilising
night-time opportunities in centres.

NSW Department of Planning, Housing and Infrastructure | PP-2024-1593 | 7



