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18" September 2025

Department of Planning, Housing and Infrastructure
4 Parramatta Square, 12 Darcy Street
Parramatta NSW 2150

Attention: Ayva Hamed — Planning Officer, Planning Proposal Authority

Dear Ms Hamed,

PP-2024-1593
Response to exhibition submissions
29 — 31 Moore Road and 64 Undercliff Road, Freshwater

Reference is made to the 85 submissions received from the community in
response to the formal exhibition of the subject planning proposal. Each
submission has been summarised and responded to in the spreadsheet
accompanying this response (Attachment 1). In relation to the 85 registered
submissions, we confirm the following:

e 29 submissions indicated unconditional support for the planning proposal,

e 1 submission indicated conditional support for the planning proposal (SUB-
12372)

e 52 submissions were in objection to the planning proposal

e 3 submissions were duplicates of previous submissions (SUB - 12223,
SUB-12224 and SUB-12476).

We also attach a NSW Coastal Guideline Design Checklist as discussed within
the response spreadsheet (Attachment 2).

We also respond to the submission made by Northern Beaches Council as
follows.

The preparation of a site-specific development control plan

A site-specific development control plan should be prepared addressing the built form,
heritage and amenity impacts should be prepared for the site before development
consent is granted. It is recommended that this is specified in any amendment to the
Warringah Local Environment Plan 2011.



Response: We confirm that there have been no discussions with Council in
relation to site-specific DCP controls other than the suggestion that such controls
are required.

We do not consider a site-specific development control plan to be necessary to
ensure the orderly development of the land and accordingly do not agree that
such a provision should be incorporated into Warringah LEP 2011 (WLEP).

In forming this opinion, we note that any future development application will need
to be assessed against the clause 5.10 WLEP heritage conservation provisions
which apply to the land given that it is occupied by the heritage listed Harbord
Hotel. Pursuant to clause 5.10(4) WLEP the consent authority must, before
granting consent under this clause in respect of a heritage item or heritage
conservation area, consider the effect of the proposed development on the
heritage significance of the item or area concerned.

The acceptability of the planning proposal having regard to the clause 5.10(4)
WLEP provisions and the heritage significance of the existing hotel building is
detailed in the Heritage Impact Statement submitted in support of the planning
proposal. Under such circumstances, a site-specific DCP in relation to heritage
considerations is unnecessary.

In relation to building form, we note that no change is proposed to the 8.5m
building height standard applying to development on the land pursuant to clause
4.3 WLEP. Similarly, no change is proposed to the existing built form controls
applying to development on the land pursuant to Warringah Development Control
Plan (WDCP) and which were effectively applied by Council to recent
development applications involving Harbord Hotel (DA2021/1620, DA2020/0468
and DA2015/0061).

In this regard, WDCP already contains the following built form controls which will
apply to any development application proposing hotel accommodation on the site:

Clause B1 - Wall height

Clause B2 - Number of storeys

Clause B3 - Side boundary envelope
Clause B4 - Site coverage

Clause B5 - Side boundary setbacks
Clause B6 - Front boundary setbacks
Clause D9 - Building bulk

Clause D10 - Building colours and materials
Clause D11 - Roofs

Clause D13 - Front fences and front walls
Clause D14 - Site facilities

Clause D15 - Side and rear fences

Clause D16 - Swimming pools and spas
Clause D18 - Accessibility and adaptability



In relation to residential amenity impact considerations WDCP already contains
the following controls:

Clause D3 - Noise

Clause D6 - Access to sunlight
Clause D7 - Views

Clause D8 - Privacy

Clause D12 - Glare and reflection
Clause D20 — Safety and security

Under such circumstances, we do not consider a site-specific development
control plan to be necessary to ensure the orderly development of the land in
relation to building form, heritage and amenity impacts given the provisions
already contained within WLEP and WDCP.

Restriction on the extent of the proposed additional permissible uses

The extent of the proposed additional permitted uses should be limited as illustrated in
the figure below. The configuration illustrated below would allow for the uses and layout
proposed by the Applicant in PP Annexure 2 - Architectural Plans, and establishes a
buffer between the impacts of the pub operations on residential amenity on Undercliff
Rd. This also addresses concerns raised by the community related to noise impacts
from the existing pub operations.

- Hotel or motel accomodation
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Response: The introduction of an additional permissible use for pubs and hotel

accommodation on Lot 6, Section 1, DP 7022 (64 Undercliff Road) and for hotel
accommodation across the entire site facilitates the orderly development of the

land noting that it is intended that both uses utilise a consolidated basement for
access, parking and servicing. This requires both uses to be permissible across
the whole development site including Lot 6, Section 1, DP 7022.

Council’s request to exclude pubs from Lot 6, Section 1, DP 7022 and motel
accommodation from the footprint of the existing hotel building and area occupied
by the eastern driveway will prevent 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. Such
outcome would prevent the orderly development of the land and would not in our
opinion serve any proper planning purpose given the built form standards and
land use controls already incorporated within WLEP and WDCP.

Please not hesitate to contact me to discuss any aspect of this submission
response.

Yours faithfully
Boston Blyth Fleming Town Planners

S

Greg Boston

B Urb & Reg Plan (UNE) MPIA
B Env Hith (UWS)
Director

Attachment 1 Response summary spreadsheet (circulated separately)
Attachment 2 NSW Coastal Guideline Design Checklist



