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PLANNING PROPOSAL AUTHORITY 
RECORD OF DECISION PUBLIC MEETING, POST 
EXHIBITION AND FINALISATION 
STRATEGIC PLANNING PANEL OF THE 
SYDNEY NORTH PLANNING PANEL 

DATE OF DETERMINATION     8 December 2025 

DATE OF PANEL DECISION Thursday, 27 November 2025 

PANEL MEMBERS Peter Debnam (Chair), Juliet Grant, Alice Spizzo, Marcus Sainsbury and 
Graham Brown   

APOLOGIES None 

DECLARATIONS OF INTEREST None 

Public meeting held by Microsoft Team on 27 November 2025, opened at 1:36pm and closed at 2:57pm. 

PLANNING PROPOSAL 
PP-2024-1593 – Northen Beaches LGA – 29-31 Moore Road and 64 Undercliff Road, Freshwater (as described 
in Schedule 1). 

PANEL CONSIDERATION AND DECISION 
The Panel considered: the material listed at item 4, and the material presented at the briefing listed at item 5 
in Schedule 1.  

As the Planning Proposal Authority, the Panel determined to recommend to the Minister that the proposed 
instrument, as described in Schedule 1, should be made.  

The Panel’s decision was unanimous 

REASONS FOR THE DECISION 
The Panel concurred with the Department’s Post Exhibition Report that: 

• the planning proposal demonstrated strategic and site-specific merit;

• the conditions of the Gateway determination had been met;

• Council and community consultation had occurred in accordance with the Gateway determination;
and

• submissions raised had been adequately addressed by the Department and Proponent.

The Panel acknowledges Council’s request for: 

• a site-specific development control plan (DCP) to be required through a LEP provision; and

• the proposed Additional Permitted Use (APU) to be amended to provide a buffer between the
impacts of the pub operations on residential amenity on Undercliff Road.

The Panel considers that Council’s requested amendments are unnecessary, because: 

• proposed amendments to the APU reduce flexibility to respond to merit issues as part of the
development application process;

• heritage impacts can be addressed through future development application processes in accordance
with LEP clause 5.10 Heritage conservation; and

• existing DCP controls provide adequate regulation of built form.
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The Panel considers that the DCP is the responsibility of Council and they can initiate a site-specific DCP 
should they consider it necessary. 
 
CONSIDERATION OF COMMUNITY VIEWS 
In coming to its decision, the Panel considered written submissions during public exhibition and heard from 
all those wishing to address the Panel. The Panel notes that issues of concern included: 

• intensification of a commercial use in a residential area; 

• amenity and anti-social behaviour; 

• loss of residential accommodation at 64 Undercliff Road; 

• traffic, parking and access to public transport; 

• built form including height, scale, privacy, character and overshadowing;  

• stormwater infrastructure; 

• noise from events and smoking areas at the existing Harbord Hotel; 

• building design; and 

• building accessibility.  
 
The Panel considers that the concerns raised by the community have been adequately addressed in the 
Department’s Post-Exhibition Report and this Record of Decision.  

 
 

PANEL MEMBERS 

 
Peter Debnam (Chair)  

Juliet Grant  

 
Alice Spizzo 

 
Marcus Sainsbury  

 
Graham Brown   
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SCHEDULE 1 

1 PANEL REF – LGA – PLANNING 
PROPOSAL NO. – ADDRESS 

PP-2024-1593 – Northen Beaches LGA – 29-31 Moore Road and 64 
Undercliff Road, Freshwater 

2 LEP TO BE AMENDED Warringah Local Environmental Plan 2011 (WLEP 2011) 

3 PROPOSED INSTRUMENT 
The exhibited planning proposal seeks to amend Warringah Local 
Environmental Plan (LEP) 2011 to: 

• increase the size of an existing Additional Permitted Use for ‘pubs’ to 
include land at 64 Undercliff Road, Freshwater; and 

• allow ‘hotel and motel accommodation’ on the site as part of the 
amended APU. 
 

4 MATERIAL CONSIDERED BY 
THE PANEL 

• Department of Planning, Housing and Infrastructure Post-Exhibition 
Report, 18 November 2025 

• Previous decisions made by the Strategic Planning Panel of the Sydney 
North Planning Panel and previous reports prepared by the 
Department; Council Minutes and Council Officer Reports. 

• Written submissions including emails during public exhibition.  

• Total number of unique submissions received by way of objection: 54 

• Verbal submissions at the Panel’s public meeting 1:36pm – 2:57pm, 
27 November 2025: 

o Registered speakers: Ben Corser, Angus Guthrie (on behalf of 
the Friends of Freshwater Community Group), Andrew Kovacs, 
Kirsty Kovacs, Deanna Mastellone, Clr Kristyn Glanville, Viviene 
Stewart, Jordan Reizes, Mark Barnett, Heidi Worner, Melinda 
King and Ashwin Field. 

o On behalf of Northern Beaches Council: Rebecca Sio 

o On behalf of the proponent: Glen Piper (Landowner) and Michael 
Haynes (Boston Blyth Flemming Pty Ltd) 

5 SITE INSPECTIONS AND 
BRIEFINGS BY THE PANEL 

 

• Panel Briefing with Department of Planning, Housing & Infrastructure 
(DPHI): 12:30pm – 1:00pm, 27 November 2025 
o Panel members: Peter Debnam (Chair), Juliet Grant, Alice Spizzo, 

Marcus Sainsbury and Graham Brown   
o DPHI staff: Louise McMahon, Alexander Galea, Ayva Hamed, 

Angela Hynes and Robert Snelling 
o Key Issues discussed included:  

• Amenity and ant-social behavior;  

• Traffic and parking; 

• Built form; and  

• Community and Council submissions.   
 

• Panel Determination: 2:57pm – 3:03pm, 27 November 2025 
o Panel members: Peter Debnam (Chair), Juliet Grant, Alice Spizzo, 

Marcus Sainsbury and Graham Brown   
o DPHI staff: Louise McMahon, Alexander Galea, Ayva Hamed, 

Angela Hynes and Robert Snelling  

 


