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Importance: High

Good afternoon Adam,
 
We refer to the above matter deferred by the Northern Beaches Local Planning Panel (NBLPP)  at

its meeting of 15th December 2021.
 
Please find attached a considered response to the additional information sought by the NBLPP.
This submission contains a following documentation
 

Response to minutes/Supplementary Statement of Environmental Effects
Attachment 1 - Current Liquor Licence
Attachment 2 - Existing premises patron capacity advice prepared by Trevor R Howse
Attachment 3 - Patron distribution plan
Attachment 4 - Transport modes surveys prepared by Colston Budd Rogers and Kaffes Pty
Limited
Attachment 5 - Acoustic Compliance Report prepared by AKA Acoustics

 
This Attachment is accessed via the following link:
https://www.dropbox.com/t/EUmed02sE7iTdlUV
 

Attachment 6 - Updated Plan of Management
Attachment 7 - Amended site plan

 
We also request a wording change to draft condition 36 to reflect the content of the updated Plan
of Management namely:
 

36.          Provision of courtesy bus for patrons
 
1)                                     The venue will provide a courtesy bus service in its peak periods on a Friday &
Saturday night. The service will commence from 9pm until 12am and will drop off guests at Manly,
Dee Why or Brookvale at their request.
2)                                     The courtesy bus service will also be provided on special event days and any
other days it is deemed necessary.
Can you please forward this response email and attached documentation to the NBLPP for its
consideration.  
 
Please do not hesitate to contact me to discuss any aspect of this submission.
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10th February 2022    
 
 
The General Manager  
Northern Beaches Council  
PO Box 82 
Manly NSW 1655 
 
Attention: The Chairperson - Northern Beaches Local Planning Panel    
 
 
Dear Chairperson, 
 
Development Application DA2021/1620  
Response to minutes/ Supplementary Statement of Environmental Effects 
Alterations and additions to an existing pub (Harbord Hotel)  
29 and 31 Moore Road, Freshwater  
 
Reference is made to the minutes of the Northern Beaches Local Planning Panel 
(NBLPP) meeting of 15th December 2021 in which the Panel resolved to defer the 
determination of the application to allow the provision of the following information: 
 
1.  Details of the assumption that the baseline patronage figure for the hotel is 


820 patrons, including dimensioned plans showing the number of people 
per area measured. 


 
2.  Undertake at least four surveys in the month of January 2022 which 


document patronage that typifies peak and non-peak patronage of the 
hotel and the uses that are occurring e.g. live music, functions etc. 


 
3.  Undertake at least one traffic and parking survey on an evening where 


there is an event or function being held. The survey shall include the travel 
modes of the patrons attending. 


 
4.  An amended acoustic report that addresses all noise generation sources 


from the operations of the hotel, including the existing use of the ground 
floor and all outdoor areas. The measurement of noise generated by 
existing use is to be undertaken on the same night as point number three. 
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5.  An amended Plan of Management that addresses the operational 
requirements of the hotel given the updated specialist reports, particularly 
the amended noise assessment report and the introduction of live music. 
The Plan of Management shall include but is not limited to: 


 
-  the matters in condition 26 of the assessment report (page 50 of the 


agenda. 
-  hours of operation for particular areas 
- specific security arrangements e.g. number of bouncers 
-  details of live music, functions and entertainment, including outdoor 


areas and the use of PA systems 
-  management of patron travel, including a dedicated pick up and 


drop off point. 
 
6.  Detail how the use of the “recording studio” is ancillary to the pub use.  
 
7.  Amended plans which clearly indicate and dimension the proposed new 


work, including additional car parking. 
 


These minutes anticipated the Harbord Hotel (the Hotel) being capable of 
operating at a patronage level that typified peak patronage at least 4 times during 
the Xmas/ New Year/ Australia Day holiday period which is typically the busiest 
trading period for the Hotel. At the time of the NBLPP meeting the Hotel also 
anticipated being able to maximise patronage levels during this period. 
 
We note that the publishing of NBLPP meeting minutes coincided with a surge in 
Covid-19 Omricon variant cases throughout Sydney with the Hotel directly 
impacted through a quick and significant reduction in patronage and increased 
Covid positive patrons and staff. This culminated in the premises being closed 
between 5th and 12th January following an outbreak within the Hotel during a 
ticketed New Year Day (NYD) event.   
 
Prior to the NYD event the NSW Government restrictions were changed to a 
maximum of 2 persons per sqm of floor space indoors with unrestricted numbers 
remaining in outdoor settings. The Hotel’s capacity under these restrictions was 
350 persons inside and 250 persons outside being a total of 600 patrons with all 
600 available tickets sold prior to the event. It is widely accepted that the latest 
Covid-19 wave had a significant impact on the confidence of patrons and 
consequently the hospitality industry generally with the public avoiding densely 
populated settings during this period. This was demonstrated in only 305 patrons 
ultimately attending the NYE event with the remaining 295 patrons not attending 
due to the risk of the evolving Covid-19 situation. 
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As a consequence of the above, there was no ability for the Hotel to reach peak 
trading capacity as requested by the NBLPP through no fault of their own. That 
said, additional traffic and parking surveys and acoustic testing was able to occur 
during January as detailed within this submission with such data providing 
valuable feedback in relation to the performance of the existing and proposed 
acoustic attenuation measures and data in relation to the travel modes of 
patrons. 
 
Such data confirms that the existing and proposed acoustic attenuation measures 
will ensure compliance with the applicable noise criteria with the additional patron 
travel mode data aligning with that contained within the original traffic and parking 
assessment which supported a maximum patron capacity of 900 patrons.  
 
The last 2 years have been extremely difficult for our client in relation to trading 
capacity and hotel revenue however they have taken the opportunity to use the 
drop in patron numbers and forced closure periods to undertake significant works 
to the ground floor area of the existing hotel to bring it up to standard in relation to 
acoustic performance and to provide an enhanced experience for patrons in 
terms of amenities and food and beverage offerings. In this regard, they are 
extremely motivated to secure a consent without further delay such that works 
can commence on the first floor and attic level additions proposed whilst patron 
numbers remain low. 
 
It would appear from the Council assessment report and the resultant NBLPP 
minutes that there is no fundamental concern in relation to the physical works 
proposed to the existing hotel premises and to that extent my clients are hoping 
to see a resolution in relation to patron numbers notwithstanding the inability to 
achieve the peak patron numbers proposed for the reasons outlined. 
 
Patron numbers have a direct impact on the financial viability of the works 
undertaken to date within the ground floor area of the Hotel and those proposed 
by the current application in circumstances where the Hotel was purchased 
without any restriction on patron numbers other than those prescribed through 
compliance with the BCA in terms of egress widths and bathroom facilities. The 
patron surveys clearly demonstrate that the pub relies on increase patronage 
over weekend, holiday and special event days to maintain its financial viability 
with patron numbers mid-week significantly less due to the nature of the use.  
 
An option available to the NBLPP is to grant development consent to the 
application with a patron capacity of 870 persons as recommended by Council 
staff for a trial period of 12 months after which patron numbers will default to a 
maximum of 800 unless a modification application is submitted to Council for 
consideration prior to the expiration of the trial period. We note that the default 
patron capacity is 100 patrons less than that supported in the original traffic and 
parking report.  
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The trial period will facilitate an assessment in relation to the acceptability the 
proposed peak patron numbers in relation to acoustic and traffic/parking 
performance outcomes and enable the approved Plan of Management to be 
tested in relation to the operational characteristics of the development including 
the complaints reporting resolution mechanism. 
 
We believe that such outcome would facilitate the orderly and economic use and 
development of the land without further delay and would provide an appropriate 
opportunity for the proposed peak patron numbers to be tested. This is the 
mechanism frequently adopted by the Land and Environment Court in relation to 
patron numbers and associated acoustic and parking implications relating to 
Licensed premises.  
 
We respond to the particulars contained within the minutes of the NBLPP 
meeting as follows:  
 


1. Details of the assumption that the baseline patronage figure for the 
hotel is 820 patrons, including dimensioned plans showing the number 
of people per area measured. 


 
Response: As detailed in our email to Council of 15th December 2021, the 
existing Liquor Licenses does not impose a restriction on patron numbers. Advice 
received from Trevor R Howse, dated 29th August 2021, identified a maximum 
capacity for the existing building, based on BCA compliant egress widths and 
toilet facilities, of 570 persons within the building and 250 persons external to the 
building (beer garden) being a total of 820 persons on the premises. A copy of 
the current liquor licence and advice from Trevor R Howse are at Attachments 1 
and 2. 
 
This report was used to inform the patron numbers identified within the traffic and 
parking report and which form a component of the current application. The 
proposed first floor additions will enable the same number of patrons to be 
spread out across a larger area within the premises with the additional sanitary 
facilities and car parking proposed as a component of the applicant facilitating an 
additional 50 patrons on-site facilitating a total maximum venue population of 
870. 
 
The accompanying plan (Attachment 3) shows the overall distribution of the 820 
patrons within the existing ground floor area of the premises reflecting a patron 
capacity of 1.24 patrons per square metres of publicly accessible floor space.   
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2. Undertake at least four surveys in the month of January 2022 which 
document patronage that typifies peak and non-peak patronage of the 
hotel and the uses that are occurring e.g. live music, functions etc. 


 
Response: In accordance with this requirement, patron number surveys were 
undertaken by Colston Budd Rogers & Kaffes Pty Limited (the traffic consultant) 
on 1st, 18th, 26th and 31st January 2022 with such surveys incorporating a NYD 
event for which 600 tickets were pre-sold being the Covid-19 restricted 2 person 
per sqm capacity. Unfortunately, only 305 guests ultimately attended with the 
remaining 295 guests not attending the event due to the risk of the evolving 
Covid-19 situation. The additional traffic and parking surveys are contained within 
the report prepared by the traffic consultant at Attachment 4. 
 
In this regard, the 4 patron surveys undertaken during the month of January 2022 
certainly did not typify the peak and nonpeak patronage of the hotel due to the 
risk of the evolving Covid-19 situation.  
 


3. Undertake at least one traffic and parking survey on an evening where 
there is an event or function being held. The survey shall include the 
travel modes of the patrons attending. 


 
Response: Additional traffic and parking surveys were undertaken on 1 January 
2022 coinciding with a ticketed NYD event which such surveys contained within 
the report prepared by the traffic consultant at Attachment 4. Although patron 
numbers were significantly less than the 600 pre-sold tickets such event provided 
comparative data in relation to patron travel modes. 
 
The additional patron travel mode data aligned with that contained within the 
original traffic and parking assessment report which supported a maximum patron 
capacity of 900 patrons.  
 


4. An amended acoustic report that addresses all noise generation 
sources from the operations of the hotel, including the existing use of 
the ground floor and all outdoor areas. The measurement of noise 
generated by existing use is to be undertaken on the same night as 
point number three. 


 
The accompanying Acoustic Compliance Report (the acoustic report) prepared 
by AKA Acoustics details the acoustic performance of the premises during the 
NYD event. We note that a peak capacity of 200 patrons within the front 
courtyard was reached approximately 4:55pm during the event being reflective of 
the 250 patrons anticipated within the front courtyard area by the subject 
application. This report is at Attachment 5. 
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We note that the acoustic report contains a number of suggested mitigation 
strategies to ensure compliance with the applicable noise criteria with such 
strategies already proposed as a component of the subject application. No 
objection is raised to a suitably worded condition requiring compliance with the 
recommendations contained within the acoustic report it being noted that 
compliance with the strategies and recommendations contained within such 
report has been referenced in the updated Plan of Management (PoM). 
 


5.  An amended Plan of Management that addresses the operational 
requirements of the hotel given the updated specialist reports, 
particularly the amended noise assessment report and the introduction 
of live music. The Plan of Management shall include but is not limited to: 


 
-  the matters in condition 26 of the assessment report (page 50 of 


the agenda. 
-  hours of operation for particular areas 
- specific security arrangements e.g. number of bouncers 
-  details of live music, functions and entertainment, including 


outdoor areas and the use of PA systems 
-  management of patron travel, including a dedicated pick up and 


drop off point. 
 
Response: This submission is accompanied by an updated PoM dated January 
2022 which addresses the matters identified in condition 26 of the Council 
assessment report and the additional matters outlined above. A copy of this plan 
of management is at Attachment 6. We note that in relation to a dedicated pick up 
and drop off point an application is currently being prepared for consideration by 
the Northern Beaches Council Traffic Committee seeking a dedicated patron pick 
up and drop off area adjacent to the Charles Street frontage.  
  


6.       Detail how the use of the “recording studio” is ancillary to the pub use. 
 
Response: The application proposes alterations, additions and the fit out of the 
existing attic level of the building to accommodate bar/function and recording 
studio floor space and associated amenities. The equipment contained within the 
proposed recording studio will be supplied by the Hotel with this space able to be 
hired out for casual use by local recording artists who, like the balance of the 
patrons within the premises, will be able to take advantage of available food and 
beverage offerings. This space is no different to other spaces within the premises 
available for casual hiring by patrons of the Hotel.  
 
Planning Circular PS 13-001 prepared by New South Wales Planning and 
Infrastructure provides assistance as to how to categorise development. It 
indicates that an ancillary uses a use that is subordinate or subservient to the 
dominant purpose.  
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In this regard, we note that the recording studio and associated audio desk have 
a small and constrained floor area representing approximately 20% of the total 
attic level floor space with access to these facilities only available through the 
main entrances and circulation spaces of the Hotel during the normal operating 
hours of the premises. Patrons occupying the attic level bar and lounge are able 
to watch and listen to musicians utilising the recording studio consistent with that 
which currently occurs in the existing Hotel premises when live music is offered.  
 
Accordingly, such use is appropriately described as subordinate or subservient to 
the dominant purpose, ancillary and incidental to the existing hotel/pub use and 
therefore permissible with consent. 
  


7. Amended plans which clearly indicate and dimension the proposed 
new work, including additional car parking. 


 
Response: We have reviewed the Architectural plans and associated detailing in 
relation to the nomination of proposed new works including the additional car 
parking spaces proposed. We note that demolition plan DA-A01-001(B) clearly 
depicts the extent of demolition works proposed at first floor level and the building 
fabric proposed for retention. 
 
In relation to proposed works we note that First Floor plan DA-D01-011(B) and 
Upper Floor plan DA-D02-011 depict the proposed internal works which are all 
located within the existing building footprint with the exception of the proposed 
additions to accommodate the stair and lift access to the upper level. The various 
gridlines are clearly dimensioned and provide sufficient reference to obtain a 
clear understanding as to the internal layout and function of the spaces proposed. 
We note that final design detailing of the proposed works will be provided at 
Construction Certificate stage, as is ordinarily the case, to ensure compliance 
with the relevant provisions of the BCA. In relation to car parking, this submission 
is accompanied by an amended site plan which clearly nominates the location 
and dimension of the 8 additional car parking spaces proposed.  
 
This response clearly demonstrates the concerted effort made by our client and 
its consultant team to satisfy the minutes of the NBLPP notwithstanding the 
exceptionally challenging circumstances arising as a consequence of the latest 
Covid-19 Omricon variant wave. Under such circumstances we trust that this 
response document provides the panel members with the necessary comfort to 
endorse the recommendation for approval of the application by Council staff 
subject to a trial period in the terms as outlined. 
 
Should the NBLPP have any residual concerns in relation to the application we 
would respectfully request an opportunity to discuss such concerns with the panel 
members prior to the determination of the application given the significant 
financial implications associated with any further delay in relation to the 
favourable determination of the application. 
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Please do not hesitate to contact me to discuss any aspect of this submission. 
 
Yours sincerely  


Boston Blyth Fleming Town Planners 


 


Greg Boston 


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








Key liquor licence details recorded as at 10 March 2021
Licence number: LIQH400102917


Licence name: Harbord Beach Hotel


Licence type: Liquor - hotel licence


Licence sub-type: Full hotel


Licence status: Current


Duration: Unlimited duration


Licence start date: 29/04/1957


Licence expiry date:


Consumption on premises


Day Start Time End Time Start Date End Date


Monday 05:00 AM - 12:00 midnight 01/07/2008


Tuesday 05:00 AM - 12:00 midnight 01/07/2008


Authorisations
Name: Extended trading authorisation Start date: 01/07/2008


Name: Minors area authorisation Start date: 01/07/2008


Premises
Address: Moore Rd & Charles St FRESHWATER NSW 2096


Phone number: 02 9905 3434 Fax number:


Email address:


Website: www.harbordbeachhotel.com.au


LGA: Northern Beaches Council


ABS SLA: Freshwater - Brookvale


Start date: 29/04/1957


Trading Hours


Licensee


Title: Mr


Surname: Ternes


Given name: Michael


Middle name: Christopher


Website:


Phone - daytime:


Mobile: 0413 231 320 Fax number:


Email address michael@hbh.net.au


Start date: 11/02/2020


contact.us@liquorandgaming.nsw.gov.au
www.liquorandgaming.nsw.gov.au
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Wednesday 05:00 AM - 12:00 midnight 01/07/2008


Thursday 05:00 AM - 12:00 midnight 01/07/2008


Friday 05:00 AM - 12:00 midnight 01/07/2008


Saturday 05:00 AM - 12:00 midnight 01/07/2008


Sunday 10:00 AM - 12:00 midnight 01/07/2008


Take away


Day Start Time End Time Start Date End Date


Monday 05:00 AM - 12:00 midnight 01/07/2008


Tuesday 05:00 AM - 12:00 midnight 01/07/2008


Wednesday 05:00 AM - 12:00 midnight 01/07/2008


Thursday 05:00 AM - 12:00 midnight 01/07/2008


Friday 05:00 AM - 12:00 midnight 01/07/2008


Saturday 05:00 AM - 12:00 midnight 01/07/2008


Sunday 10:00 AM - 12:00 midnight 01/07/2008


Conditions
Licence conditions imposed by the Liquor Act and Regulation apply.  To view a copy of these conditions, go to 
www.liquorandgaming.nsw.gov.au. 


Additional licence conditions.


Condition type: Condition Condition source: Liquor Act 2007


Reference: 101


Condition: Consumption on premises
Good Friday              12:00 noon   -   10:00 PM
Christmas Day          12:00 noon   -   10:00 PM (liquor can only be served with or ancillary
                                                                            to a meal in a dining area)
December 31st         Normal opening time until normal closing time or 2:00 AM on 
                                 New Year's Day, whichever is the later


Note: Trading is also allowed after midnight into the early morning of Good Friday and 
Christmas Day if authorised by an extended trading authorisation. Trading must cease at
the time specified under the authorisation. The latest time that can be specified is 5:00 AM.


Start date: 28/10/2009


Condition type: Condition Condition source: Liquor Act 2007


Reference: 120


Condition: Take away sales
Good Friday               Not permitted
Christmas Day           Not permitted
December 31st          Normal trading


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 200


Condition: An acoustic expert shall be engaged to determine what noise attenuation od necessary to ensure 
that noise levels within the premises do not exceed those that will ensure that the condition 220 is 
complied with.
The licensee is to supply a timetable for implementation of any noise attenuation work which is 
recommended.
A copy of the report is to be served on the complainant and the Authority.


Start date: 01/07/2008
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Condition type: Condition Condition source: Authority


Reference: 210


Condition: The LA10 noise level emitted from the licensed premises shall not exceed the background noise 
level in any Octave Band Centre (31.5Hz - 8kHz inclusive) by more than 5dB between 07:00 am 
and 12:00 midnight at the boundary of any affected residence.
The LA10 noise level emitted from the licensed premises shall not exceed the background noise 
level in any Octave Band Centre Frequency (31.5Hz - 8Khz inclusive) between 12:00 midnight 
and 07:00 am at the boundary of any affected residence.
Notwithstanding compliance with the above, the noise from the licensed premises shall not be 
audible within any habitable room in any residential premises between the hours of 12:00 midnight 
and 07:00 am.
Interior noise levels which, although restricted in accordance with the above condition, still exceed 
safe hearings levels are in no way supported or condoned by the Authority.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 220


Condition: Staff are to be advised that any complaints received by them are to be brought to the attention of 
the licensee or the duty manager immediately.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 230


Condition: All reasonable steps will be taken to stop patrons taking open containers of any liquid or drinking 
vessels off the premises.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 240


Condition: Three (3) licensed and uniformed security personnel are to be engaged on Friday and Saturday 
and two (2) on Thursday and Sunday to patrol the area in the vicinity of the premises, to ensure 
that patrons of the premises do not loiter or linger in the area or cause nuisance or annoyance to 
the neighbourhood.
Patrols are to commence at 08:00 pm and continue until one (1) hour after the premises has 
ceased trading or until the last patron has left the vicinity of the hotel.
Security will clean up any glassware left in the vicinity of the premises.
At least one (1) mobile phone number will be given to the residents so that they can contact the 
security officers direct if the need arises.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 270


Condition: No party to the complaint proceedings is to make known to any other person not being a party, the 
names or addresses of any other party in the proceedings; in particular, no patron of the premises 
is to be informed either directly or indirectly of the identity or location of any complainant.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 280


Condition: The licensee should respond to any furher complaints, made to herself or her employees, by 
residents in a sympathetic and effective manner.
The residents will be asked to notify the licensee or her employees directly of any further 
complaints. Should any complaint not be resolved to the satisfaction of the complainant, he or she 
should notify the local Police as soon as practicable.


Start date: 01/07/2008
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Business owner
Organisation name: HARBORD HOTEL OPERATIONS PTY LTD


ABN: ACN: 618 782 737


Phone - daytime: (02)99399349 Fax number:


Email address: glenn@meridianaustralia.com.au


Website:


Business address: 618 Bourke Street SURRY HILLS NSW 2010


Postal address: 618 Bourke Street SURRY HILLS NSW 2010


Start date: 11/02/2020


Premises owner
Organisation name: HARBORD HOTEL HOLDINGS PTY LTD


ABN: ACN: 630 654 769


Phone - daytime: (02)99393249 Fax number:


Email address: glenn@meridianaustralia.com.au


Website:


Business address: 618 Bourke Street SURRY HILLS NSW 2010


Postal address: 618 Bourke Street SURRY HILLS NSW 2010


Start date: 11/02/2020


Condition type: Condition Condition source: Authority


Reference: 290


Condition: All patrons are to be off the premises within fifteen (15) minutes of the cesation of the authorised 
trading hours with the exception of patrons waiting inside the hotel (other than in any restricted 
area) for collection by a taxi or courtesy bus.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Reference: 300


Condition: Whenever entertainment is being conducted on the premises the windows on the western side of 
the hotel are to be key locked at 09:00 pm.


Start date: 01/07/2008


Condition type: Condition Condition source: Authority


Applies to: Minors area authorisation


Reference: 3000


Condition: Area: Whole of the licensed premises excluding the gaming rooms.


Start date: 09/03/2021


Gaming machine details


LGA classification: Metropolitan


Band: 1


Gaming machine threshold: 27


Gaming machine entitlements: 22


Poker machine permits: 5


Maximum gaming machine authorisations allowed: 27


There are no current quotas for this licence
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This licence is subject to a risk-based fee, payable annually.  If the fee is not paid on time, the licence will be suspended 
or cancelled.  Visit https://www.onegov.nsw.gov.au/licencecheck to find out the status of the licence.


Gaming machine shutdown hours


Day Start Time End Time


Monday 04:00 AM - 10:00 AM


Tuesday 04:00 AM - 10:00 AM


Wednesday 04:00 AM - 10:00 AM


Thursday 04:00 AM - 10:00 AM


Friday 04:00 AM - 10:00 AM


Saturday 04:00 AM - 10:00 AM


Sunday 04:00 AM - 10:00 AM


Public holiday 04:00 AM - 10:00 AM
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29 August, 2021 


 


Our ref: J20073-5(r) 
 
 
Meridian Australia  
618 Bourke Street 
SURRY HILLS  NSW  2010 


Email: glenn@meridianaustralia.com.au 
Attention: Mr Glenn Piper 


 
Dear Glenn, 


RE: Harbord Hotel 
Ground floor population load 


 


 
 
Introduction 
 
Reference is made to the recent discussions held with the undersigned by yourself and Ms 
Sophie Harris of Alexander & Co. regarding the acceptability of the proposed population load 
within the ground floor space. 
 
From these discussions, and the marked-up floor plan provided to our office via email 
correspondence of 25 August, 2021, it is understood that – 
 


 It is proposed to accommodate a population load at ground floor level of 820 persons 
 


 This population load shall be dispersed across the ground floor level as follows – 
 


(a) 250 persons within the external, open-air beer garden on the north-western side of 
the building; 
 


(b) 300 persons within the main bar; 
 


(c) 200 persons within the restaurant; and 
 


(d) 70 persons within the lounge area. 
  


 The population load shall only be accommodated at times when the remainder of the 
Hotel is not otherwise occupied (thereby allowing access to sanitary facilities contained 
within those above ground floors). 


 
On the basis of the above, this correspondence has been prepared to summarise the result 
of an assessment of this proposal against the applicable exit width and sanitary facility 
number provisions of the building code. 
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Assessment Basis 
 
The content of this correspondence is based upon – 
 


 Clause D1.6 and F2.3 of the National Construction Code 2019 Volume 1, Amendment 1 
(NCC 2019); 
 


 Marked up-up ground floor plan provided by the project architect via email 
correspondence on 25 August, 2021. 


 
 
Assessment 
 


 Exit widths 
 
Noting that the ground floor space (and entire building for that matter) is not an 
entertainment venue as defined by the EP&A Regulation, Clause D1.6 requires the 
provision of 6500-mm of aggregate exit width to serve a population load of 820 persons. 
 
HOWEVER, it is important to note that only 570 persons are desired within the building 
as a load of 250 persons is sought in an external area (beer garden) that qualifies as 
“open space” under the NCC 2019 definition of such. 
 
A population load of only 570 persons inside the building within the ground floor requires 
only an aggregate exit width of 4500-mm. 
 
With reference to the ground floor plan D00-001 A, the following exits and clear widths 
are denoted – 
 
(a) Exit in north-east elevation, from airlock to open space – 1155-mm [1] 


 
(b) Exit in north-west elevation, from the lounge to open space – 990-mm 


 


(c) Exit in the south elevation, from the hallway (adj. lift) to open space – 1180-mm 
 


(d) Exit in the south-east elevation, from the restaurant to open space – 1210-mm [1] 
 
These exits provide an aggregate exit width of 4535-mm, which accommodates an 
internal population load of 575 persons. 


  


                                                           
1
 Whilst the exit door has a clear width of 1695-mm, the subsequent accessway which connects this 


exit door to the street (via the stairway) has a limiting width of 1155-mm. 
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 Sanitary facilities 
 


In accordance with Clause F2.3 of NCC 2019, a population load of 820 persons, using 
an equal ratio of male to female (i.e. 410 male and 410 female), require access to the 
following number of sanitary facilities – 
 
(a) Male 


 
1. Water closets  – 3 
2. Urinals   – 7 
3. Wash basins  – 4 
 


(b) Female 
 


1. Water closets  – 8 
2. Wash basins  – 4 


 
With reference to architectural plan D00-001 A, the ground floor space is depicting as 
having the following sanitary facilities – 
 
(a) Male 


 
1. Water closets  – 2 
2. Urinals   – 5 
3. Wash basins  – 2 
 


(b) Female 
 
1. Water closets  – 4 
2. Wash basins  – 3 
 


(c) Accessible 
 


1. Water closets  – 1 
2. Wash basins  – 1 
 


(d) Un-allocated [2] 
 


1. Water closets  – 2 
2. Wash basins  – 2 


 
 
In the knowledge that Clause F2.2 in NCC 2019 allows the accessible toilet to be 
counted once for both sexes, and assuming that the two ‘un-allocated’ cubicles (WC pan 
and wash basin) are designated “female”, the following table summarises the ‘required’ 
and ‘actual’ numbers – 


 
  


                                                           
2
 Two single WC and wash basin enclosures exist on the ground floor plan – one adjacent the 


proposed lift, and the other adjacent to the accessible toilet in the lounge area. 
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 Required Actual Deficiency / 
Surplus 


 Male Female Male Female Male Female 


WC’s 3 8 3 7 – -1 


Urinals 7 – 5 – -2 – 


Washbasins 4 4 3 6 -1 +2 


 
 


Notwithstanding the WC (female), urinal (male) and wash basin (male) numbers 
deficiency in the ground floor calculation, it is noted that the architectural floor plan for 
level 1 (D00-011 A) depicts the provision of the following sanitary facility numbers – 
 
(a) Male 


 
1. Water closets  – 2 
2. Urinals   – 5 
3. Wash basins  – 3 
 


(b) Female 
 
1. Water closets  – 5 
2. Wash basins  – 2 
 


(c) Accessible 
 


1. Water closets  – 1 
2. Wash basins  – 1 


 
These facility numbers easily cover the shortfall present within the ground floor for the 
desired 820 persons. And, as mentioned previously, it is understood that these facilities 
shall be available to the ground floor occupants as this and other levels shall not be 
occupied at the time of events within the ground floor having 820 persons. 


 
 
Conclusion 
 
On the basis of the above assessment, and subject to the maintenance of the parameters 
and inputs mentioned, compliance for exits and sanitary facilities can be achieved for the 
desired population. 
 
 
Yours faithfully, 


 
 
 
 


Hayden L Howse 
For Trevor R Howse Pty Limited 
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Harbord Hotel Holdings Pty Ltd 


c/- Alexander & Co. 


Alexander House 


63 Brisbane Street 


BONDI JUNCTION   NSW   2022 


 


Attention: Sophie Harris and Glenn Piper 


Email:  sophie@alexanderand.co 


 


Dear Madam and Sir, 


 


RE:  JANUARY 2022 PATRONAGE SURVEYS FOR HARBORD HOTEL 


 


1. As requested, we are writing regarding the following information requested by 


the planning panel in relation to the above development: 


 


Undertake at least four surveys in the month of January 2022 which document patronage 


that typifies peak and non-peak patronage of the hotel and the uses that are occurring e.g. 


live music, functions etc. 


 


Undertake at least one traffic and parking survey on an evening where there is an event or 


function being held.  The survey shall include the travel modes of the patrons attending. 


 


2. We have previously prepared a letter, dated 20 April 2021, which was 


submitted in association with the development application for the proposed 


hotel refurbishment.  That letter included results of surveys undertaken in 


February 2020.  A copy of that letter is attached. 


 


3. We have undertaken additional surveys on the following days: 


 


o 1 January 2022 (when a New Year’s Day event was held at the hotel); 


o 18 January 2022; 


o 26 January 2022 (Australia Day); and 


o 31 January 2022. 


 


4. The surveys counted the number of patrons in the hotel on these days.  The 


New Year’s Day survey also included travel mode surveys. 
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5. The number of patrons in the hotel on the four survey days is summarised in 


Table 1. 


 


Table 1: Number of patrons in hotel 


 Date 


Time 1 January 18 January 26 January 31 January 


1:00 pm 87 16 339 56 


3:00 158 14 320 7 


5:00 305 23 216 42 


7:00 274 59 228 63 


9:00 199    


 


6. An event was held on New Year’s Day.  Hotel management advised that the 


peak numbers of some 305 and 340 people on 1 and 26 January respectively 


were less than other years due to COVID-19 factors. 


 


7. By comparison, previous surveys undertaken by ourselves in February 2020 


found some 550 patrons in the hotel. 


 


8. The hotel patron travel mode survey results for 1 January are summarized in 


Table 2, which also includes our previous surveys in 2020. 


 


Table 2: Travel modes of hotel patrons 


 Date 


Travel mode 28 February 2020 1 January 2022 29 February 2020 


Car 47% 34% 12% 


Walk 39% 29% 49% 


Taxi/ride share 10% 27% 33% 


Bus 2% 3% 1% 


Dropped off/other 2% 7% 5% 


Peak patronage 120 305 549 


 


9. Table 1 shows that on 1 January 2022, some 34 per cent of people came to the 


hotel by car, 29 per cent walked and some 37 per cent came by taxi, ride 


share, bus or other mode. 


 


10. Table 2 also includes the peak patronage on each survey day.  As patronage 


numbers increase, the proportion of people travelling by car reduces, and the 


proportion of people walking or using taxis/ride share/public transport 


increases. 


 


11. The surveys also found average car occupancies of 1.53, 1.98 and 2.07 people 


on 28 and 29 February 2020 and 1 January 2022 respectively. 


 


12. Hotel staff survey results are summarized in Table 3.  The higher number of 


employees on 1 January 2022 reflects a higher attendance had been expected.  


As noted above, actual numbers were lower due to COVID. 
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Table 3: Travel modes of hotel staff 


 Date 


Travel mode 28 February 2020 29 February 2020 1 January 2022 


Car 54% 61% 20% 


Walk 33% 29% 39% 


Dropped off/other 13% 10% 41% 


Number of staff 24 38 41 


 


13. Based on the travel mode surveys, the number of cars associated with the hotel 


were some 50 (37 patron and 13 employees), 56 (33 patron and 23 employees) 


and 58 (50 patron and eight employees) on the 28 and 29 February 2020 and 1 


January 2022 respectively. 


 


14. Larger events at the hotel result in more people walking or using public 


transport or taxi/ride share.  This means that parking demands at the hotel do 


not substantially change for larger events.  Parking demands are similar for the 


range of different patronages at the hotel. 


 


15. As noted in our previous letter submitted with the development application 


(copy attached), eight additional parking spaces are proposed to be provided 


on the site, to cater for the small increase in potential parking demands.  A 


mini-bus service is also proposed which will result in reduced hotel parking 


demands.  On-street hotel parking demands would therefore be similar to 


today. 


 


16. We trust the above provides the information you require.  Finally, if you should 


have any queries, please do not hesitate to contact us. 


 


 


Yours faithfully, 


COLSTON BUDD ROGERS & KAFES PTY LTD 
 


 


J Hollis 


Director
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PART 1 INTRODUCTION 
 


1) The purpose of the Plan of Management is to establish performance criteria for various aspects of 


the operations of the Harbord Hotel (“the Hotel”) having the relevant matters under the 


Environmental Planning and Assessment Act 1979 and the Liquor Act 2007 and any relevant 


Regulations under that legislation. 


2) The Plan also establishes performance criteria to demonstrate compliance with the Intoxication 


Guidelines (Intoxication Guidelines – see Appendix A).and Prevention of Intoxication on Licensed 


Premises Guidelines, dated March 2015 issued by the Secretary of the Department of Justice 


(Prevention of Intoxication Guidelines – see Appendix B). 


3) A copy of this Plan shall always be available on site and produced for inspection, upon request by 


Police or Council Officers or Special Inspectors. 


4) A copy of the Liquor Licence (LIQH400102917 – see Appendix C) will be kept on-site and produced 


upon a request by Police or Council Officers or Special Inspectors. 


5) Development Consent (TBC – Appendix D) will be kept on-site and produced upon a request by 


Police or Council Officers or Special Inspectors. 


 


PART 2 OPERATIONS DETAILS 
 


6) The primary use of the premises is as a multi-faceted, safe, friendly local corner pub with 


a broad appeal. The sale of liquor for consumption on and off the premise, the 


offering of meals and function facilities. With a dining facility operating daily, the restaurant 


offers an extensive range of quality meal options for patrons. 


7) This Plan incorporates a community complaint section to deal with any complaints as to noise or the 


behaviour of patrons or staff. See Part 11 of this Plan for more information. 


8) The hours of operation of the site are 6 am to 12 midnight the following day, seven (7) days a week. 


9) Guests can access the properties carpark and bottleshop through the entry on Charles Street. Exit is 


located on Moore Road. 


10) The venue will operate in accordance with the recommended acoustic measures included in AKA 


Acoustics Compliance Reports (Document No.: R-072HBH220117.3 & R-054HBH210717.4) 


11) Trading hours listed on the Liquor Licence will be followed including conditions around Easter, 


Christmas, and New Year’s Eve. 


12) The venue will have deployed at any one time, between one (1) and fifty (75) members of staff. 
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PART 3 USE OF PLAN OF MANAGEMENT 
 


13) The Hotel must always be operated in accordance with this Plan of Management. 


14) This Plan of Management will form part of the formal Staff Induction Program which is compulsory 


for all staff. 


15) The premise shall be operated in accordance with the provisions of this POM, applicable legislation 


and licence conditions.  


16) Police are to be notified as soon as practicable by Management should any difficulty, requiring their 


authority and expertise, be experienced by staff in the carrying out of their duties listed in this Plan. 


17) Management is to liaise on a regular basis with Police on matters relating to operational & security 


concerns encountered with encouragement.  


18) The Licensee is an active member of the Local Liquor Accord and will continue to maintain that 


membership. 


 


PART 4 OPERATIONAL REQUIREMENTS 
 


19) The Hotel Licensee and all staff, including contracted security, will make themselves familiar with, 


and at all times comply with, the conditions as listed on the Harbord Hotel Liquor Licence. 


20) The Hotel Licensee shall ensure all new employees, including contracted security, are informed of 


the contents and requirements of the ‘Plan of Management’, at the commencement of their 


employment.  


21) The Hotel Licensee shall ensure all staff are aware of their responsibilities regarding the responsible 


service of alcohol and prevention of intoxication through proactive managerial supervision. 


22) The Licensee or Manager are to ensure the premises is under their supervision at all times, and are 


to ensure adequate staff are rostered to ensure the safe and compliant operation of the Hotel at all 


times. 


23) The Licensee or Manager on duty is to ensure that regular patrols of the Hotel are conducted to 


identify and address any issues relating to intoxication, anti-social or violent behaviour, and 


patron/employee safety. Patrols are to include areas within the hotel, bottleshop, carpark and outer 


perimeter of the premises. 


24) The Licensee or Manager on duty is to ensure that the first level balcony capacity is abide by at any 


given time. The use of the air lock, staff member or security guard will be put in place when it is 


approaching capacity.  
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PART 5 SIGNAGE 
 


25) All signage required under the Liquor Act 2007 shall be displayed in the appropriate places.  


26) Signage relating to the use of CCTV surveillance cameras will be placed at the entrance and exit of 


the Hotel.  


27) The Licensee will ensure that the required internal signage is erected and maintained at all times.  


28) A sign will be erected at the Main Entrance of the Hotel stating the Name of the Premises, Type of 


Liquor Licence, and the Licensees Name.  


29) Signs, clearly visible to patrons, are to be affixed at the exits to the licensed premises warning 


patrons of the need to leave the licensed premises and the immediate vicinity quickly and quietly. 


 


PART 6 AMENITY OF THE NEIGHBOURHOOD 
 


30) At all times, the licensee of the Hotel shall consider the amenity of the Hotel’s neighbours and shall 


take all reasonable measures to ensure that impacts adverse to the amenity of the surroundings do 


not occur. 


31) Initiatives to minimise the impact on the local community: 


➢ Continue consultation with local neighbours after taking control of the venue. 


➢ Providing a direct phone line to management on duty including email and contact 


details for the Hotel. 


➢ Letter to residents re-introducing and providing a direct phone line to new owners. 


32) Security staff will be briefed to discourage patron access into residential areas. 


33) The venues security staff will abide by its Liquor Licence conditions cleaning up glassware and 


regular patrols of the immediate area. 


 


PART 7 DELIVERIES AND WASTE MANAGEMENT 
 


34) All wastes shall be stored in designated refuse areas. Disposal of the waste will be by Council or 


appropriate contractors and shall occur between the hours of 7 am and 8 pm on weekdays and 9 am 


and 5 pm on weekends and public holidays. 


35) The licensee shall endeavour for all deliveries to be made between 7 am and 7 pm. 


 


PART 8 NOISE 
 


36) The maximum noise levels permitted at the premises are endorsed on the Liquor Licence document 


and the recommended acoustic measures included in AKA Acoustics Compliance Reports. 
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37) All amplification equipment is centrally controlled and not accessible to the public. It is the 


responsibility of the manager on duty to ensure all equipment is checked to ensure noise emanating 


from the premises from entertainment is in line with license conditions. 


38) Whenever entertainment is being conducted on the ground floor the windows on the western side 


of the hotel are to be key locked at 09:00 pm as per licence condition. 


39) Whenever entertainment is being conducted on the ground floor the entry door airlocks on Moore 


Road and Charles Street will be activated in line with the above licence condition. 


40) Whenever entertainment is being conducted on the first floor the doors and windows on the 


northern and eastern side of the hotel are to be key locked at 9:00 pm as per licence condition. 


41) Whenever entertainment is being conducted on the first floor the balcony door airlock on the 


eastern side will be activated. 


42) The licensee will take all reasonable measures to ensure that the behaviour of staff and patrons 


when entering or leaving the premises, does not have a detrimental effect on the amenity of the 


neighbourhood. 


 


PART 9 RESPONSIBLE SERVICE OF ALCOHOL 
 


43) All provisions with this Part 9 ‘Responsible Service of Alcohol’ are subject to change at the discretion 


of Licensee or following legislative change. If any of the following operational restrictions are 


amended, removed or withdrawn from the Liquor Act, Liquor Regulation 2008 or Guidelines from 


the Department of Justice or at the discretion of the Licensee, they will no longer be required to be 


observed and may be taken to have been amended or deleted (as the case may be) from this Plan of 


Management without the need for consultation or approval from any statutory authority. 


44) All hotel management, staff and security are required to have completed an approved Responsible 


Service of Alcohol Course by an accredited RSA course provider and are to be diligent in enforcing 


RSA and Harm Minimisation practices while on duty. 


45) The licensee shall take all reasonable steps to prohibit or restrict activities (such as promotions or 


discounting) that could encourage misuse or abuse of liquor (such as binge drinking or excessive 


consumption). The Liquor Promotion Guidelines (see Appendix E) will be referred to in these 


instances. 


46) Free tap water shall always be available then the Hotel is open and trading. 


47) Alcohol consumption by all patrons of the Hotel shall be actively supervised by the 


Licensee/Management/Staff of the premises. 
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48) Low alcohol beer and non-alcoholic beverages must be available at all times when full-strength 


liquor is available. 


49) The Hotel will not permit intoxication or any indecent, violent or quarrelsome conduct on the 


premises. Any patron causing such disturbance shall be refused service and asked to leave the 


premises.  


50) If the person is considered to be intoxicated, he/she will immediately be asked to leave. If that 


occurs, they will be required to move 50 metres from the venue and not be permitted re-entry to for 


24 hours. 


51) No person under the age of eighteen (18) years shall be permitted in the restricted areas of the 


Hotel. Production of photographic identification will be required of anyone who appears under the 


age of 25. The only acceptable proof of age identification shall be in accordance with the Liquor Act 


2007 and Liquor Regulations 2008. 


52) When Security Guards are not engaged, Hotel staff will conduct regular patrols of all areas of the 


Hotel to ensure no patron is showing signs of intoxication or stockpiling drinks.  


53) Hotel staff will not serve any alcoholic beverage to any person who exhibits signs of approaching 


intoxication. 


54) Hotel staff will not, as far as is practicable, allow any person to enter the premises who is showing 


signs of intoxication. 


55) The licensee shall not permit the smoking of tobacco products in the Hotel apart from in the 


designated smoking area. 


56) The venue shall keep and maintain an incident book at the Hotel. The incident book will conform 


with the requirements specified – from time to time – by Liquor and Gaming NSW pursuant to 


section 56 of the Liquor Act 2007. 


 


PART 10 SECURITY MEASURES 
 


57) The licensee shall require any security personnel employed at the Hotel to undertake a venue 


induction. 


58) Security Guards will be dressed in uniforms provided to them by the security firm that the licensee 


has engaged to provide security services. 


59) Security Guards Fill in a timesheet (start and finish times) which is to be initialled by the 


manager/licensee on duty. 


60) Level 1 of the hotel adapts a 1 security guard per 100 people, in line with Liquor and Gaming 


standards, when entertainment is held on this floor. Additional staff or security may be required for 


entry/exit points to this level. 
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61) Security Guards will report to the manager/licensee/supervisor to obtain a briefing on any specific 


duties to be addressed before commencing duty. 


62) Staff will ensure that persons entering the Hotel are suitably attired in accordance with the Hotel’s 


dress code which shall require patrons, at least, to be neatly dressed in casual wear and with 


footwear. 


63) Security guards and management will note details of any incidents which required intervention by 


security guard within the Hotel or in the vicinity of the Hotel for inclusion in the Hotel’s L&R incident 


register. 


64) Prevent patrons from entering the Hotel with alcoholic drinks. 


65) Monitor all bars, smoking sections and toilets on a regular basis. 


66) In the event of an incident, clearly identify themselves as security and attempt to rectify the 


problem. 


67) Security Guards will assist the licensee or management in removing patrons from the Hotel. Patrons 


are only to be asked to leave at the direction of management. Forced removal from the Hotel must 


only occur at the direction of the management and with reasonable force only. Immediate hands-on 


action may be used in self-defence or in the defence of another patron. 


68) Remain at the Hotel for 30 minutes after closing time to maintain safety and security. 


 


PART 11 COMPLAINT HANDLING 
 


69) Complaint handling is endorsed on the Liquor Licence document. 


70) Any resident having a complaint about the operation of the licensed premises may advise the 


licensee, who is to respond as soon as practicable and sympathetically to such complaints, including 


but not limited to, immediately cleaning up any litter or damage to properties in the immediate area 


of the licensed premises reasonably caused by departing patrons. 


71) Persons who wish to make a complaint should contact the venue on 9905 3434 or the duty 


managers mobile number on 0426 092 131. 


72) Staff are to be advised that any complaints received by them are to be brought to the attention of 


the licensee or the duty manager immediately. 


73) The venue will make a record of all complaints and resolve to the best of their ability. 
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PART 12 CCTV SURVEILLANCE 
 


74) The licensee shall install and maintain digital video surveillance cameras and recorders to monitor 


and record all entrances to the Hotel and public and bar areas used by patrons, whilst the premises 


are open for business. 


75) The correct time and date must automatically be recorded on all surveillance footage, when it is 


recording. All surveillance footage is to be retained for a period of 30 days before it can be reused or 


destroyed. The surveillance footage is to be made available upon request within a reasonable time 


to Police, Council or special inspector. 


76) All CCTV recording equipment and cameras shall be of high-grade digital quality capable of 


establishing the population and identification of patrons, offenders and incidents within the depth of 


field view of the cameras. In this respect, each surveillance camera shall be capable of recording a 


minimum rate of 6 frames per second and at high resolution. 


77) There shall be at least one member of staff on duty at all times that can access the CCTV system. 


 


PART 13 OTHER RELEVANT MEASURES 
 


78) The Licensee shall ensure that all essential services installed at the venue are certified annually and 


shall ensure that they remain in good working order at all times. 


79) In the event of any malfunctioning of any essential service, the Licensee shall ensure that it is 


rectified as quickly as soon as possible. 


80) Each morning sweeping of the streets and gutters for bottles or any impacts from the hotel will 


occur. 


81) The Licensee shall ensure that lists of the telephone numbers of all relevant emergency agencies 


shall be kept in the office.  


82) All managers and other permanent staff shall be made aware of fire safety requirements and the 


procedures to be followed in the event of an emergency at the venue. In the instance of an 


emergency evacuation, staff shall direct patrons to emergency exits. 


83) Management procedures are to be reviewed regularly to address on-going matters as they arise. 


 


PART 14 TRANSPORT OF PATRONS 
 


84) The licensee shall take all reasonable measures to ensure all transport options are explained to 


patrons from the Hotel. 


85) When patrons are leaving, if requested, they are to be advised of the public transport options 


including taxi services which the venue will engage. 
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86) The venue will provide a courtesy bus service in its peak periods on a Friday & Saturday night. The 


service will commence from 9pm until 12am and will drop off guests at Manly, Dee Why or 


Brookvale at their request. 


87) The courtesy bus service will be provided on special event days and any other days it deems 


necessary. 


88) The driveways from Charles Street and Moore Road shall be appropriately sign posted/ marked to 


ensure that vehicles enter the site from Charles Street and exit via either Charles Street or Moore 


Road as depicted in the image below. No vehicular access is to occur from Moore Road with through 


site. 


 
 


89) The licensee will take all reasonable measures to ensure that the behaviour of patrons when 


entering or leaving the carparking area does not have a detrimental effect on the amenity of the 


neighbourhood. 
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PART 15 AMENDMENT TO PLAN OF MANAGEMENT 


90) If circumstances and experience show that it is reasonable or desirable to modify any provision of 


this plan for the better management of the Hotel, that modification may be made by the Licensee, 


provided the plan continues to comply with the requirements of the Liquor Act and Regulations. 


91) This Plan and its attachments are also subject to legislative changes to the Liquor Act, 2007 and 


Liquor Regulation 2008. Where publications of the Department of Justice are revised or withdrawn 


from its website or where legislative changes occur from time to time, the Plan is to be taken to 


reflect those changes. 
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Appendix A -  Intoxication Guidelines 
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Appendix B - Prevention of Intoxication on Licensed Premises Guidelines 
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Appendix C - Liquor Licence LIQH400102917 
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Appendix D - (TBC) Development Consent 
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Appendix E - The Liquor Promotion Guidelines 
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