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DA No: DA/1202/2025 (Lodged on 31 October 2025) 

Description: Alterations & Additions to Beecroft Community Centre  

Property: Lot 1 DP 121947, Beecroft Community Centre, 111 Beecroft Road, Beecroft  

Applicant: Hornsby Shire Council 

Owner: Hornsby Shire Council 

Estimated Cost: $55,000 

Ward: C 

Clause 4.6 Request: N/A 

Submissions: Nil 

LPP Criteria: Council owned land 

Author: Donna Clarke - Landmark Planning Pty Ltd 

COI Declaration: No Council staff involved in the assessment of this application have declared 

a Conflict of Interest.  

 

RECOMMENDATION 

THAT Development Application No. DA/1202/2025 for alterations and additions to the Beecroft 

Community Centre at Lot 1 DP 121947, 111 Beecroft Road, Beecroft be approved subject to the 

conditions of consent detailed in Attachment 2 of LPP Report No. LPP5/2026. 
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EXECUTIVE SUMMARY 

• The application involves alterations and additions to Beecroft Community Centre comprising 

replacement of existing doors to ensure accessible widths are provided. 

• The development involves land owned by Hornsby Shire Council.  In accordance with Council’s 

adopted Policy ‘Conflict of Interest Policy for Proposed Council Development and Applications 

Involving Council Staff or Councillors’ an independent assessment of the development 

application has been undertaken by Donna Clarke of Landmark Planning Pty Ltd. 

• The proposal complies with Hornsby Local Environmental Plan 2013. 

• Nil submissions have been received in respect of the application. 

• The application is required to be determined by the Hornsby Council Local Planning Panel as 

Council is the landowner. 

• It is recommended that the application be approved. 

SITE 

The site is located on the eastern side of Beecroft Road, within a number of lots which comprise public 

land being community uses including open space, pathways, tennis court and parking. 

The community centre building on the site is located on Lot 1 DP 121947. Other components of the 

community centre including parking are located on other sites, however, the works are contained to the 

building and Lot 1 DP 121947. 

To the east of the site are railway lines, with a pedestrian overpass across Beecroft Road provided in 

proximity to the south-west of the community centre. The overpass provides pedestrian access to 

Beecroft Public School located opposite the site to the west. 

To the north of the site is an intersection with traffic lights, Fire and Rescue Station and beyond is a 

shopping complex known as Beecroft Village Plaza and access to Beecroft Railway Station. To the 

north-west is a residential area with a variety of housing forms. 

A footpath, overhead electricity lines, fencing and landscaping are in existence along Beecroft Road to 

the west and continuing along Copeland Road to the north. 

The site is located within the Beecroft - Cheltenham Heritage Conservation Area and is identified as a 

heritage listed item of local significance. 

A small portion of the south-eastern corner of the site, away from the existing building, is mapped as 

having Biodiversity Values. 

PROPOSAL 

A Development Application has been received for alterations and additions to the Beecroft Community 

Centre which specifically includes modification and replacement of four sets of original double doors in 

the following locations: 

• Main entry door - facing Beecroft Road, being the primary public access point to the building.  
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• Vestibule door - internal doors between the main entry doors/entrance vestibule and main hall, 

with the highlight glass above to be retained. 

• Kitchen foyer door - western side of the main hall, which accesses the kitchen foyer and kitchen. 

• East Wing/Balcony Room Door - one set of double leaf internal doors on the southeastern side 

of the hall, with the highlight glass above to be retained. 

The new doors will be asymmetrical style doors constructed using matching mouldings. 

The large leaf of each set of doors will meet the accessibility width of 850mm. 

Brass coloured hardware will be used for the new doors. 

The purpose of the works is to improve the accessibility of the centre in response to an accessibility 

audit undertaken which identified accessibility barriers associated with the existing doors.  

 
Figure 1 - Extract from Plans detailing Existing and Proposed Doors 

Wrapping and secure storage of the original doors is proposed to allow for future reinstatement.  

ASSESSMENT 

The development application has been assessed having regard to the Greater Sydney Region Plan - A 

Metropolis of Three Cities, the North District Plan and the matters for consideration prescribed under 

Section 4.15 of the Environmental Planning and Assessment Act 1979 (the Act).  The following issues 

have been identified for further consideration. 

1. STRATEGIC CONTEXT 

1.1 Greater Sydney Region Plan - A Metropolis of Three Cities and North District Plan 

The Greater Sydney Region Plan - A Metropolis of Three Cities has been prepared by the NSW State 

Government to guide land use planning decisions over the next 40 years (to 2056).  The Plan sets a 

strategy and actions for accommodating Sydney’s future population growth and identifies dwelling 
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targets to ensure supply meets demand.  The Plan also identifies that the most suitable areas for new 

housing are in locations close to jobs, public transport, community facilities and services. 

The NSW Government will use the subregional planning process to define objectives and set goals for 

job creation, housing supply and choice in each subregion.  Hornsby Shire has been grouped with 

Hunters Hill, Ku-ring-gai, Lane Cove, Mosman, North Sydney, Ryde, Northern Beaches and Willoughby 

to form the North District.  The Greater Sydney Commission has released the North District Plan which 

includes priorities and actions for Northern District over the next 20 years. 

The proposed alterations and additions to Beecroft Community Centre replace doors only with no 

expansion proposed and would remain consistent with the objectives of the strategy. 

2. STATUTORY CONTROLS 

Section 4.15(1)(a) requires Council to consider “any relevant environmental planning instruments, draft 

environmental planning instruments, development control plans, planning agreements and regulations”. 

2.1 Hornsby Local Environmental Plan 2013 

The proposed development has been assessed having regard to the provisions of the Hornsby Local 

Environmental Plan 2013 (HLEP). 

2.1.1 Zoning of Land and Permissibility 

The subject land is zoned RE1 Public Recreation under the HLEP.  The objectives of the RE1 Public 

Recreation are: 

• To enable land to be used for public open space or recreational purposes. 

• To provide a range of recreational settings and activities and compatible land uses. 

• To protect and enhance the natural environment for recreational purposes. 

• To protect and maintain areas of bushland that have ecological value. 

The proposed development is defined as Alterations & Additions to a community facility and is 

permissible in the RE1 Public Recreation zone with Council’s consent. 

2.1.2 Heritage Conservation 

Clause 5.10 of the HLEP sets out heritage conservation provisions for Hornsby Shire.  The site is 

located within the Beecroft - Cheltenham Heritage Conservation Area and is identified as a heritage 

listed item of local significance. 

Clause 5.10 of the HLEP requires the consent authority to have regard to the heritage significance of a 

heritage item or conservation area and aims to: 

“(a) to conserve the environmental heritage of Hornsby, 

(b)   to conserve the heritage significance of heritage items and heritage conservation areas, 

including associated fabric, settings and views, 
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(c)   to conserve archaeological sites, 

(d)   to conserve Aboriginal objects and Aboriginal places of heritage significance.” 

The application was accompanied by a Statement of Heritage Impact and Heritage Assessment.  

The proposal was reviewed by Council’s Heritage Team who indicated that no concerns are raised to 

the proposal on heritage grounds and recommended conditions of consent to ensure implementation 

of the recommendations detailed within the supporting SOHI and ACHAR.  

Heritage Listings 

The subject property, No.111 Beecroft Road, Beecroft is heritage listed local item No.53 (Beecroft 

Community Centre) and is located in the Beecroft Cheltenham Plateau precinct of the Beecroft 

Cheltenham Heritage Conservation Area (HCA) listed under schedule 5 of the Hornsby Local 

Environmental Plan 2013 (HLEP).  

The heritage inventory sheet summarises the significance of the locally significant built item as 

“Attractive Federation period building on prominent corner site. Original classical style detail in good 

condition. High integrity. Social significance for its use as a community centre and formerly as a school 

of arts.”  

The original building (former school of arts) was built circa 1904 with its main entrance orientated to the 

corner of Beecroft Road and Wongala Crescent. The building was extended circa 1910 to the south, 

which contains the current main hall. Later extensions and alterations over time have occurred including 

the enclosure of the eastern balcony, western Billard hall altered, additions to the northeast and lower 

levels of the hall. The use of the building for community purposes appears to be continuous. 

Heritage in the Vicinity 

The subject property is in the vicinity of heritage items: 

• Item No.142 (Beecroft railway station and garden) Wongla Crescent and Great Northern Railway, 

Beecroft  

• Item No.54 (Beecroft Village Green) No.111X Beecroft Road, Beecroft 

• Item No.47 (‘Waveney’) No.84 Beecroft Road, Beecroft  

• Item No.48 (House) No.86 Beecroft Road, Beecroft  

• Item No.49 (Beecroft Public School, excluding grounds) No.90-96 Beecroft Road, Beecroft 

Site Context 

The Beecroft Cheltenham HCA is characterised by development dating from the Federation, Edwardian, 

and Interwar periods, with infill development from later periods also present. 

The Beecroft community centre positively contributes to the significance of the Beecroft Cheltenham 

Plateau precinct and HCA. The Federation style building is located on a prominent corner on the 

southern edge of the Beecroft village town centre, adjacent the Beecroft Village Green with remnant 

native trees (to the south) and busy Beecroft Road to the west. 
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Development Background 

Recent applications for the subject property include: 

• HAR/17/2025 - On 19 August 2025 written heritage advice confirmed that proposed internal minor 

works (to non-significant areas to improve accessibility) may proceed pursuant to Clause 5.10(3) 

of the HLEP. 

• HAR/28/2025 - On 4 September 2025 written heritage advice confirmed that proposed internal 

minor works (to previously enclosed east wing balcony) may proceed pursuant to Clause 5.10(3) 

of the HLEP. 

Heritage Documentation 

Documentation submitted with the application includes: 

• Beecroft Community Centre Heritage Assessment: The Beecroft Community Centre Heritage 

Assessment prepared by John Oultram Heritage and Design dated January 2025 (D09250136) 

provides a comprehensive history and assessment of significance under the NSW heritage 

guidelines for state and local significance. The assessment provides a detailed summary 

statement of significance that confirms the sites local aesthetic and social significance and 

recommends continued conservation of the place.  

• Statement of Heritage Impact (SoHI): The SOHI (D09250134) details the proposed door works 

and measures to minimise impact on the significance of the item. Alternatives to the proposed 

door works are also detailed in the SOHI. These provide reasonable investigation into alternatives 

to minimise impact on the significance of the item, with the submitted door works being the 

applicants preferred option to conserve heritage values and meet accessibility requirements. 

Assessment 

Council’s Heritage Planner undertook an assessment of the proposed works and review of the 

documentation submitted with the application against the heritage provisions of the HELP and raised 

no objection. For completeness of the heritage assessment, review against the heritage provisions of 

Hornsby Development Control Plan 2024 (HDCP) is included below.  

HDCP Provision Proposed Heritage Comment 

9.4 Heritage Items 

9.4.1 Tolerance for 

change 

9.4.8 Interior Layout 

and Fabric 

9.4.11External 

Colours, Materials, 

and Finishes 

Removal and 

replacement of 4 

double leaf door 

sets. 

No heritage concerns 

The proposed works are retaining the original 1904 

sections of the building and are confined to the 1910 

(main hall) additions. 

The proposed removal of four of the existing 

Federation style timber double door sets would have 

some impact on the early fabric of the circa 1910 hall. 

This impact is considered to be minimised through: 
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- Limiting the door replacement to areas of the hall 

necessary for accessibility. This allows for 

retention of other double door sets in the main 

hall, minimising impact on the early fabric of the 

centre. The sympathetic two leaf timber design 

and matching detailing (including 3 panel 

moulding) respects the Federation architectural 

style and aesthetic significance of the item.  

- Storage of the removed double timber door sets 

allows for reversibility of the works. 

- Retention of early door fabric from both the 1904 

and 1910 periods. This enables tangible 

interpretation of the Federation style door sets in 

the centre, including the main hall. 

- Retention of the existing double door openings. 

That is, no increased door widths or removal of 

walls required. 

- The architectural style of the Federation Arts and 

Crafts building and hall layout remains. 

In these circumstances, the proposed works would not 

unreasonably or adversely impact the overall integrity, 

aesthetic, and social significance of the centre as a 

whole. 

To assist with interpretation of the place, a 

photographic record of the doors prior to removal is 

recommended and the new doors should be painted 

to match the existing door colour. 

HDCP Provision Proposed Heritage Comment 

9.6 - HCA 

9.7.2 Beecroft/ 

Cheltenham Plateau 

precinct 

 

 

Removal and 

replacement of 4 

double leaf doors 

sets  

No heritage concerns 

The proposed internal works would have no impact on 

the streetscape character of the area. 

The new external timber double leaf door to the main 

entry on Beecroft Road would be a sympathetic 

design, material, and appearance to the existing with 

no adverse impacts on the streetscape character, or 

significance of the precinct or HCA. 

  



Hornsby Shire Council Attachment to Report No. LPP5/26 Page 8 
 

 

Local Planning Panel meeting  26 February 2026  Attachments Page 9 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 3
   

 

  

Consultant Assessment Report  

      Prepared by: Donna Clarke - Landmark Planning Pty Ltd  

 

8 

 

HDCP Provision Proposed Heritage Comment 

9.13.1 Heritage items 

in the vicinity 

 

Removal and 

replacement of 4 

double leaf doors 

sets  

No heritage concerns 

The works would have no impacts on the significance 

or setting of the heritage items in the vicinity of the 

subject property. 

Summary 

The impact of the works on the aesthetic significance of the Beecroft Community Centre as a whole is 

minimised, particularly through sympathetic new timber double door design reflecting the Federation 

style of the hall, and the reversibility of the works. There would also be a positive impact on social 

significance, through improved access for the community. In heritage terms, the overall significance of 

the place would remain, including understanding the original Federation style and appropriate 

conditions of consent are recommended regarding photographic recording of the existing doors and 

their storage, as well as ensuring the colour scheme of the new doors matches the colour of the existing 

timber double doors of the centre. 

Accordingly, Clause 5.10 of the HLEP has been satisfied. 

2.2 Section 3.42 Environmental Planning and Assessment Act 1979 - Purpose and Status 

of Development Control Plans 

Section 3.42 of the Environmental Planning and Assessment Act 1979 states that a DCP provision will 

have no effect if it prevents or unreasonably restricts development that is otherwise permitted and 

complies with the development standards in relevant Local Environmental Plans and State 

Environmental Planning Policies.   

The principal purpose of a development control plan is to provide guidance on the aims of any 

environmental planning instrument that applies to the development; facilitate development that is 

permissible under any such instrument; and achieve the objectives of land zones.  The provisions 

contained in a DCP are not statutory requirements and are for guidance purposes only.  Consent 

authorities have flexibility to consider innovative solutions when assessing development proposals, to 

assist achieve good planning outcomes. 

2.3 Hornsby Development Control Plan 2024 

The proposed development has been assessed having regard to the relevant desired outcomes and 

prescriptive requirements within the Hornsby Development Control Plan 2024 (HDCP), in particular Part 

1 - General, Part 7 - Community and Part 9 - Heritage. Refer to Section 2.1.2 regarding heritage.  

The proposed development for replacement of doors complies with the prescriptive measures within 

the HDCP.   
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3. ENVIRONMENTAL IMPACTS 

Section 4.15(1)(b) of the Act requires Council to consider “the likely impacts of that development, 

including environmental impacts on both the natural and built environments, and social and economic 

impacts in the locality”. 

3.1 Natural Environment 

3.1.1 Tree and Vegetation Preservation 

The proposed development for replacement of existing doors within the building does not necessitate 

the removal of trees from the site.   

3.1.2 Stormwater Management 

No changes are proposed, or required, to the existing stormwater arrangements on the site as a result 

of the proposed replacement of doors within the building. 

3.2 Built Environment 

3.2.1 Built Form 

The existing building would be visible from a number of public and private places within the locality 

given its location on Beecroft Road and close to the station.  The design of the replacement doors, as 

detailed in Figure 1, has attempted to minimise the visual impact by proposing similar doors to existing, 

whilst meeting accessibility provisions. The changes to the built form are minimal and have been 

supported from a heritage perspective. 

3.2.2 Traffic 

The proposal will not impact upon existing traffic generation or parking arrangements. 

3.3 Social Impacts 

The existing Community Centre makes a positive social contribution to the local community, which will 

continue and be improved by provision of accessible doors in the building. 

3.4 Economic Impacts 

The proposal would have a minor positive impact on the local economy during construction. 

4. SITE SUITABILITY 

Section 4.15(1)(c) of the Act requires Council to consider “the suitability of the site for the development”. 

The subject site has not been identified as bushfire prone or flood prone land.  The site remains capable 

of accommodating the existing Community Centre and the proposed development being replacement 

of doors.  The scale of the proposed development is consistent with the capability of the site and is 

considered acceptable. 
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5. PUBLIC PARTICIPATION 

Section 4.15(1)(d) of the Act requires Council to consider “any submissions made in accordance with 

this Act”. 

5.1 Community Consultation 

The proposed development was placed on public exhibition and was notified to adjoining and nearby 

landowners 11 November 2025 and 15 December 2025 in accordance with the Hornsby Community 

Engagement Plan.  During this period, Council received nil submissions.  The map below illustrates the 

location of those nearby landowners who were notified that are in close proximity to the development 

site. 

 

NOTIFICATION PLAN 

• PROPERTIES 

NOTIFIED 

X  SUBMISSIONS 

RECEIVED 

            PROPERTY SUBJECT 

OF DEVELOPMENT 
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5.2 Public Agencies 

The development application was not referred to any Public Agencies for comment. 

6. THE PUBLIC INTEREST 

Section 4.15(1)(e) of the Act requires Council to consider “the public interest”. 

The public interest is an overarching requirement, which includes the consideration of the matters 

discussed in this report. Implicit to the public interest is the achievement of future built outcomes 

adequately responding to and respecting the future desired outcomes expressed in environmental 

planning instruments and development control plans. 

The application is considered to have satisfactorily addressed Council’s and relevant agencies’ criteria 

and would provide a development outcome that, on balance, would result in a positive impact for the 

community. Accordingly, it is considered that the approval of the proposed development would be in 

the public interest. 

CONCLUSION 

The application proposes Alterations & Additions to the Beecroft Community Centre comprising 

replacement of existing doors to ensure accessible widths are provided. 

The development generally meets the desired outcomes of Council’s planning controls and is 

satisfactory having regard to the matters for consideration under Section 4.15 of the Environmental 

Planning and Assessment Act 1979.  

Having regard to the circumstances of the case, approval of the application is recommended. 

The reasons for this decision are:  

• The proposed development complies with the requirements of the relevant environmental 

planning instruments and the Hornsby Development Control Plan 2024. 

• The proposed development does not create unreasonable environmental impacts to adjoining 

development with regard to visual bulk, solar access, amenity or privacy. 

Note:  At the time of the completion of this planning report, no persons have made a Political Donations 

Disclosure Statement pursuant to Section 10.4 of the Environmental Planning and Assessment Act 

1979 in respect of the subject planning application. 
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DRAFT CONDITIONS OF CONSENT 

 

GENERAL CONDITIONS 

Condition 

 

1. Approved Plans and Supporting Documentation 

The development must be carried out in accordance with the plans and documentation listed below 

and endorsed with Council’s stamp, except where amended by Council and/or other conditions of 

this consent: 

 Approved Plans 

Plan No. Plan Title Drawn by Dated Council 

Reference 

145-A01 Main Floor Plan - 1 Doug Melloh 28/2/2025  

145-A02 Main Floor Plan - 2 Doug Melloh 28/2/2025  

Supporting Documentation 

Document Title Prepared by Dated Council 

Reference 

Statement of Environmental Effects Ann Fallon, Community 

Projects Officer, HSC 

30/10/2025 D09250144 

Waste Management Plan Ann Fallon, Community 

Projects Officer, HSC 

30/10/2025 D09250147 

Heritage Assessment John Oultram Heritage 

& Design 

Jan 2025 D09250136 

Statement of Heritage Impact Ann Fallon, Community 

Projects Officer, HSC 

30/10/2025 D09250134 

Access Audit Ref: LP_21304 

AccessAudit Beecroft 

CommCent_211106 

Lindsay Perry Access 8/11/2021 D09250116 

Access Works - Beecroft Community 

Centre Ref: 145.24 

Doug Melloh 18/03/2025  

Reason: To ensure all parties are aware of the approved plans and supporting documentation that apply to 

the development. 

2. Construction Certificate 

1. A Construction Certificate is required to be approved by Council or a Principal Certifier prior to 

the commencement of any construction works under this consent. 

2. The Construction Certificate plans must be consistent with the Development Consent plans. 

Reason: To ensure that detailed construction certificate plans are consistent with the approved plans and 

supporting documentation. 
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3. Colour Scheme 

The colour scheme of the new doors is to match the colour of the existing timber double doors of the 

community centre. 

Reason: To maintain the appearance and aesthetic significance of the item. 

 

BUILDING WORK 

BEFORE ISSUE OF A CONSTRUCTION CERTIFICATE 

Condition 

4. Building Code of Australia 

Detailed plans, specifications and supporting information is required to be submitted to the certifying 

authority detailing how the proposed building work achieves compliance with the National 

Construction Code - Building Code of Australia.  All building work must be carried out in accordance 

with the requirements of the National Construction Code - Building Code of Australia. 

Reason: Prescribed condition - EP&A Regulation section 69(1). 

5. Fire Safety Schedule 

A schedule of all proposed essential fire safety measures to be installed in the building (e.g. 

hydrants, hose reels, emergency warning systems etc.) shall be submitted with the construction 

certificate application. The schedule shall distinguish between existing and proposed fire safety 

measures. 

Reason: To ensure all fire safety measures are identified to protect life and property. 

 

BEFORE BUILDING WORK COMMENCES 

Condition 

6. Site Sign 

1. A sign must be erected in a prominent position on any site on which any approved work 

involving excavation, erection or demolition of a building is being carried out detailing: 

a. The name, address, and telephone number of the Principal Certifier. 

b. the name of the principal contractor (if any) for any demolition or building work and a 

telephone number on which that person may be contacted outside working hours; 

and 

c. Unauthorised entry to the work site is prohibited. 

2. The sign must be maintained during excavation, demolition and building work is being 

carried out and must be removed when the work has been completed. 

Reason: Prescribed condition EP&A Regulation, section 70(2) and (3). 

 

 

 



Hornsby Shire Council Attachment to Report No. LPP5/26 Page 14 
 

 

Local Planning Panel meeting  26 February 2026  Attachments Page 15 
 

A
T
T
A

C
H

M
E
N

T
 2

 -
 I

T
E
M

 3
   

 

DA/1202/2025  P a g e  | 3 

7. Photographic Recording 

Prior to removal of the four double door sets approved under this consent, photographs of the doors 

on both sides and in context of the internal and external hall spaces are to be taken and provided to 

Council electronically, which will be attached to the DA record in Councils records management 

system. As a guide, the photos should be taken generally in accordance with the Department of 

Climate Change, Energy, the Environment and Water Guidelines Preparing Archival recordings of 

heritage items (https://www.environment.nsw.gov.au/publications). 

Reason: To maintain a historic record of the changes to the place for interpretation. 

 

DURING BUILDING WORK 

Condition 

8. Hours of Work 

1. All work on site (including remediation, demolition, construction, earth works and removal of 

vegetation), must only occur between 7am and 5pm Monday to Saturday.  

2. No work is to be undertaken on Sundays or public holidays. 

Reason: To protect the amenity of neighbouring properties. 

9. Council Property 

To ensure that the public reserve is kept in a clean, tidy, and safe condition during remediation, 

demolition, excavation and construction works: 

1. No building materials, skip bins, concrete pumps, cranes, machinery, temporary traffic 

control, signs or vehicles associated with the development shall be stored or placed on 

Council's footpath, nature strip, roadway, park or reserve without the prior approval being 

issued by Council under section 138 of the Roads Act 1993. 

2. All work, loading and unloading associated with the development are to occur entirely within 

the property boundaries, unless otherwise approved by Council under section 138 of the 

Roads Act 1993. 

Reason: To protect public land. 

10. Waste Management 

All work must be carried out in accordance with the approved waste management plan. 

Reason: To ensure the management of waste to protect the environment and local amenity during 

construction. 

11. Storage of Doors 

The careful removal, wrapping and secure storage of the four removed double doors approved under 

this consent is required to enable future reinstatement. The location of the secure storage is to be 

provided to Council electronically and recorded in Council records management system for the 

property. 

Reason: To allow for the future reinstatement of the double doors. 
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BEFORE ISSUE OF AN OCCUPATION CERTIFICATE 

Condition 

12. Fire Safety Statement - Final 

In accordance with the Environmental Planning and Assessment (Development Certification and Fire 

Safety) Regulation 2021, upon completion of the building, the owner must provide Council with a 

certificate in relation to each fire safety measure implemented in the building. 

Reason: To ensure all fire safety measures are implemented to protect life and property. 

 

OCCUPATION AND ONGOING USE 

Condition 

13. Fire Safety Statement - Annual 

On at least one occasion in every 12 month period following the date of the first ‘Fire Safety 

Certificate’ issued for the property, the owner must provide Council with an annual ‘Fire Safety 

Certificate’ to each essential service installed in the building. 

Reason: To ensure fire safety measures are maintained to protect life and property. 

 

- END OF CONDITIONS - 
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Statement of Heritage Impact (SOHI) 
Beecroft Community Centre 

Site: Beecroft Community Centre (School of Arts), 111 Beecroft Road, Beecroft NSW 2119 

Prepared for: Development Application – Door Modifications 

Prepared by: Ann Fallon, Community Facilities Project Officer 

Date: 30 October 2025 

1. The Heritage Item Overview 

1.1 Site Description 
The Beecroft Community Centre (formerly the School of Arts) is a brick building located at 
111 Beecroft Road, Beecroft. It is situated within a landscaped setting and serves as a 
community facility. The building exhibits Federation-era architectural features and retains 
much of its original character. 

Heritage Item  

Type: Community building (former School of Arts) 
Use: Community Centre 
Condition: Good 
Setting: Suburban, adjacent to Beecroft Village Green 
Character: Federation-style brick building with timber detailing 
 
Heritage Listings 

Listing type Item name and document 
details 

Listing number 

Local heritage item Beecroft School of Arts – 
Hornsby Shire LEP 2013 

53 

 

Site and Context 

The Beecroft Community Centre is located on Beecroft Road within the Beecroft–
Cheltenham Heritage Conservation Area. The suburb is known for its garden suburb 
planning, mature trees, and cohesive streetscapes. The building is surrounded by open 
space and is adjacent to residential, educational and commercial properties from similar 
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architectural periods. Its proximity to the railway station and village centre reinforces its 
role as a civic and community hub. 

Proposed Works Area 

The works are confined to the replacement of four existing double doors, all considered part 
of the building’s original heritage fabric. These doors are located at key circulation points 
within the Beecroft Community Centre: 

• Main entry doors facing Beecroft Road. This serves as the primary public access 
point to the building (see Figure 1) 

• Vestibule doors Internal doors that connect the entrance vestibule to the main hall 
(see Figure 2) 

• Kitchen foyer doors Positioned on the western side of the main hall, these doors 
provide access to the kitchen foyer, supporting catering and service functions (see 
Figure 3) 

• East Wing/Balcony Room Doors A southern set of internal doors on the eastern 
side of the hall (see Figure 4) 

Each set of doors contributes to the Federation-era character of the building through their 
timber construction, panelled design and original joinery. The proposed works involve 
careful removal, wrapping and secure storage of the original doors to allow for future 
reinstatement. Replacement doors will be custom built to match the original profiles and 
mouldings, with one leaf widened to meet accessibility standards. Brass coloured hardware 
will be used to complement the heritage aesthetic while ensuring compliance with modern 
accessibility requirements. 

These upgrades respond directly to recommendations made in the 2021 Access Audit 
Report, which identified the need to improve accessibility at key circulation points 
throughout the facility. The proposed modifications aim to ensure inclusive access for all 
users while preserving the building’s heritage significance. 

1.2 Site Summary History 
The Beecroft School of Arts was constructed in the early 20th century and has served 
various community functions over its lifetime. Over the years it has undergone alterations, 
including internal refurbishments, bathroom upgrades and building additions. 

1.3 Physical Analysis 
Appearance 

The Beecroft Community Centre is a single storey Federation style brick building with 
symmetrical façades, timber detailing and a pitched roof. The building retains much of its 
original character, including timber framed windows, decorative mouldings and panelled 
doors. The interior features V-jointed timber ceilings, painted brick walls and timber 
skirtings and cornices. 



Hornsby Shire Council Attachment to Report No. LPP5/26 Page 20 
 

 

Local Planning Panel meeting  26 February 2026  Attachments Page 21 
 

A
T
T
A

C
H

M
E
N

T
 4

 -
 I

T
E
M

 3
   

Construction 

The building is constructed of load bearing brick masonry with timber framed internal 
partitions and ceilings. The original doors proposed for replacement are timber double 
doors with three panel configurations. These doors are set within timber architraves and 
contribute to the building’s architectural integrity. 

Condition 

The overall condition of the building is good, with regular maintenance undertaken by 
Council. While the original doors show some signs of age and frequent use, the 2021 Access 
Audit Report specifically noted that the single-leaf door widths for all four sets of doors 
range from 715mm to 760mm, which falls short of the recommended minimum clear 
opening width of 850mm for accessibility compliance. 

Areas Affected by Proposed Works 

The proposed works affect four key circulation points: 

• Main entry doors (Beecroft Road façade) 
• Vestibule doors (leading into the main hall) 
• Kitchen foyer doors (adjacent to the hall) 
• East Wing/Balcony Room doors (south door set) 

Supporting Documentation 

Photographs, plans and an extract from the Access Audit Report are provided to illustrate 
the location and condition of the affected doors, as well as the proposed interventions. Refer 
to Appendix A for details. 

2. Significance Assessment 

2.1 Statement of Significance 
LEP Heritage Item 
Item Name: Beecroft School of Arts 
Listing Authority: Hornsby Shire Council 
Instrument: Hornsby Local Environmental Plan 2013 
Listing Number: 53 
Statement of Significance: 
The Beecroft School of Arts is significant for its historical role in the cultural development of 
Beecroft and its architectural representation of early 20th century civic buildings. It 
contributes to the heritage character of the area and retains key elements of its original 
form. 
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LEP Heritage Conservation Area 
Name: Beecroft–Cheltenham Heritage Conservation Area 
Statement of Significance: 
The Beecroft–Cheltenham Heritage Conservation Area is significant as an example of a 
government subdivision used to fund railway development. The area demonstrates a multi-
layered history of suburban subdivision and development from the Victorian crown land 
subdivision of 1887 through to the 1960s. It contains a fine collection of buildings from the 
Victorian, Federation, Arts and Crafts, Inter-War and Post-War eras. The Beecroft Village 
Precinct, which includes the School of Arts and War Memorial, represents the civic and 
cultural aspirations of the community and continues to serve as a focal point for local 
interaction and identity.  

Associated Map: 
Lot boundary map and conservation area map from IntraMaps included in Appendix B 

 

2.2 Significance of Proposed Work Area 
The proposed works are confined to four sets of original double doors located at key 
circulation points within the Beecroft Community Centre. These doors are integral to the 
building’s Federation-era character and contribute to its heritage significance through their 
timber construction, panelled design and original joinery. 

Although the doors are being removed, they will be carefully wrapped and stored for future 
reinstatement. The replacement doors will be custom built to match the original profiles 
and detailing, ensuring visual and material continuity. This approach is consistent with 
conservation principles of minimal intervention and reversibility. 

The affected areas are therefore considered to be of high heritage significance and the 
proposed works have been designed to respect and preserve this value while addressing 
contemporary accessibility needs. 

3. Proposed Works 

3.1 The proposal 
The proposal involves the removal and replacement of four sets of original double doors 
within the Beecroft Community Centre (formerly the School of Arts). These doors are 
located at key circulation points: 

• Main entry doors (Beecroft Road façade) 
• Vestibule doors (leading into the main hall) 
• Kitchen foyer doors (adjacent to the hall) 
• East Wing/Balcony Room doors (south door set) 
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The existing doors are timber framed with panelled detailing, contributing to the building’s 
Federation-era character. In response to the 2021 Access Audit Report, the doors are 
being replaced to improve accessibility and functionality. 

The original doors will be carefully removed, wrapped and stored for future reinstatement. 
New asymmetrical double doors will be constructed using matching timber profiles and 
mouldings. One leaf of each door will be widened to 850mm to meet accessibility standards. 
Brass-coloured hardware will be used to complement the heritage aesthetic while ensuring 
compliance with modern accessibility requirements. 

The proposed works are designed to be fully reversible and sympathetic to the building’s 
heritage significance, ensuring minimal impact on original fabric while enhancing inclusive 
access for all users. 

 

3.2 Background 

3.2.1 Pre-lodgement Consultation 
Discussions have been held with Council’s Heritage Planner, Building Services and the 
Community Facilities Manager regarding appropriate materials, design and safety. These 
consultations focused on ensuring the replacement doors would be visually compatible with 
the original Federation-era features while meeting accessibility standards. 

3.2.2 Consideration of Alternatives 
A range of door upgrade options were considered to improve accessibility while respecting 
the building’s heritage significance. Each option was assessed against heritage conservation 
principles, accessibility compliance (including the required 850mm clear opening width), 
operational functionality, cost and practicality.  

The following options were evaluated: 

• Asymmetrical Double Doors 
This option involves removing and securely storing the original heritage doors and 
installing new timber framed doors that replicate the existing mouldings and colour. 
It offers a reversible solution that meets accessibility requirements and maintains 
compatibility with the building’s heritage character. 
�� Selected: This option was deemed the most appropriate and cost effective and is 
proposed for all four sets of doors. 

• Automation of Existing Doors 
Improves accessibility through automated operation of the existing doors. However, 
the high cost of installation and ongoing maintenance, potential structural 
modifications and the visual impact of modern mechanisms were considered 
incompatible with the Federation-era aesthetic. 
� Not selected: Cost and ongoing maintentance made this option unsuitable. 
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• Modify Existing Doors to One Large Leaf 
Proposes joining the two existing leaves to create a single wide door. While this 
improves accessibility, it results in irreversible changes and loss of heritage 
detailing. The weight of a single large door also poses usability challenges. 
� Not selected: Irreversible heritage impacts and impractical operation. 

• Fixed Open Position 
Retains original doors in a permanently open position to facilitate movement. 
Although cost effective and non-invasive, this option is unsuitable for entry doors 
due to weather exposure, security risks and acoustic impacts with Beecroft Rd on 
one side and the train line on the other side. 
� Not selected: Operational and environmental limitations outweigh cost benefits. 

• Bifold Configuration 
Converts existing doors into bifold panels to improve space efficiency. However, the 
doors are too heavy for easy operation and the modification would significantly 
alter the original structure. 
� Not selected: High cost and significant heritage compromise. 

• Barn Door Configuration 
Involves converting existing doors into sliding barn-style doors. Physical constraints 
(e.g. pillars, control panels) and visual incompatibility with the Federation-era 
architecture make this option impractical. 
� Not selected: Structurally and aesthetically unsuitable, with added cost and 
complexity. 

• New Entry Doors within Portico 
Suggests fixing existing doors open and installing new accessible doors within the 
portico. Due to spatial limitations and the impact on the heritage façade, this option 
was ruled out. 
� Not selected: Not feasible within existing architecture and would require costly 
new construction. 

The preferred solution, replacement with sympathetic new doors, was selected as the most 
appropriate, reversible and cost effective approach, balancing accessibility needs with 
heritage considerations. A summary table of all options and their heritage impacts is 
included in Appendix C. 

4. Heritage Impact Assessment 

4.1 Matters for consideration 
Fabric and Spatial Arrangements 
The proposed works involve the removal and replacement of four double doors. These 
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doors are part of the building’s original fabric and contribute to its Federation-era 
character. The replacement doors will replicate the original profiles and detailing, ensuring 
continuity of spatial arrangements and minimal impact on significant fabric. The original 
doors will be stored for future reinstatement, making the intervention reversible. 

Setting, Views and Vistas 
The proposed works are primarily internal. The replacement entry doors will replicate the 
existing style, mouldings and materials, ensuring no impact on the building’s external 
setting or significant views to or from the site. The visual impact is negligible, as the new 
doors will be sympathetic to the original design and maintain the heritage character of the 
façade. 

Landscape 
No landscape works are proposed. The surrounding open space and mature trees will 
remain unaffected. 

Use 
The building will continue to operate as a community centre. The proposed works support 
inclusive access and do not alter the building’s use or function. 

Demolition 
This is limited to the removal of door units. As the doors will be retained and stored, the 
impact on heritage significance is minimal and reversible. 

Curtilage 
The works are primarily confined within the building and do not affect the curtilage, 
streetscape or external boundaries. 

Moveable Heritage 
The original doors are considered moveable heritage and will be preserved in secure 
storage for potential future reinstatement. 

Aboriginal Cultural Heritage 
The site is not identified as having Aboriginal cultural heritage values. No impact is 
anticipated. 

Historical Archaeology 
The works are internal and do not involve excavation. There is no impact on archaeological 
potential. 

Natural Heritage 
The site is not listed for natural heritage values. No impact is expected. 

Conservation Areas 
The building is located within the Beecroft–Cheltenham Heritage Conservation Area. The 
proposed works are sympathetic to the character of the area and maintain the building’s 
contribution to the precinct. 
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Cumulative Impacts 
The proposed works form part of broader accessibility upgrades. No cumulative adverse 
impacts are anticipated and the works are consistent with previous heritage sensitive 
interventions. 

The Conservation Management Plan 
No formal Conservation Management Plan exists for the site. However, the proposal aligns 
with the Burra Charter principles of minimal intervention, reversibility and respect for 
heritage values. 

Other Heritage Items in the Vicinity 
No direct or indirect impacts to nearby heritage items are anticipated. The works are 
primarily internal and do not affect the broader streetscape or adjacent properties. 

5. Summary and recommendations 

The proposed door modifications at the Beecroft Community Centre are respectful of the 
building’s heritage significance and have been designed to minimise impact on original 
fabric. The four sets of original double doors, which contribute to the Federation-era 
character of the building, will be carefully removed, wrapped and stored for future 
reinstatement. 

Replacement doors will be constructed using matching timber profiles and mouldings, with 
one leaf widened to meet accessibility standards, 850mm clear opening width. Brass-
coloured hardware will be used to complement the heritage aesthetic while ensuring 
compliance with modern accessibility requirements. 

The works respond directly to the 2021 Access Audit Report and aim to improve inclusive 
access for all users while preserving the building’s heritage values. The intervention is fully 
reversible and consistent with conservation principles outlined in the Burra Charter. 

Recommendations: 

• Undertake archival recording of the original doors prior to removal 

• Ensure secure storage of the original doors 

• Use matching materials and detailing for replacement doors.  



Hornsby Shire Council Attachment to Report No. LPP5/26 Page 26 
 

 

Local Planning Panel meeting  26 February 2026  Attachments Page 27 
 

A
T
T
A

C
H

M
E
N

T
 4

 -
 I

T
E
M

 3
   

Appendix A – Photographs/Access Audit Extract/Plans 
 

Photographs 

Figure 1: Beecroft Road Entry - Existing double doors  
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Figure 2: Vestibule Doors  
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Figure 3: Kitchen Foyer Doors  

   

 

Figure 4: East Wing/Balcony Room Doors (south set) 
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2021 Access Audit Extract 

7.5 Accessible Entrance Doorways 
The accessible entrance to the 
community centre is from Beecroft 
Road and offers a double door 
arrangement. 
 
The clear opening width of the 
doorways, for single leaf operation, 
is 715mm that does not meet 
current accessibility requirements. 
 
Lever handles are provided to the 
external side (push bar internally) 
and the threshold is level. 

 

compliance status: NOT COMPLIANT 
Modify the doorway to achieve an 
850mm clear opening width as a 
minimum for single leaf operation. 

best-practice recommendation: 
n/a 

priority: 
MEDIUM 

8.1 Doorways 
DOORS TO ENTRY VESTIBULE 
The clear opening width of the 
doorway, for single leaf operation, is 
715mm that does not meet current 
accessibility requirements. 
 
Knob handles are provided at a 
height of 1050mm – knob handles 
are not considered accessible. 
 
We note that these doorways were 
held open at time of inspection. 

 

compliance status: NOT COMPLIANT 
Modify the doorway to achieve an 
850mm clear opening width as a 
minimum for single leaf operation. 
 
Replace knob handles with lever handles. 

best-practice recommendation: 
n/a 

priority: 
LOW 
(doorways can be held open) 

8.2 Doorways 
DOORS TO KITCHEN LOBBY 
The clear opening width of the 
doorways, for single leaf operation, 
is 755mm that does not meet current 
accessibility requirements. 
 
Knob handles are provided at a 
height of 1040mm – knob handles 
are not considered accessible. 
 
These doorways were held open at 
time of inspection. 
 
Adequate luminance contrast is 
provided between the doorway and 
the wall. 

 

compliance status: NOT COMPLIANT 
Modify the doorway to achieve an 
850mm clear opening width as a 
minimum for single leaf operation. 
 
Replace knob handles with lever handles. 

best-practice recommendation: 
n/a 

priority: 
LOW 
(doorways can be held open) 
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8.6 Doorways 
DOORS TO SANITARY FACILITIES 
(TYPICAL) 
The clear opening width of the 
doorways to the sanitary facilities 
from the hall, for single leaf 
operation, is 760mm that does not 
meet current accessibility 
requirements. 
 
There is a step at the threshold – 
highlighted with a contrasting nosing 
strip. 
 
Knob handles are provided at a 
height of 1100mm – knob handles 
are not considered accessible. 

 

compliance status: FIT-FOR-PURPOSE 
This is not an accessible area of the 
building. 
If access is provided to this area in the 
future, doorways should be upgraded to 
achieve compliance. 

best-practice recommendation: 
n/a 

priority: 
n/a 

Note: Approved minor works will soon commence to raise the floor level of the East 
Wing/Balcony Room to improve accessibility. These floor raising works are considered 
minor and may proceed pursuant to Clause 5.10(3) of the Hornsby Local Environmental 
Plan (HLEP), as confirmed in the Heritage Advice Record – HAR/28/2025 dated 16 September 
2025. As part of these works, the existing double doors will require modification to 
accommodate the new floor level and ensure compliant access. 
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5 January 2026 
Our Ref: 22444A.1TW_Cl 4.6 
 
 

WRITTEN REQUEST FOR EXCEPTION TO A DEVELOPMENT STANDARD 
CLAUSE 4.3 - HEIGHT OF BUILDINGS 

PROPOSED ALTERATIONS AND ADDITIONS TO A DWELLING HOUSE  
27 BELINDA STREET, NORTH EPPING 

 
1.0 Introduction 

DFP has been commissioned by Pedram Heshmati to prepare a request pursuant to clause 4.6 
of Hornsby Local Environmental Plan 2013 (the LEP) in respect of the proposed alterations and 
additions to a dwelling house development at 27 Belinda Street, North Epping.  
 
The proposed development has a height of buildings of 9.365m which exceeds the maximum 
height development standard of 8.5m of the LEP, requiring a clause 4.6 variation request. 
Notwithstanding the contravention of the development standard, this written cl4.6 request 
demonstrates that: 
 

• Compliance with the standard is unreasonable and unnecessary in the circumstances of 
the case (cl4.6(3)(a)); and 

• There are sufficient environmental planning grounds to justify the contravention 
(cl4.6(3)(b)). 

 
2.0 The Nature of the Variation 

Clause 4.3 and the Height of Buildings Map of the LEP identify a maximum height of buildings 
of 8.5m for the Site (Figure 1). 
 

 
Figure 1 Height of Buildings Map 
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The architectural drawings which accompany the development application show that the 
proposed development will have a height of 9.365m which exceeds the maximum height of 
buildings development standard by 0.865m or 10.2%. 
 
At Point A in Figure 2 the height of building is measured from the top of the parapet at the rear 
of the northern corner balcony being RL 81.215m, less existing ground level immediately below 
to the underside of the existing garage slab (with an assumed thickness of 150mm) and 
driveway at RL 71.850m = 9.365m (i.e. an exceedance of 0.865m or 10.2% to the 8.5m 
development standard). This location represents the maximum extent of the proposed 
development’s exceedance of the 8.5-metre height limit. 
 

 
Figure 2 North East Elevation (Source: Artin Design) 

The horizontal extent of non-compliance is shown within Figure 3. Notably, the non-compliance 
is limited to the area shaded red which corresponds with the existing sub-floor car parking area 
and a portion of the driveway which has been historically excavated. 

 

 
Figure 3 Extent of Non-Compliance against Roof Plan 

It is noted that if the interpolated natural ground line is used, as shown on the architectural 
plans, the proposed development would result in a smaller area of height exceedance limited to 
the north-western portion of balcony roof and parapet. 

A 

 

RL71.85 
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It is also noted that the balcony roof design has been sloped down towards the north-western 
corner of the first floor balcony to minimise the height exceedance in this location as shown in 
Figure 4. Point B has a maximum height of 8.89 metres being approximately RL 80.44 over a 
ground level (existing) of RL 71.55. Point A remains the location of the maximum height 
exceedance as previously shown in Figure 2 and as also shown in Figure 4.  
 

 
Figure 4 Sloped Balcony Roof 

 
3.0 Clause 4.6 Assessment 

3.1 Clause 4.6(1) – Objectives of Clause 4.6 

Subclause 4.6(1) of the LEP states the objectives of the clause as follows: 
 

(a) to provide an appropriate degree of flexibility in applying certain development 
standards to particular development, 

(b) to achieve better outcomes for and from development by allowing flexibility in 
particular circumstances. 

 

In the Judgment of Initial Action Pty Ltd v Woollahra Municipal Council [2018] NSWLEC 118 
(“Initial Action”), Preston CJ ruled that there is no statutory provision that requires the applicant 
to demonstrate compliance with these objectives or that the consent authority be satisfied that 
the development achieves these objectives. Furthermore, cl4.6(3) does not expressly or 
impliedly require that development that contravenes a development standard “achieve better 
outcomes for and from development”. 
 
Accordingly, the remaining subclauses of cl4.6 provide the preconditions which must be 
satisfied before a consent authority or the Court may grant development consent to a 
development that contravenes a development standard imposed by an environmental planning 
instrument. These preconditions are discussed hereunder. 
 

A 

 

B
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3.2 Clause 4.6(2) – Consent may be granted 

Subclause 4.6(2) provides that: 
 

(2) Development consent may, subject to this clause, be granted for development even 
though the development would contravene a development standard imposed by this or 
any other environmental planning instrument. However, this clause does not apply to a 
development standard that is expressly excluded from the operation of this clause. 
 

The height of buildings development control in cl4.3 of the LEP is a development standard, 
defined in Section 1.4 of the EP&A Act as follows: 
 

development standards means provisions of an environmental planning instrument or the 
regulations in relation to the carrying out of development, being provisions by or under 
which requirements are specified or standards are fixed in respect of any aspect of that 
development, including, but without limiting the generality of the foregoing, requirements or 
standards in respect of: 
… 
(a)   the area, shape or frontage of any land, the dimensions of any land, buildings or 

works, or the distance of any land, building or work from any specified point, 
(b)   the proportion or percentage of the area of a site which a building or work may 

occupy, 
(c)   the character, location, siting, bulk, scale, shape, size, height, density, design or 

external appearance of a building or work, 
(d)   the cubic content or floor space of a building, 
(e)   the intensity or density of the use of any land, building or work, 
(f)   the provision of public access, open space, landscaped space, tree planting or other 

treatment for the conservation, protection or enhancement of the environment, 
(g)   the provision of facilities for the standing, movement, parking, servicing, 

manoeuvring, loading or unloading of vehicles, 
(h)   the volume, nature and type of traffic generated by the development, 
(i)   road patterns, 
(j)   drainage, 
(k)   the carrying out of earthworks, 
(l)   the effects of development on patterns of wind, sunlight, daylight or shadows, 
(m)   the provision of services, facilities and amenities demanded by development, 
(n)   the emission of pollution and means for its prevention or control or mitigation; and 
(o)      such other matters as may be prescribed. 

 

Furthermore, the height of buildings development standard is not expressly excluded from the 
operation of cl4.6 (see Section 3.5 below). 
 
3.3 Clause 4.6(3) – Consent Authority Considerations 

Subclause 4.6(3) outlines the matters that a consent authority must be satisfied of, when 
consideration a development that seeks to contravene a development standard and states: 
 

(3) Development consent must not be granted to development that contravenes a 
development standard unless the consent authority is satisfied the applicant has 
demonstrated that–  
 
(a) compliance with the development standard is unreasonable or unnecessary in 

the circumstances, and 
(b) there are sufficient environmental planning grounds to justify the contravention 

of the development standard. 

 
This report constitutes a written request for the purposes of the EP&A Regulation 2021 and the 
following subsections address the justifications required under subclause 4.6(3). 
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3.3.1 Clause 4.6(3)(a) - Compliance is Unreasonable or Unnecessary 

In his Judgment of Randwick City Council v Micaul Holdings Pty Ltd [2016] NSWLEC 7 
(‘Micaul’) Preston CJ confirmed that an established means of demonstrating that compliance 
with a development standard is unreasonable or unnecessary is to establish that a 
development would not cause environmental harm and is consistent with the objectives of the 
development standard.   
 
It is considered that the environmental impacts of the proposed development, and specifically 
the component/s of the proposal that contravene the development standard, are appropriately 
avoided, minimised or mitigated as described below: 
 

• Visual privacy - The area of height exceedance is limited to a parapet wall and a small 
portion of the roof towards the north-western section of the building. Notably, no windows 
or balconies are proposed within these areas. As a result, the height exceedance will not 
give rise to any adverse visual privacy impacts including the overlooking of adjoining 
properties; 

• Overshadowing – The proposed development will not result in any overshadowing of 
neighbouring properties due to building setbacks and the topography of the site and 
surrounding land. While the southern adjoining property at 29 Belinda Street would 
typically be most susceptible to overshadowing, it is located approximately 6 metres 
higher in elevation, allowing it to maintain solar access; 

• Scale and Built Form – The design of the proposed development is not excessive in 
scale and built form as demonstrated by the flat roof and a floor to ceiling height of 2.7m 
at the ground floor and 2.5m at the first floor. Furthermore, the area of building height 
exceedance does not excessively contribute to additional bulk and scale of the 
development as the proposed height is to exceed by a maximum of 0.865m or 10.2% 
within a small section of the parapet wall and roof largely resultant from historic 
excavation; and 

• Streetscape and character – The proposed development retains various existing 
external walls as well as the existing building platform. This provides that the 
development will remain consistent with the established location of the existing building.  

 
Furthermore, the proposed development is considered to be consistent with the objectives of 
the R2 Low Density Residential Zone development standard as described below. 
 

Objectives of the R2 Development Standard Assessment 

•  To provide for the housing needs of the 
community within a low density residential 
environment. 

The proposed development is for 
alterations and additions to a dwelling 
house. The proposed dwelling house 
would be suitable and consistent with a 
low density residential environment. 
 

•  To enable other land uses that provide facilities 
or services to meet the day to day needs of 
residents. 
 

The proposed development does not 
offend this objective. 

 
Accordingly, for the reasons identified above it is considered that strict compliance with the 
height of buildings development standard is unreasonable or unnecessary as the non-
compliance will not cause environmental harm and the proposed development is consistent 
with the objectives of the R2 Low Density Residential Zone development standard, 
notwithstanding the non-compliance. 
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3.3.2 Clause 4.6(3)(a) - Sufficient Environmental Planning Grounds 

In the Judgment of Four2Five Pty Ltd v Ashfield Council [2015] NSWLEC 1009 (“Four2Five”) 
Pearson C indicated there is an onus on the applicant to demonstrate, through the written 
request, that there are “sufficient environmental planning grounds” such that compliance with 
the development standard is unreasonable or unnecessary. Furthermore, that the 
environmental planning grounds must be particular to the circumstances of the proposed 
development rather than public benefits that could reasonably arise from a similar development 
on other land. 
 
In Initial Action, Preston CJ indicated that it is reasonable to infer that “environmental planning 
grounds” as stated in under cl4.6(3)(b), means grounds that relate to the subject matter, scope 
and purpose of the EPA Act, including the objects in s1.3 of the EP&A Act. 
 
The site-specific environmental planning grounds that support the proposed variation to the 
building height development standard in this circumstance include the following: 
 

• Historic Excavation: the variation results from historic excavation, and the proposed 
development would provide a lesser exceedance if an interpolated ground level were 
used as documented on the submitted architectural plans; 

• Responding to Topography: the historic excavation and current design responds to the 
site’s steep topography; 

• Sustainability: the utilisation of the existing building promotes sustainable development 
objectives by minimising use of materials; 

• Site Coverage: the provision of an upper floor addition minimises the building platform 
extent which improves the environmental performance of the site including minimising 
site coverage; 

• Minor Nature of Variance: minor nature of the variance;  

• Streetscape: being consistent with the prevailing streetscape pattern; 

• Interface with 25 Belinda Street: Rear and side boundary interfaces to the adjoining 
property at 25 Belinda Street are to internal access driveways only resulting in nil or 
negligible amenity impacts; and 

• Interface with Lane Cove National Park: There are no residential properties on the 
other side of Belinda Street minimising the visual impact. The interface with Lane Cove 
National Park is considered acceptable and the dwelling house appropriately setback in 
line with existing residential development. 

 
In Micaul and Initial Action, Preston CJ also clarified that sufficient environmental planning 
grounds may also include demonstrating a lack of adverse amenity impacts. As summarised 
above, the proposal satisfactorily avoids, manages or mitigates adverse amenity impacts. 
 
Accordingly, it is considered that there are sufficient environmental planning grounds to justify 
the contravention of the height of buildings development standard in this instance. 
 
3.4 Clause 4.6(6) – Subdivision on Certain Land 

Clause 4.6(6) is not relevant to the proposed development as it does not relate to subdivision of 
land. 
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3.5 Clause 4.6(8) – Restrictions on use of cl4.6  

Clause 4.6(8) of the LEP states as follows:  
 

(8)   This clause does not allow development consent to be granted for development that 
would contravene any of the following— 
(a)  a development standard for complying development, 
(b)   a development standard that arises, under the regulations under the Act, in 

connection with a commitment set out in a BASIX certificate for a building to 
which State Environmental Planning Policy (Building Sustainability Index: 
BASIX) 2004 applies or for the land on which such a building is situated, 

(c)   clause 5.4, 
(caa)  clause 5.5, 

 
Clause 4.6(8) is not relevant to the proposed development as it is subject to a DA and does not 
constitute Complying Development, the proposal does not contravene a development standard 
that arises, under the regulations under the Act, in connection with a commitment set out in a 
BASIX certificate for a building to which SEPP BASIX applies for the land. The proposal also 
does not relate to a standard under Clause 5.4 or Clause 5.5 of the LEP. 
 
4.0 Conclusion and Recommendations 

The proposed development contravenes the height of buildings development standard under 
cl4.3 of the LEP as the proposed development provides a height of 9.365m which exceeds the 
maximum height development standard of 8.5m by 0.865m or 10.2%. 
 
This written request to vary the development standard has been prepared in accordance with 
cl4.6(3) of the LEP and demonstrates that the preconditions under cl4.6 for granting of 
development consent have been met.  
 
The height of buildings control under cl4.3 of the LEP is a development standard and is not 
excluded from the application of cl4.6 (cl4.6(2)).  
 
Strict compliance with the development standard is unreasonable and unnecessary (cl4.6(3)(a)) 
because, notwithstanding the contravention of the height of buildings development standard, 
the proposed development:  
 

• will not result in environmental harm; and  

• is consistent with the objectives of the height of buildings development standard pursuant 
to cl4.3 of the LEP;  

There are sufficient environmental planning grounds (cl4.6(3)(a)) to justify the contravention of 
the height of buildings development standard including:  
 

• the sloping site topography; 

• the minor nature and location of the departures in the context of the scale of the building; 

• the variation being the result of historic excavation and otherwise being compliant with an 
interpolated natural ground line; 

• the environmental benefits of utilising the existing structure and minimising building 
platform extent; and 

• the lack of significant adverse environmental amenity impacts arising from the proposal. 

Accordingly, this written request can be relied upon by the consent authority when documenting 
that it has formed the necessary opinions of satisfaction under cl4.6(3) of the LEP. 
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Prepared by: Emma Calvar, Assistant Project Planner 
 
Reviewed by: Henry Burnett, Director 
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Dear Chief Executive Officer and planner                       revised 29
th

 January 2026 

PREMISES AT 23 North Street Mt Colah 

PROPOSED ALTERATIONS AND ADDITIONS TO AN EXISTING DWELLING. 

CLAUSE 4.6 REQUEST  -EXCEPTION TO THE DEVELOPMENT STANDARD (HEIGHT OF 

BUILDINGS) - HORNSBY LOCAL ENVIRONMENTAL PLAN 2013 

This present document is a written variation request submitted under clause 4.6 of Hornsby 

Local Environmental Plan 2013 in connection with a development application seeking 

consent for alterations and additions to an existing one and two storey dwelling. 

1.  INTRODUCTION 

Clause 4.3 of the HLEP controls the height of building. Relevantly, clause 4.3 (2) of HLEP 

provides that the height of a building on any land is not to exceed the maximum height 

shown for the land on the height of buildings map, which is 8.5M. 

The site consist of an existing one and two storey dwelling. The 2 storey portion consists of 

a double garage, which is visible from the streetscape as being 2 storeys. As the existing 

ground slopes up towards the rear of the site, the dwelling becomes single storey when 

viewed externally, however excavation below this back section which forms part of the 

garage as storage area and a laundry, it is not visible when looking at the 3 elevations – NE, 

SE and SW. 

A first floor addition has been proposed above portion of the existing dwelling, the 

proposed addition is located to the rear of the existing dwelling where it can be seen as a 

single storey.Due to the excavated subfloor area which has formed a store area to the 

garage has created a slight non compliance to the building height to portion of the new 

roof, where as if the subfloor was left as existing natural ground level, as seen externally on 

the elevations, the building height would have been compliant. 

The additional portion exceeds the building height by a varied height, with a max. variation 

of 1.63m which is located direclty below the existing excavated storage area level 

A variation has been requested. 

2. REQUEST TO VARY A DEVELOPMENT STANDARD 

It is requested that a variations be sought for the max height (clause 4.3) for the minor 

portion of the proposed roof to the proposed first floor addition.  

The request is submitted to council in connection with and in support of the development 

application and is to be read in conjunction with the statement of environmental effects and 

submitted to council in support of and to inform the development application. 

The SOEE deals with the impacts of the development proposal in detail and provides details 

and compliance with the relevant planning controls and objectives. 

Clause 4.6 of the HLEP allows Council to grant consent for development even though the 

development contravenes a development standard imposed by the LEP. The clause aims to 

provide an appropriate degree of flexibility in applying certain development standards to 

achieve better outcomes for and from development. 

Clause 4.6 of the HLEP requires that a consent authority be satisfied  and consider a written 

request that seeks to justify the contravention of the development standard by 

demonstrating - 

* that compliance with the development standard is unreasonable or unnecessary in the 

circumstances of the case.  
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This is due to an existing sub floor store area, an extension to the garage had been 

excavated into the ground many years ago and thus bringing the height level which requires 

it to be measured from the the excavated level and not the natural ground level, otherwise 

it would have been compliant 

* That there are sufficient environmental planning grounds to justify contravening the 

development standard. 

*The applicant’s written request has adequately addressed the matters required to be 

demonstrated to the above. 

* The proposed development will be in the public interest because it is consistent with the 

objectives of the particular standard and the objectives for the development within the zone 

in which the development is proposed to be carried out. 

The consent authority’s satisfaction as to those matters, must be informed by the objective 

of providing flexibility in the application of the relevant control to achieve better outcomes 

for and from the development in question. 

The above has been referenced to the Wehbe test or the 5 part test. 

It can be concluded that the 1
st

 of the 5 common ways that compliance with a development 

standard may be demonstrated to be unreasoanble or unnecessary. 

The objectives as listed above and below, of the development standard have been achieved 

notwithstanding the non-compliance 

3. DEVELOPMENT STANDARD TO BE VARIED 

The site is Zoned R2 under the HLEP.  

This written request is to justify the contravention of the standard by demonstrating that 

compliance with the development standard is unreasonable or unnecessary in the 

circumstances of the case and that are sufficient environmental planning grounds to justify 

contravening the development standard. 

The proposed development will be in the public interest as it is consistent with the objectives 

of the standards and are of relevance to the subject matter of the development application 

and the objectives for the development within the R2 zone under HLEP in which the 

development is proposed to be carried out. 

A  small portion of the proposed roof to the first floor addition exceeds the 8.5m building 

height (max 1.63m) . Due to the existing excavated storage area, the building height is 

taken from this level and not the natural ground level and therefore portion of the proposed 

first floor addition roof exceeds the required building heights. Given the natural slope of 

the site the proposed addition generally complies with the building height, except for the 

small portion of the ridge of the new roof. When view from the streetscape the proposal sits 

well below the tree canopy and does not present any bulk and scale to the streetscape. With 

a naked eye it would be difficult to see that any portion of the proposed new roof to the 

first addition contravens by 1.63m above the building heights 

When viewed from the streetscape the proposed addition is in line with the building height 

of the adjoning property no.21. Even though the proposed new ridge height is slightly 

higher than that of the adjoning property No.21it will not be noticed.  

The adjoining new dwelling -No.21 is located closer to the streetscape, whereas our 

porposed first floor additions has been designed and located further back and  sits well 

behind the front façade of the adjoining new dwelling, giving the appearance the No.21 new 

dwelling is much higher. 
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It is requested this slight non-compliance be considered, as this portion of the new roof to 

the proposed new first floor addition will not affect adjoning neighbours in view loss, 

privacy loss or solar loss. This portion of the roof is located directly above the existing 

excavated store area which the building height level requires to be taken from and therefore 

makes it non compliant with the buiding height. 

Due to the topography of the land with the site falling towards the front of the site and the 

excavated storage area is at a lower level than the existing natural ground level, it is 

difficult to adhere strictly to the required building height. 

4. THE OBJECTIVES OF THE STANDARDS 

Clause 4.3 (1) of the HLEP  and the objectives of this clause are as follows: 

a) to permit a height of buildings that is appropriate for the site constraints, 

development potential and infrastructure capacity of the locality. 

The scale of the proposed development is consistent with the adjoining residential 

lots. Due to the site constraints it can be demonstrated the the building height sits 

well within the streetscape, it does not present any bulk and scaleto the streetscape. 

It is designed and located well behind the front building setback that when viewed 

from the street it is much lower than the preseeding neighbouring new dwelling, 

No.21 which is closer to the street frontage and appears to be much higher than the 

proposed first floor addition. 

The proposed development does not result in any privacy issues or impacts to 

nearby neighbours, which have been addressed in the statement of environmental 

effects. 

The proposal satisfies this objective. 

4.6 Exceptions to development Standards 

Clause 4.6 (1) of the HLEP  and the objectives of this clause are as follows: 

a) to provide an appropriate degree of flexibility in applying certain development 

standards to particular development, 

Due to pre-existing structures on the site and the topography it is difficult to strongly 

adhere to the building height control. It is requested that council provide some degree of 

flexibilty to this variation as the proposal will not affect adjoning properties in view loss, 

privacy and or solar access. The scale of the proposed development is consistent with the 

adjoining residential lots and sits well within the streetscape .  

The proposed first floor addition to the existing dwelling is consistent with the low density 

character of the area. 

b) to achieve better outcomes for and from development by allowing flexibility in 

particular circumstances.  

The proposal has been designed in a manner where it is located at the rear portion of the 

existing dwelling which predominately is only single storey when viewed from any sides of 

the dwelling. One would assume that there is no additional level below this section of the 

existing portion of the house. 

The proposed addition will provide the owners with much needed space for their growing 

children with larger bedrooms and a separate multipurpose room. This design is far more 
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practical as it will not disrupt the existing ground floor level living area and out door 

recreational area. 

The first floor addition allows the existing landscaping area to remain without any 

disturbance. 

Other justification for variation and to provide for flexiblity to this control 

The proposal will not interrupt view corridors of its neighbours to any significant or material 

extent. 

The proposal will not visually impact the streetscape or when viewed from the a public place 

such as the road, parks, reserve and or a community facility. The proposal has been 

designed with a hip roof structure to follow the design of the existing dwelling.  

.In respect of the height standard which is of a minimal significance with respect to the 

objectives of the relevant applicable height of building development standard. The gradient 

of the land and the height of the existing building, all assist in ensuring that a casual 

observer would have some difficulty in reading a small part of the additional building height 

of the roof to the proposed first floor addition being approx. 1.63m above the required 

control. 

Reason for the building height breach is due to the existing excavated storage area, the 

level of this sub floor area is lower than the existing natural ground level.  

It is concluded that the development will be consistent and will still satisfy relevant height 

objectives, notwithstanding the numerical departure from the standard contained in clause 

4.3 of HLEP. 

The development is consistent with all of the abovementioned objectives of the standard. 

The proposed development is consistent with such of the aims of the HLEP as are relevance 

to the development. 

5. ENVIRONMENTAL PLANNING GROUNDS TO JUSTIFY CONTRAVENING THE DEVELOPMENT 

CLAUSE 4.6  

There are sufficient environmental planning grounds to justify contravening the 

development standard. 

The proposal is consistent with the aims of the HLEP as it constitutes a good environmental 

planning ground justifying a contravention of the maximum height of buildings 

development standard contained in clause 4.3 of the HLEP. 

Another good environmental  planning ground justifying a contravention of the 

development standard in this instance is that there is no demonstrable public benefit in 

maintaining the development standard, in this instance, for to do, would not result in any 

material public benefit in this situation. 

The maximum height that is achieved in this case is max 10.13m (only a small portion of 

the new roof exceeds the 8.5m height )  When viewed externally the new addition is not 

prominent in the slightly excess building height. The small portion of the roof that breaches 

the building height is only due to the existing excavated sub floor area which is lower than 

the natural ground level. If however the building height was taken from the exisitng natural 

ground level the proposed first floor addition would comply with the 8.5m building height  

The proposed development will result in an improved outcome for the occupants and for 

the wider community in that there are likely to be no significant emenity impacts for 

residents and neighbours. 
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The proposed development is unlikely to increase the demand on local infrastructure and 

service and is entirely consistent with such of the zone objectives as are of relevance. The 

residential environment will remain characterised by a diverse range of low density dwelling 

styles, whilst not detracting from the consistent natural landscape setting. 

This is a written request that the development will achieve the relevant zone objectives 

notwithstanding the numerical non-compliance with the height standard contained in clause 

4.3 of the HLEP. 

The above consitute good environmental planning grounds to justify contravening the 

development standard. 

The Nature of the development 

The proposed development does not comply with the Height of Buildings development standard as a part 
of the roof of the proposed first-floor addition is above a portion of the existing dwelling at the rear which 
has an excavated subfloor area.  
The non-compliant part of the roof exceeds the building height limit by a maximum of 1.63m at the highest 
point of the pitched roof above the subfloor. This is calculated as follows:  
• The finished floor level of the garage and subfloor area is at RL174.4.The slab is assumed to be 
150mm thick therefore the excavated ground level is taken to be RL174.25.  

• The highest part of the roof above the excavated subfloor is at RL184.38 thereby having a height 
of 10.13m.  

• This constitutes a variation of 19.17% from the 8.5m development standard.  
 
The extent of the non-compliance is shown in extracts of the elevation, section A-A and height blanket section at 

Figure 2, Error! Reference source not found. and Figure 4. 

 

 

 



Hornsby Shire Council Attachment to Report No. LPP8/26 Page 7 
 

 

Local Planning Panel meeting  26 February 2026  Attachments Page 81 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 5
   

 

6. CONCLUSION 

A small portion of the proposed roof to the first floor addition which contravens the 

building height has been designed so that it does not impact the streetscape and to reduce 

any bulk to building. The breach has come about due to the existing excavated sub floor 

area. It will not affect adjoining properties. It blends well with the existing building and sits 

well within the streetscape without appearing bulky,the building height breach to be when 

view from the the existing natural ground level 

Amenity to adjoning properties is maintained and no view loss will be experienced by the 

proposal. 

The proposal will not have an adverse effect on any special ecological, scientific or aesthetic 

values. 

It is requested that this non compliance be supported as there would be no practical utility 

in enforcing strict compliance with the relevantly applicable height of buildings 

development standard. All of  the above constitutes good environmental planning grounds 

to justify contravening the development standard in this particular instance. 

The variation from the development standard will not contravene any overarching State or 

regional objectives or standards, it will have no effect outside the site’s immediate area and 

rises no issue of significance for State and or regional environmental planning. 

Maintaining strict numerical with the 8.5m height of buildings development standard would 

not result in any public benefit in this instance. To maintain, to strictly enforce and apply 

the development standard in this instance would prevent the carrying out of an otherwise 

well designed residential development which is suited to the site. 

IN SUMMARY 

It is requested that this development justifies the contravention of the height of buildings 

development standard contained in clause 4.3 of the HLEP by demostrating that compliance 

with the development standard is unreasonable or unnecessary in the circumstances and 

the there are sufficient environmental planning grounds to justify contravening the 

development standard. 
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The proposed development shows it will be in the public interest as it is consistent with 

such of the objectives of the standard as are of relevance to the subject matter of the 

development application and the objectives for the development within the R2 zoning. 

It is sought that this development application may be approved with the variation as 

proposed in accordance with the flexibility allowed under clause 4.6 of the HLEP. 

 

Yours Sincerely 

Jitka Jankovec c/- JJDRAFTING AUST.P/L 
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