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Introduction 

The High Street and Ashley Street, Hornsby Planning Proposal seeks to amend the Hornsby Local 

Environmental Plan 2013 (HLEP) to increase the maximum height of building at Nos. 2 and 4 High Street, 

Hornsby (Site 01) to 12 storeys and land in Ashley Street, and Webb Avenue, Hornsby (Site 02) to 6 storeys. 

The Planning Proposal is based the Hornsby RSL Club’s vision for the sites, the concepts and building heights 

identified in the draft Hornsby Town Centre Masterplan (HTC Masterplan) and the Altis Architecture High Street 

and Ashley Street Hornsby Design Concept 2022 (Design Concept). 

This Heritage Impact Statement (HIS) outlines the planning proposal and identifies any potential heritage 

impacts on the significance of the heritage listed Hornsby War Memorial Hall at No. 2 High Street, Hornsby, 

nearby heritage items and the Hornsby Westside Heritage Conservation Area. It draws on the Archnex Designs 

Statement of Heritage Impact (amended) Hornsby War Memorial Hall, November 2017 attached as an 

Appendix. It should be referred to for history and heritage significance assessment detail. 

Location and Subject Sites 

The Planning Proposal applies to land in south-west periphery of the Hornsby Town Centre (HTC). Site 01 

compromises Property No. 2 High Street – the Hornsby War Memorial Hall and Property No. 4 High Street, 

Hornsby - the Hornsby RSL club premises and its rear at-grade open carpark.  

The three-level club premise has a primary frontage to High street to the East and a secondary frontage onto 

Ashley Lane to the North. The Ashley street boundary to the south provides access to the rear carpark and 

the club’s western boundary is shared with a residential flat building.  

The Hornsby War Memorial Hall is a 2-storey building with a set-back eastern façade to High Street.  It is 

bounded by the RSL Club premises on its southern and western sides and Ashley lane to its north. It is owned 

by the Hornsby War Memorial Hall Committee Incorporated.  

  

Location of the subject sites in the Hornsby Town Centre 

Site 02 is south of Site 01 and is made up of Nos. 7,9,11,15,17and19 Ashley Street, and Properties No. 2 and 

4 Webb Avenue, Hornsby. The land is owned by the Hornsby RSL Club and all the lots are vacant except 

No.19 Ashley Street which retains a single dwelling. The combined lot has frontages onto Ashley Street to the 

north, Forbes Street to the east and Webb Avenue to the south. The western boundary of Site 02 is shared 

Site 01 

Site 02 



with existing low-density dwellings and the area around Site 02 contains a mix of low density and medium 

density dwellings and some health-related professional suites.  

Planning and Heritage Context 

Zones, Building Heights and Heritage Listings 

Site 01 is Zoned B4 Mixed Use in the HLEP and has a maximum building height of 26.5 metres (8 storeys).  

Site 02 is zoned R3 Medium Density Residential and has a maximum building height of 10.5 metres (3 storeys).  

     

Subject sites and existing Height of Buildings                           Subject sites and heritage listings 

The Hornsby War Memorial Hall at No. 2 High Street is included as local Heritage Item No. 483 in Schedule 5 

– Environmental Heritage in the HLEP. The sites are in proximity to the Peat’s Ferry Road and Mount Errington 

Precincts of the Hornsby West Side Heritage Conservation Area (HCA) 

Heritage Conservation 

Clause 5.10 of the HLEP includes standard provisions for considering heritage items and places in HCAs when 

development is proposed. Of particular relevance to the Planning Proposal are requirements that provide the 

consent authority with the opportunity to pro-actively manage development outcomes so that adverse heritage 

impacts are avoided.  The clauses require that a consent authority: 

 must, before granting consent consider the effect of the proposed development on the heritage 

significance of the item or area concerned 

 may require a heritage management document to be prepared that assesses the extent to which the 

carrying out of the proposed development would affect the heritage significance of the heritage item 

or heritage conservation area  

 may require before consent is granted, the submission of a heritage management document (usually 

a Conservation Management Plan)  

The heritage provisions of the HLEP are reinforced by General Design Requirements and Prescriptive 

Measures in Part 9 - Heritage of the Hornsby Development Control Plan 2014 (HDCP)  

Hornsby West Precinct 

The HDCP identifies that Site 01 is in the Hornsby West Precinct of the Hornsby Town Centre. Part 4.5.1 of 

the HDCP identifies that development should contribute to the desired future character of the area and that:  

‘The West Side precinct is the traditional heart of Hornsby……... New buildings should reinforce 

the traditional shopping centre character of the precinct though well scaled podium forms, a 

consistent street wall height, active frontages and continuous awnings to primary streets that 

together contribute to the pedestrian experience.   



The West Side Precinct Structure Plan (Figure 4.5(f) in the HDCP) defines public domain upgrades and an 

active High Street frontage for Site 01 and public domain upgrades along its Ashley Street boundary.  

Draft Hornsby Town Centre Masterplan  

The HTC is projected to provide up to 3,500 new dwellings and the bulk of commercial floorspace to 2036 to 

meet the Shire’s long-term housing and job targets. The draft HTC Masterplan identifies a series of 

recommendations and interventions to accommodate change and to deliver housing diversity and density and 

identifies that the land subject to the Planning Proposal is part of the “Western heritage” mixed-use 

development precinct. It recommends ‘Entertainment and Dining’ land uses for Site 01 (identified as Site 13 in 

the Masterplan) and increasing the maximum building height to 38.5m (12 storeys). For Site 02 (identified as 

Site 14 in the Masterplan), it recommends retaining residential land uses and increasing its maximum building 

height to 20.5m (6 storeys) for Seniors Housing only.   

Heritage Significance  

Hornsby War Memorial Hall 

The Archnex SoHI identifies that the Hall was built in 1962 and that it is a prominent building within the Hornsby 

Town Centre of historical, aesthetic, and social heritage significance. Its heritage value is in its association 

with the Cenotaph on Peat’s Ferry Road and the adjacent to the RSL Club, its International Style architecture 

and glass façade, its ongoing memorial and community use, memorial fixtures, layout and its design by local 

architect Ross Innes Aynsley. 

 

Site 02 – the Hornsby War Memorial Hall - High Street Façade and Interior (images from HWMH Website) 

The Archnex SoHI further identifies that the Hall demonstrates a class of building that is part of the social/civic 

fabric of the suburb of Hornsby and the wider Shire because it is where the Eternal Flame commemorates the 

fallen, ANZAC Day and Remembrance Day services are held and because a wide range community groups 

meet in and use the premises. 

Hornsby West Side Heritage Conservation Area and Nearby Heritage Items  

The land included in the Planning Proposal is approximately 100m south of the Peat’s Ferry Road Precinct 

and 120m east of the Mount Errington Precinct of the Hornsby West Side Heritage Conservation Area (HCA).  

Part 9.3.7 of the HDCP identifies that the Peat Ferry Road (formerly Pacific Highway) Precinct includes the old 

Hornsby town centre, contains one of the few surviving streetscapes of Federation and Inter War period 

commercial buildings in Hornsby and includes a number of individually listed heritage items, mostly shops and 

civic buildings. The HDCP identifies that the built form of the Mount Errington Precinct is diverse and 

predominantly residential, characterised by detached single storey houses on separate lots. Houses from the 

Federation and Inter-War periods establish the characteristic qualities of the precinct. 

  



The Planning Proposal   

The Planning Proposal seeks to amend the HLEP to facilitate the Hornsby RSL Club’s vision for extended and 

expanded club facilities, a hotel, shop-top housing and seniors housing as illustrated in the Design Concept. 

Specifically, it proposes:  

 Increasing the maximum building height for Properties No. 2 and No. 4 High Street Hornsby (Site 01) 

from 26.5 metres (8 storeys) to 12 storeys (38.5 metres), and  

 Increasing the maximum building height for Properties Nos. 7, 9,11,15,17 and 19 Ashley Street and 

Nos. 2 and 4 Webb Avenue, Hornsby (Site 02) from 10.5m (3 storeys) to 20.5m (6 storeys) for seniors 

housing development only.  

The Design Concept illustrate an indicative bult form within the proposed new building heights. The final design 

and built form at both sites would be determined at development stage and subject to relevant legislation and 

policies of the day. For Site 01 the Design Concept includes: 

 Six-storeys of shop-top housing over the existing club auditorium  

 A six level, above and below grade car park at the at-grade car parking area to the west of the Club  

 An extension to the club space above the car parking levels, with a six-storey hotel above that  

 Other club extensions and internal reconfigurations   

 A possible built form to accommodate the above 

 A set-back tower building at No. 2 High Street, with a 2-3 storey form to the High Street boundary 

For Site 02 the Design Concept illustrates the possibility of two buildings of four-six storeys when viewed from 

the street on Ashley Street, Forbes Street and Webb Avenue, with a transition in building height provided at 

sensitive interface areas adjacent to surrounding residential areas.  

 

Sites 01 and 02 – Indicative Building Envelopes – Altis Architecture 2022 

Heritage Impact Assessment  

Hornsby War Memorial Hall 

The existing 26.5 metre (8 storeys) building height across Site 01 allows for the retention of the War Memorial 

Hall while providing air-space development opportunities above. The Design Concept illustrates indicative 

building envelopes and a potential urban form for Site 01 within a new 12-storey new maximum building height 

that also provides air-space development opportunities above the Hall, but at a larger scale.  

Neither the existing nor the proposed new building heights would have any direct adverse impact on retention 

of the Hall and its fabric or establish an urban form that indicates the Memorial Hall would need to be 

demolished, or its fabric, form or use compromised. The proposed additional building height at Site 01, 



however, has potential to introduce scale and bulk impacts which in turn could impact the Hall’s setting and its 

spatial and visual relationship with the Cenotaph and the RSL Club. 

To mitigate potential additional height adverse impacts, amendments to Part 9.2 – Heritage Items – of the 

HDCP are proposed.  They include requirements for development at Site 01 to:  

 retain the Hornsby War Memorial Hall  

 adopt a high quality and respectful contextual design approach that is sympathetic to and 

complements the Hall’s significant fabric, form, setback, detail and landscaping  

 be designed to provide for an integrated and holistic development outcome across Site 01.   

New General Design Requirements for cantilevers are also proposed in Part 9.2 of the HDCP to ensure that 

any cantilever over a heritage item complements the form, style and character of the heritage item and allows 

it to be viewed and interpreted as a discrete entity.  

It is considered that provided the proposed HDCP heritage control amendments progress, the heritage impact 

of the additional building height at Site 01 on the Hornsby War Memorial Hall would be no greater than that of 

the existing building height. It could be argued that the additional development opportunity provided by the 

proposed building height increase may, conversely, act to further secure the conservation of the Hall as its 

retention within a 12-storey development envelope would have less proportional impact on overall floorspace 

yield than its retention within an 8-storey development.   

Hornsby West Side Heritage Conservation Area and Nearby Heritage Items  

Site 01 is approximately 80m south of the Peat’s Ferry Road Precinct of the Hornsby West Side Heritage 

Conservation Area (HCA) and a group of heritage listed shops and the cinema on the western side of Peats 

Ferry Road between William and Dural Streets. Site 01 and Site 02 are approximately 120m to the east of the 

Mount Errington Precinct.   

Sites 01 and 02 reflect a post-war and late twentieth century-built form that is distinct from the character of the 

remainder of the West-Side and the sites are not part the retained Federation/ Inter War period streetscape of 

the old Hornsby Town Centre. Due to this, the distance separating them from heritage items and precincts, 

and intervening existing development, it is considered unlikely that the proposed 12 storey building height at 

Site 01 and 6 storey building height at Site 02 would directly impact the heritage significance of nearby HCA 

precincts or heritage items or alter their immediate setting or context.   

Potential impacts will be managed through the HLEP and existing and proposed heritage provisions of the 

HDCP, which adopt a ’whole of building’ approach, apply to building exteriors and interiors, and require that 

the setting of an item is considered in any development nearby. Part 9.4 of the HDCP - Development in the 

Vicinity of Heritage - requires new work that is sympathetic to the heritage significance of nearby heritage 

items, or adjoining heritage conservation area, and their settings. 

Summary 

The Planning Proposal includes the War Memorial Hall at No. 2 High Street which is listed as Heritage Item 

No. 483 in the HLEP. It is a prominent building within the Hornsby Town Centre and is significant for its 

association with the Cenotaph on Peat’s Ferry Road and the adjacent to the RSL Club at No. 4 High Street, 

its International Style architecture and glass façade, its ongoing use, memorial fixtures and layout of its rooms.  

It was designed by local architect Ross Innes Aynsley. 

The proposal affects land in the vicinity of several commercial and residential heritage items and the Mount 

Errington and Peats Ferry Road Precincts of the Hornsby Westside Heritage Conservation Area.  

The new building heights proposed in the Planning Proposal are consistent with the building envelopes 

identified for the sites in the HTC Masterplan and Design Concept. The Masterplan and Design Concept 

emphasise the retention of the Hornsby War Memorial Hall within a 12-storey integrated and holistic built form 

across Site 01. 



This heritage impact assessment concludes that the Planning Proposal will not have direct implications in 

terms of the fabric of the War Memorial Hall, but that the potential context, height and scale impacts of a 12-

storey development at Site 01 need to be carefully managed through existing and the proposed new 

development controls. The proposal would have no direct or indirect impact on nearby heritage items or HCA 

Precincts. New heritage, setback and height control amendments to the Hornsby Development Control Plan 

2014 (HDCP) are proposed to ensure development does not adversely impact heritage values.  

  



 

Appendix A 

 

Statement of Heritage Impact (amended) Hornsby War Memorial Hall  

Archnex Designs November 2017 








































































































































