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Plumb's Chambers 82 & 84 Fitzroy St Statement ot Heritage impact

1.0 INTRODUCTION

This report has been commissioned by the McConaghy Group as part of
their development proposal for the expansion of the existing Shopping
Centre known as Rose City Shopping World.

The expansion is required to meet the needs of a growing population
within the Warwick Shire district and to maintain a significant retail centre
within the central business district of Warwick. To satisfy the needs of
shop retailers for space and the demand for growth, the expansion would
require the use of the site occupied by 82 Fitzroy St and 84 Fitzroy St
known as Plumb’s chambers.

The development proposal therefore includes the purchase of the site
containing the two buildings. The site is currently under an option to
purchase subject to the outcome of current development applications.

The development proposal would involve the demolition of 82 Fitzroy
Street and the partial demolition, retention-and conservation of 84 Fitzroy
St. The retained and conserved building (84 Fitzroy St) would remain
associated with the shopping centre development.

Plumb's Chambers is currently listed on the Queensland Heritage'

Register. This report addresses heritage conservation issues related to
the development and its impact on the existing Plumb's Chambers site.
In particular, it addresses the issues related to:

= the proposed conservation approach {being the full demolition of 82
Fitzroy St and the partial demolition of 84 Fitzroy St) and the
subsequent impact on the cultural significance of the buildings.

= the development of the retail centre and its impact upon the heritage
listed buildings.

To aid this assessment, this report refers to the recently commissioned
Conservation Assessment Report by Watson Architects (June 2008).

A development application for the above prolposai has been lodged with
the local authority and this report is to also form a response to the EPA's
information request related to the proposal.

Where reference is made to “84 Fitzroy St" it will mean the two-storey

sandstone Heritage Place located at this address. Where reference is

made to "the proposal” it will mean the development scheme as indicated
. by the Thomson Adsett Architects drawings set out in Appendix 1.

As-existing drawings and sketch [proposals for the alterations and future
reuse of 84 Fitzroy 5t are set out in Appendices 3 and 4 respectively.

This report is prepared in accordance with the principles set out in the
Austrafia ICOMOS Charter for the Conservation of Places of Cultural
Significance (the Burra Charter) and the guidelines to the Burra Charter.

watsonarchitects 3
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Plumb's Chambers 82 & 84 Fitzroy St Statement of Heritage Impact

2.0 EXISTING CONDITIONS

The site is described as Lots 1-3 RP5801 and Lot 1 RP94676. It is
located on the southern side of Fitzroy Street facing Leslie Park
approximately halfway along that portion of Fitzroy St between Palmerin
St (the main street of Warwick’s retail centre) and Guy Street. The site
sits at the corner of Fitzroy St and Haig Avenue, a small road that
provides access to the existing shopping centre development behind the
site and to the police station to the west of the site. The Queensiand
State Heritage-listed Warwick Police Station and Court House buildings
are jocated at the western end of Fitzroy St.

The site is currently in private ownership with both buildings remaining
vacant.

The Conservation Assessment Report included an investigation of the
physical fabric of the buildings to assess the existing condition and the
extent to which early fabric survives. The investigation was informed by
the structural report prepared for the client by Farr Engineers Associates
Pty Ltd, July 2007.

The condition of each building is discussed in detail within the
Conservation Assessment Report. This report concluded that the
condition of the two buildings were in differing states of -disrepair, with
both buildings suffering from significant structural issues.

82 Fitzroy St

The smaller brick and timber building, 82 Fitzroy St, is considered
substantially compromised in its structural stability and unsafe in its
current condition. Due to the extent of decay and deterioration, the scope
of work required to stabilise and repair the structure would include the
complete removal of the remaining existing internal floor structure,
finishes and roof framing. This would require the almost complete loss of
the existing fabric and reconstruction of the buiiding.

Significant conservation and reconstruction of the masonry walls would
also be required to overcome the damp issues and settlement within the
masonry structure, .

The report concluded that due to the extent of decay to the fabric and
required reconstruction, this work would substantially reduce the cultural
significance of the place and result in a replicated building with no original

fabric or. patina. Having regard to the current state of the building, -

associated issues of safety and health of the pubiic and the economic
undertaking to reconstruct the building, there remains no realistic prudent
or feasible alternative to its demolition. ‘

watsonarchitects 4
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84 Fitzroy 5t

The condition of 84 Fitzroy St, although structurally compromisad was
considered capable of structural repair and retention. Conservation oi
the building would need to address two main broad issues:

1. The requirement to stabilise and repair the structure

2. The requirement to make the building useable and habitable,
potentially with the need to upgrade the building to satisty certain
current building standards and codes.

A third issue relates to the complexity and logistics of the requifed
conservation measures.

The most structurally compromised wall of 84 Fitzroy St is located on its
boundary adjoining Haig Avenue. As a result, all conservation / building

-work related to stabilising the wall will likely need to be undertaken from

inside the building envelope. The need to undertake remedial work to the
building from within the property will have a significant impact on the cost
oi the works and the potential damage to other parts of the fabric.
Temporary shoring of the wall may be possible with approvals from the
Queensiand Department of Main Roads and the Police Station however
we understand that there will remain a need to maintain public access to
the shopping development.

Summary

We have been advised that the current owner doas not possess the
desire nor the resources required for the maintenance or the
conservation of either of the buildings. As the current owner has no
resources to maintain or repair the buildings, the buildings will fall further
into disrepair.

Without significant structural repair and conservation the buildings cannot
be safely occupied. Further, as the buildings are considered structurally
compromised, if remedial work is not undertaken they will present an
increasing potential public safety risk as they continue to degrade.

' Due to the existing condition of 82 Fitzroy St and the extensive loss of

original significant fabric as part of any reconstruction proposal and its
potential issues of safety and health to the public; it is considered the
removal of the building should be supported.

The retention and conservation of the culturally significant portions of 84
Fitzroy St is considered possible and worthwhile. The extent of work
required is considerable, particularly in relation to the building's structural
consolidation, however as a result of the conservation work the building
would continue to retain much of its original fabric and could be returned
to a functioning building.
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3.0 BACKGROUND TO DEVELOPMENT

The development proposal is the result of an expansion of Warwick's role
as the principle retail and commercial centre for the Shire and Southern
Darling Downs region. The intent of the Warwick Shire Council is to

.continue to strengthen Warwicks' role as the major community and

economic centre and to strengthen the central business district as the
focus of the town.

ftis understood that the expansion of the existing Rose City Shopping
Centre conforms to the intent for the growth of Warwick and is supported
by the Warwick Shire Council. This is discussed in more detail within the
town planning report prepared by Urbis' that accompanied the
development appllcatuon

The proposed development includes a two-storey expansion of the
shopping centre up to the corner of Palmerin and Fitzroy Streets o
accommodate expanding major retail outlets and new speciality shops.
The expansion also includes additional basement car parking and an
upgrading of the existing service area accessed from Fitzroy St. In order
to accommodate the required expansion of the major retail components,
redevelopment of a substantial portion of the site area occupied by
Plumb's Chambers is proposed.

It is our understanding that without the additional area provided by the
Plumb’s Chamber site, the required floor area and infrastructure for the
development cannot be achieved and therefore would not proceed. This

is discussed in further detail in the original town-planning report and the

architect’s statement located in Appendix 2.

A series of potential development options for the two buildings were
reviewed and are outlined in Section 4 of the Conservation Assessment
report. The development option considered most prudent and viable
involves the demolition of 82 Fitzroy St and the partial demolition,
retention and conservation of 84 Fitzroy St. The retained and conserved
building (84 Fitzroy St) would remain associated with the shopping centre
development,

Those portions of 84 Fitzroy St proposed for demolition include the rear-
most single storey components of the building. The removal of 82 Fitzroy
St and the rear-most single storey portion of 84 Fitzroy St would allow for
the upgrade of the service area for the expanded shopping centre.

' Urbis, Town Plarning Report infegrated Retail Development, Oct 2007

watsonarchitects 6
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4.0 CULTURAL HERITAGE SIGNIFICANCE

Plumb's Chambers is an acknowledged place of cultural significance and
is currently entered on the following heritage registers:

«  The Queensland Heritage register
=  Warwick Shire Council Planning Scheme Policy 1 — Cultural

Heritage.

As discussed in the Conservation Assessment Report, the Queensland
Heritage Register entry sets out a combined statement of significance for
both buildings. The register entry provides a broad description of the
qualities of the place without specifically Identifying particular features
that must be conserved. A summary of the Statement of Significance
notes the buildings’ importance in: A

= Demonstrating the pattern of development of Warwick,
particularly in relation to the stone building of 84 Fitzroy being
indicative of Warwick’s first building boom.

= demonstrating rare aspects of a Georgian-styled stone shop-
house in Queensland and aspects of the nature of the
accommodation and work place of a successful 1870s business
family in a developing Queensland rural town { in relation to the
stone building of 84 Fitzroy)

» iHustrating the design, materials and construction techniques of
mid-19™ century masonry building in Queensland

= demonstrating the principal characteristics of a particular class of
cultural place, particularly in relation to the stone building of 84
Fitzroy, as an excellent example of a substantial, two-storeyed,
stone building with commercial premises on the ground floor and
residence on the first floor, designed to impress and inspire
confidence

= occupying a prominent role in the streetscape, with the pitch of
the roofs contributing to the unity of the street

* its close association with Warwick chemist and seedsman David
Clarke (the developer of the stone building of 84 Filzroy St)

The Conservation Assessment Report generally adopts the statement of
Significance in the Queensland Heritage Register as reasonably
representing the cultural significance of the buildings.

Following the acceptance of the statement of significance, the
Conservation Assessment Report identifies the relative significance of the
vanous elements of the buildings, in particular 84 Fitzroy St, and provides
Conservation Policies which deal with the conservation approach for the
building. Any future developments of the site are to be guided by the
conservation policies set out in the document.

watsonarchitects 7
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5.0 PRCPOSED DEVELCPMENT

The proposed expansion of the shopping centre would provide an
additional 2,670 square metres (sqm) of retail space and includes:

» a600sqm expansion of the existing Bilo Supermarket;

* provision for additional new speciality shops; .

* extension of the existing internal pedestrian arcade from Grafton
St through to the corner of Fitzroy and Palmerin Streets;

= expansion of basemant car parking by an extra 1675 cars;

= provision for retail uses and continuous pedestnan awning along
the Palmerin and Fitzroy street frontages.?

A site plan of the proposal is set out in Appendix 1,

5.1 Development of the Retail Centre

Due to the existing layout of the shopping centre, the expansion will
mean the removal of the existing buildings between 84 Fitzroy Street and
the corner of Palmerin and Fitzroy Streets. This includes the removal of
B2 Fitzroy St.

This part of Fitzroy Street will primarily house the expanded Supermarkst
and additional servicing areas.

The development includes new traffic and service arrangements which
include:

* A newbasement car park entry on Fitzroy Street; .
* Expanded service vehicle faciliies on Fitzroy Street to service
the expanded supermarket;

The area immediately behind B4 Fitzroy St will be enlarged to provide the

required servicing area for the shopping centre expansion. Access to the -

arga wil remain via Haig Avenue on the western boundary of the
building. Egress from the service area will be via a new path located on
the eastern boundary of the building. A series of bollards adjacent to
both the east and west slaevations will be instailed to protect the building.

The nature and size of the service area is a function of the planning and
servicing requirements of the tenancies and the requirements for service
vehicle movements. Although not an ideal outcome for the immediate
surrounds of 84 Fitzroy St, it appears that few alternatives exist if the
shopping centre is to expand. This is discussed in more detail in the
architects statement located in Appendix 2.

2 Urbis, Town Planning Report Inlegrated Retail Devebpmen!, Oct 2007
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The single-storey rear-most western wing of 84 Filzroy St would be
removed in order to allow sufficient manoeuvrability for service vehicles.

To mitigate the impact of the service area behind, it will be separated
from 84 Fitzroy St by a free-standing continuous curved masonry wall at
the rear of the building which will act as a physical and visual barrier and
provide a small rear court area for the building. This new rear courl area
can be used for landscaping and outbuildings/stores related to the use of
the building.

Servicing for 84 Filzroy St can be undertaken from either the shopping
cenlre service area or from Fitzroy St direct.

5.2 Proposed Alterations /Adaptations to 84 Fitzroy St

This two storey sandstone building is proposed lo be conserved and
adapted to provide commercial /retail space. The proposed work is to be
undertaken in accordance within the recommendations and policies
outlined in the Conservation Assessment Report.

The proposal includes the removal the single-storey rear-most weslern
wing, the insertion of new code-compliant stairs to the upper level, new
toilet facilities and services infrastructure. The intent is to provide this
new work wilhin the shell of the existing single storey skillion roofed rear
extension.

.Portions of lhe internal ground leve! masonry walls and one.timber
framed upper level wall are proposed for removal to expand the floor area
of the existing lenancies and provide additional flexibility for future
lenancy arrangements. Preliminary sketch drawings for the proposal are
located in Appendix 3.

The proposal also includes the deconstruction and reconstruction of the
western stone wall and the underpinning of masonry footings and
elimination of rising damp to masonry walls. As noled in Section 2 of the
Conservalion Assessment reporl, a subslantial extent of remedial work is
required in order to provide a safe, structurally stable and secure building.

A proposed scope of works for the building would include a combination
of conservation measures and new work:

Conservation Measures

General

« Removal of termite activity throughout the building

« Repair / reconstruction of damaged timber frames, windows and
doors and trims.

* Repair/ reconstruction of damaged timber ceilings and cornices.

« Repair / reconstruction of damaged fireplaces and associaled
mantelpieces and hearths

* Repair / reconstruction of verandah timber frame, fiooring and
balustirades. |

= Repair /reconstruction of rainwater goods and ground stormwaler
conditions.

watsonarchitects g
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Conservation Measures {continued)

Ground Floor Level — Main Building

Excavation of the subfloor area and replacement of damaged
timber framing

Temporary shoring of western wall and internal tloor framing
Deconstruction and rebuilding of the existing western stone wall
Excavation and underpinning of existing masonry footings —
particularly in relation to the western stone wall

increase in subfloor ventilation through new grilles

injected chemical damp proof course to all masonry walls
tnstallation ot termite barriers (physical where possible, chemical
where no alternative)

Removal and replacement of existing ground level damaged
timber flooring

Possible incorporation of internal steef bracing measures
Removal of damp affected plaster and replastering of masonry
walls with matching plaster

First Floor Level

Possible strengthening and bracmg of the first floor frame
structure

Repair and finish existing timber ﬂoormg

Repair/reconstruction of termite/rot damaged timber members to
eastern shopfront

. Fine detail repair work of cracked plaster

Single Storey Service Wing

Repair/reconstruction of the retained masonry walls and roof of
the single storey service wing.

New floor structure to the single storey service w:ng and the new
construction.

Proposed New Work

General

Retfurbishment of the building for commercial use.

Potential upgrade of portions of the structure to meet current
Building Code requirements.

New electrical services throughout — pathways to be resalved
Preparation of an access management plan for submission to
HEROC & the EPA to address current statutory requirements
such as the Disability Discrimination Act.

Appropriate location of signage for future tenants

New water tanks at rear

New courtyard masonry wall to separate from loading dock area

Ground Floor Level — Main Building

Opening of internal masonry party walls (3m wide x 2.4 m high
maximum)
Removal of lower stair flight (retention of landing door opening)

First Floor Level

Enclosing of exisfing upper stair flight with new walkway to new
fire isolated stairwell at rear of main building

watsonarchitects 10
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' Widen opening of existing stairwell southern window to act as
door egress to stair
' Opening of internal single sided timber framed wall

Smgle Storey Service Wing

Demolition of portions of single storey service wing (western
side), excluding roof and masonry walls

*  New floor structure to the smgie storey service wing and the new
construction.

' New plumbing & toilet infrastructure (in the service wing of the
buitding) : .

= New fire isolated stairwell to upper floor

The structural rectification work to be undertaken is considered essential
if the building is to be retained. Although this work has the potential to
impact on the fabric and cultural heritage significance of the building, the
intent is to minimise its impact. A summary description of the structural
methodology has been provided by the structural enginger and is set out
in Appendix 4. '

watsonarchitects 11
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6.0 IMPACT ON SIGNIFICANCE

The proposed development constitutes two main issues in relation to the
heritage Place:

* The development of the retail centre and its impact upon the
heritage listed buildings.

= The proposed conservation approach and alterations (being the
full demolition of 82 Fitzroy St and the partial demolition of 84
Fitzroy St) and the subsequent impact on the cultural
significance of the buildings.

6.1 Development Impact on the Streetscape

In regards to the development and its impact within Fitzroy Street and on
the Heritage Place, the proposal attempts to mitigate its impact through
the design and massing of the shopping centre and the treatment of the
pedestrian edge of the street between Palmerin St and 84 Fitzroy Street.
This is documented in the streetscape photomontage in Appendix 1 and
within the Architect's statement set out in Appendix 2.

It would appear from the streetscape photomontage that the proposed
massing of the shopping centre will be similar in height to 84 Fitzroy St
and sufficiently separated from the building so as not to visually
‘overwhelm’ the building. The inclusion of a pedestrian awning should
also provide a sense of a similar human scale to 84 Fitzroy St and shade
and shadow to the proposal.

The proposal also appears unlikely to impinge on further distance views
of 84 Fitzroy St, such as those from Leslie Park opposite. Refer Figure 1.
The proposal is unlikely to obscure views of the building from the
intersection of Palmerin and Fitzroy Streets to any more extent than
currently exists. The proposal should have no impact on views from the
western end of Fitzroy St and will instead act as a backdrop to the three
principal historic buildings (the stone two-storey 84 Fitzroy St, the stone
Police station and the stone Courthouse) lining this western end of the
street. Refer Figure 2.

In this regard, the proposal has adequately addressed Policies 60 and 61
of the Conservation Assessment Report:

Policy 60: Views of the building from Leslie Park and from
either approach along Fitzroy Street should be retained.

Policy 61: Future development of the site should not
adversely affect the cultural significance of the building and
its setting:

- do not build substantial structures that interrupt the view
/ sight lines of the building from either approach along
Fitzroy Street

watsonarchitects 12
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- do not add to the principle two-storeyed verandahed
portion of the building

- do not build additions higher than the eaves height of the
main roof form.

It is considered that the impact of the development within the streetscape

will have a minimal visual impact on the cultural significance of 84 Fitzroy
St and is acceptable.

6.2 Impact on Street Context

The proposal requires the removal of four existing buildings, (including 82
Fitzroy St) between Palmerin St and 84 Fitzroy St.

It should be noted that other than 82 Fitzroy St, the buildings being
removed do not form part of a cohesive or readily identifiable character
streetscape, nor include buildings that have been identified on any
heritage registers. The current streetscape between 84 Fitzroy St and
Palmerin Street could not be considered a culturally significant or historic
streetscape. Two of the four buildings appear to be post-war masonry
buildings while the remaining building (separated from 82 Fitzroy St via
an existing shopping centre service road) appears to be a potentially
early, but substantially modified, single-storey gable building. Refer
Figure 3.

These current structures (other than 82 Fitzroy St) are considered to
provide minimal historical context or character to this portion of the street
other than perhaps a remnant understanding of an early subdivision
pattern. Their loss in regards to their combined contribution to the
cultural heritage significance and context of the street is considered
negligible and acceptable.

The western end of Fitzroy Street which contains the stone Courthouse,
stone Police Station and 84 Fitzroy St, can be considered to provide a
character and historical context for this portion of the street through their
similar age, materials, scale and setting. This portion of Fitzroy Street will
not be affected by the proposal.

6.3 Impact from Expanded Service Vehicle Facilities

The proposal acts to mitigate the impacts of the service dock area and
access roads through the use of a rear screen masonry wall, the bollard
protection and the timing of large-scale service vehicle deliveries to out-
of-business hours where possible.

The single-storey rear-most western wing of 84 Fitzroy St would be
removed in order to allow sufficient manoceuvrability for service vehicles.

This single storey structure is attached to the rear of the sandstone
skillion structure on the western side of the building and consists of
rendered brick walls with chamferboards facing the rear court area. This
additional structure appears later in construction and features a low-
pitched hip roof. It contains a recently constructed timber framed and
fibrous cement-sheeted room and an ablutions area at the rear. The

watsonarchitects 13
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building has recent custom orb roof sheeting and quad guttering. Refer
Figure 4.

This rear-most western wing was assessed in Section 3 of the
Conservation Assessment Report to have little remaining fabric of cultural
heritage significance and its removal is considered acceptable.

The remainder of the rear of the site contains two outbuildings
(associated with 82 Fitzroy St); a weatherboard toilet with curved
corrugated iron roof and a chamfer-board shed with toilet and gabled
roof. Little vegetation or sign of earlier structures or landscaping exists.
Based on the reported size of the buildings in the late 19" century,’ it is
possible that archaeological remnants of structures may exist. The
outbuildings were assessed and considered in Section 3 of the
Conservation Assessment Report to have minimal cultural heritage
significance and their removal is therefore considered acceptable.

It is considered that although the expansion of the service area has
reduced the existing rear yard of the building and requires the removal of
the rear-most western wing, the impact on the more significant portions of
84 Fitzroy St have been minimised. To this affect, the proposal is in
accordance with Policy 2 of the Conservation Assessment Report:

Policy 2: Conservation action should be appropriate to the
level of significance of individual elements.

The impact to the rear of 84 Fitzroy St through the loss of the rear yard
and the rear-most western wing is considered acceptable.

6.4 Development Impact/ Conservation proposal for
Plumb’s Chambers

The building's future is considered best served through its continuing use.
It is unlikely that the building could survive as an intact historical place
such as the Shire's “Glengallan” or “Pringle Cottage Museum”.

The proposed sketch drawings for 84 Fitzroy St (refer Appendix 3) have
been designed to address conservation policy set out in the Conservation
Assessment Report and accommodate the client's requirements. The
proposal is not a definitive or fully resolved scheme however it forms the
basis for an acceptable approach for the future use of the building.

The proposal includes the reuse of the building for possible commercial
and retail purposes. Modern residential accommodation aspirations are
such that this was not considered a realistically achievable use for the
upper floor without significant impact to the building. Commercial and
retail uses were considered the most appropriate and least interventionist
approach.

3 EPA Herttage Register Entry Plumb's Chambers 2006
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Possible future uses considered acceptable which would likely involve
minimal intervention could include:

Retail / Travel agents

Professional suites, ‘white collar’ small businesses
Art gallery / Exhibition area / Photographic studio
Restaurant / Café / Internet cafe

Community societies / centres / clubs

The proposal retains the original planning layout within the main two-
storey portion of the building and limits the extent of new work to the
single-storey rear skillion portion. Changes or loss of fabric within the
main two-storey building include the removal of internal timber stud walls
{c. 1930-40s); removal of the later lower stair flight; and widening of
openings within the tenancy party walls to provide greater future flexibility
for the use of the spaces.

This is considered an acceptable approach for the use and planning of
the building and in accordance with Policies 4 and 5 of the Conservation
Assessment Report:

Policy 4: A use other than that set out In Policy 3
fcommercial building with residential accommodation
above] may be considered if It Is compatible with the place’s
significance. Uses or activities which confuse or obscure
the cultural significance of the place should not be
permitted.

Policy 5: New uses or plan changes should respect the
original 19" Century planning layout and hlerarchy of the
buliding.

The proposed conservation measures highlighted in the scope of works
{refer Section 5 of this report and the structural summary in Appendix 5)
are considered necessary for the future structural stability and longevity
of the building. The conservation measures proposed are in accordance
with the general policies outlined in the Conservation Assessment
Report, including:

Policy 16: Physical intervention In the place’s fabric of
cultural significance should only occur for conservation
processes.

Policy 17: Where intervention in the fabric is unavoidable,
such Intervention should be planned to occur In areas of
least cultural significance and to cause the least possible
damage to fabric of cultural significance.

Policy 18: Intervention in the fabric is permissible to guide
conservation work but only where there are sufficient
resources to carry out the conservation work.

watsonarchitects 15
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The proposed new work to the building, including a new stairwell, toilet
facilities and building services, have been located in lesser areas of
cultural significance and are considered necessary for the potential reuse
of the building. These proposals have been considered in accordance
with the general policies 19, 20 and 44 in particular:

Policy 19: Appropriate areas for intervention to facilitate
new uses inciude:
* to the ground floor tenancies spaces (with temporary
internal low height partitions
* selected openings of the ground floor internal
masonry walls to allow ‘connection’ of the tenancy
spaces — provided that the openings are not full
height nor greater than an accumulated approximate
60% of the wall length.
« the east elevation (for potential fire escape stairs)
* the single storey skilllon service wing (for wet area
services, plant etc)

Policy 20: The introduction of wet area services should be
avoided within the main two-storey building. If unavoidable,
they should be minimised in their extent and restricted to

the specitic locations at the rear half of the bullding.

Modltications to the single storey skililon service wing for
these services would be acceptable. '

Policy 44: Retain and restore the form and masonry walls of
the single storey skillion service wing. Intervention to these
existing walls and concrete siabs is permissible. Refer also
Section 5.6 policies. [policies 19, 20]

Further detailed policies are found within the Conservation Assessment
Report which set out more specific conservation approaches. These
include policies for existing external and internal fabric; areas for
controlled intervention; removal of intrusive fabric; and provision of new
building services.

The sketch proposal for 84 Fitzroy St has been carefully matched to
ensure minimal intervention to the building's cultural significance. At this
preliminary stage, it is possible to identify that acceptable policy
approaches to removal, retention, and minimal intervention to significant
fabric have been adopted in the proposed adaptive reuse of the building.

It is generally concluded that the approach conforms to the relevant
policies in the Conservation Assessment report,

watsonarchitects 16
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7.0 CONCLUSION

As a preliminary assessment based on the [level of detail currently.

available, it is concluded that the development proposal and the
treatment of 84 Fitzroy St are informed by and generally accord with the
Conservation Policy set out in the Conservation Assessment report.

The proposal however, does impact upon the cultural significance of the
Heritage Place. This impact occurs through the resulting loss of the
building at 82 Fitzroy St, the lass of the rear-most western wing of 84
Fitzroy St and the surrounding of the building with hardstand for
servicing. Some of this impact is of greater significance than others. For
example, the loss of 82 Fitzroy St has greater impact on the cultural

significance of the buildings and the streetscape than the loss of the rear-

most western service wing.

it should not be forgotten that both these buildings are currently vacant
and in a derelict and structurally deficient state. Although the impacts
brought by the development proposal are not ideal, the proposal does
provide the opportunity to retain and conserve the more significant of the
two buildings and provide it with the ability to be re-used. Without the
proposed shopping centre development, it is considered unlikely that
sufficient desire, funding ar commitment would be found to undertake the
necessary stabilisation, conservation and adaptation necessary to retain
and re-use 84 Fitzroy St.

Due to the existing condition and circumstances and providing the
proposed work to 84 Fitzroy St remains informed and guided by the
Conservation Assessment Report, then the impact on the Cultural
Significance of the Heritage Place is considered acceptable.

For this reason the development proposal should be considered

acceptable.

watsonarchitects 17
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Architect's Statement

As Existing Drawings - 84 Fitzroy St (Reduced)
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APPENDIX 1

PROPOSAL DRAWINGS (Reduced)

Site Plan
Streetscape Photomontage

(Thomson Adsett Architects)
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17 August 2003

THOMSON

- ADSETT
ROSE CITY SHOPPINGWORLD EXPANSION — AREHITEE S

ARCHITECTURAL STATEMENT

1 Background

Rose City Shopping Centre requires expansion to meet the needs of the growing
population in Wamwick. The proposed expansion to the existing Shopping Centre will
contain additional retail uses that will help build the contribution of the current centre to
the local community and econonty,

2 Design Influences

In considering and developing the layout and design for this proposal. several key

- design requitements have guided the final outcome. These key design principles

include

- A desire to preseive the heritage values of the site;

- A desire to provide active frontages along-Palmerin Street: ‘

- A need to effectively incorporate the proposal with the streetscape of Fitzroy
Street; '

- A desim to promote connectivity of the Shopping Centre to the town centre:

- A functional need for an additional sarvice area; and '

- Space requirements of retailers intending to occupy the expansion.

The heritage listed properties at 82 and 84 Fitzioy Street have been a fundamental
consideration in the design of the centre expansion. As detailed in section 4.3 of the
Conservation Assessment Report, numerous options for retaining the buildings have
been considered. After consideration of design, layout, feasibility, and structure and
heritage assessment advice, the final design best satisfies all of these citeria and
competing requitements, Further, this design and layout will allow for the expansion of
the existing centre infine with the needs of the local community, whilst providing a
significant contribution taward the heritage valuss of Wawwick.

A desire to promote best practice design and to maintain active frontages along
Palmerin Stvest, a main thoroughfare through Warwick township is also sought. To
promote an active frontage, small tenancies are proposed along this street frontage.
These tenancies will include shop windows, inviting facades and entrances . Locating
the required supermarket in on this frontage was not considered an option given its
exterior would not promote an active frontage.

The Fizroy Street strestscape and the response of the proposal to it was a further key
design principle. Accordingly. the proposed design seeks to respond to the streetscape
and the hentage place by: '
- Providing variation through colour, recess, and the layering of timber
battons;
- Maintaining the height of th2 proposal to b= oonsistent with that of the
hentag= place: '
~ Inclusion of a p2destrian awning positionad at the sams height as ths
adjoining heritage placs to provide psdestrian shelter and szale to the
proposal: and
- Incomoration of strezt trees and landscaping to breakup the fagade.

FACTCUNENISAND TETING 2AMCCIA WY LEE UVEATSWA T2 IMASE UNEI TIPS TTIIIREERE: iX L H GiTss 0 sl SORD A TANTDS [ ASIHTEL 1. 20D At
IEAN R DR NGE ST TSVENT LTI (S 4 1 TOoY

000082



Enhanced connectivity is also a dzsirzd outcome, with a focus on allowing for eass of
movement throughout the czntre and the effective function of setailers within the centre.,
Connectivity is achieved by the provision of a walkway within the expansion linking the
centre to the comer of Palmerin and Fitzyoy Streets. This walkway must be of a specific
width and length to allow for zase of movement, hence a further spacs requirement,

Further large retailers intending 1o occupy space within the expansion have strict
minimum floor avea requirements. These requirements must be met by the developmeznt
in ovder to secure their tenancy and can not be altered,

The final design principle relates specifically to a need for additional service and loading
areas. The allocation of an appropriately sized and safe service arsa is needed to avoid
unnecessary queuing of sewvices vehicles or disruption in Ftzroy Street and ease of
manoeuvrability. Further given the combined spacs vequirements of the other outcomes
sought, no other layout effectively meets all design principles and allows for required
servicing needs, Design treatments including wrap avound timber batons providing a
soft edge to the heritage place are proposed as is fencing and asscociated landscaping to
the vear of the heritage place, This provides enhanced amenity for future tenants of the
heritage place and a physical barrier to the proposed servicing area,

3  OQuicomes

Given the space requirements necessary to achieve all of the desired design outcomes,
combined with the existing constrains of the site, possible design options are severely
limited. The proposed design is accordingly considered to best fulfill the key design
principles,

000083
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APPENDIX 3

AS EXISTING DRAWINGS -~ 84 Fitzroy St {(Reduced)
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APPENDIX 4

PROPOSED SKETCH DRAWINGS FOR 84 FITZROY ST (Reduced)

(Watson Architects)
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STRUCTURAL ENGINEER’S STATEMENT
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Plumb's Chamberss B2 & B4 Fitzroy St. Warwick

Strectural Engineers Statement

1. Preamble

Leval Y
293 Upper Edw
SPRNG B

A0 Zox 1032

=rd St

TFANG HILL +30=

TEL OF LI3EE
Fax T MEsET

Tz8

DR AR EFATEr i esS 20T .34

SEN SO0 T35 220

This report summarzes she structural werk required (o regair, conserve and modidy the existng budding
situatsd a1 B4 Ficzoy St Warwick referred to in the Sratemeni of Hzritags Impast prepared by YWatsen
Archéecis, It is proposed inthe Sialement that the exisiing building a3 22 Fitzroy 51, s dernolished.

&ncutlins af she work proposed Lo the B4 Fiszroy St strugturs is contsined in section 5.2 of the Sizfament of
Heritage Impast. The following #sts the methodolegy and outcomes o return the building fabric o a
servicsable condion that will provide tong term durabilidy and struatural stability of the frame to current
standards, but remembaring 1hat the Conservat'on Poticy set oulin the Conservazicn Assessment Report
will be adopiad 1o guids the conseryaton measures proposed

2. Conservation Measures .

The exicting building struciure exnibits significant distress cauted by founzation movemants, terrise acivity
and coterdoration from fack of manlenants and inadequaie original o struction methods. The following
iabla describes the reguired structural work to the sxisting buslding in order that the stnscture s siable in ths

‘onger lerm.

_Measure Activity Outcome
Remove Temtis Demolish nor-loadbsaring pariions and FProvide long t=rm tsrmiie
Camage &f grouwnd flooring jretam Hooring timber proseciion

Control rsing damp

Exsavae subilcor

insmsoi vising
frundazions ana ranew of
undsrzin o

for reuse} and framing to determing eceant
of activity.

insta¥f to 3% potemial entry points physicat
stainfess sieei mmash barrier f possiblz or
<hemical jop-up grownd ireaiment i§
ohwsical Sarriers nod faasibiz.

Insia¥ chersizal and physicat bardzrs to
rzducs moisturs ugiake . stone and
prickwark. 2roéct supports for limber
framing.

Frovsie ventilation o subficor.

Ramove render from wadls.

inerease the cizar height undar the ground
flocr sub-fisor fo provide a minimum of
4Z0mm. Orain subfoor to 8 sump and
rarrip any sianding watsr 1o kerk and
channsi, ' :
Sasurs existing foundations ic tmbar
flcermg supporied on CoOMPSien: SUEL3.
Rensvi if requyed o fouad oeiow zone of
r2aciive movemsnt.

Inspest maseny wat foundstions.
Undsmin & requiresd 1o compesent sirala.
{Needs 1o be carried out érom inside ths
sxistng barlding on the wesi sids.

Eliminaie svidence o
damp in ground ficor

i rising
walls,

and protect imber frame

fram 1oz

Allowe space 1o insgen:
suzfloor ana nedurces
maisture level in subfloor.

R=ducs mpvemsenis

A 35

foumdations duz 1o seasonal

FiBisiUre siange.
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Measure
YWest and Eazr Wwai
reiurbishment

Brace loaver flocr

New openings in intz¢nal
walls

Replace timber framing
Upper Fizor Framing

Upper fieor walling

Roof framing

Singte storey Service
Wing

W

fOfrw?g;H

b
b

T

Aznradsatey M | m

Activi

P St r

Outcome
S —

Ecaficdd cuilding extematly to extzrit of
£35: and west walls. Prop roof and first
floer frams. Mark and remove 3ngsigne
Uiolks o 'evel where eviience ef
mecwement and wall out-of-piumb is beioy
zzceptatle im: (probably befows first fizar
=vel for west wall which vill require
cemotiien from insidel, and reconsiruc
wall using marked blccks in same
fazations as before. (nstall if required s:ael
mullicns to inside skin of walls. Reconnect
wals Jo internal and extemal wall returns.
Refer photos 2.1-2.5

Foint up existing walls that have not been
recensirucied uzing original mortar type.
Inspect lowver floor and assess brazing
rzquiremen:s to cumen: ssandards, Massal
saditonal brac:ng 'n new partiticns and
connect extemnal walls to inlema strucivral
frame e provide requirea design racking
resistance.

Instat lintels and brating frames {steet cr
masonry] io propesed penelrations in
nlemal walls.

Replace tmber framing fo lower floer
using if possible exsting ficoring.

Inspect upper fioor framing and bracing
and uggrade to current standargs,
Remove tie rods installed t& restrain wall
mevements. Repair cracking and re-
render intarnally.

Check to determine comgpliance of framing
1o current standards. Sirengthen if
necessary. Provide effective roof fie-
dowin.

Remove existing flooring (concrete slabs
and timber framing} to aows instadaticn of
new drainage services. Carry out termite
protection and damp proofing as per the
main building. Install new fioor framing
and slabs and reuse as is possitée existing
timber ficoring. Repair of reconstrucs
walling anc roof framing. upgraded to
curren: vend 10ad standards for te-tdown
and bracing.

Eliminaze need for t==in
vezllE o restrain outeards
rotstion.

Stabilize walls ‘ong tem
Eliminata crack:g within
betwesn extzrnal and
internal wats.

Ug-grade siructural capacity
of walls 5 wizheiand curren:
slandsrds for wind loadina.

Ug-grades struciure to currens
vi rid "oading standasos

Allow for contiguous spaces
te ground floor.

Upgrades flocr to design
loading for commercisl use
Upgrades fo current
siandards

Returns upper structure 0
original condision.

Upgrades framing to cummen;
standards

Upgrades framing to current
sw@ndards
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Fnoto 2.12.2 East wall Existing conc tien

Fnoto 2.3 2.4 West wall existng condtien

Demalisn and
reconssct lo
acproximately
s lire

Sroto 25 Westwa reconstr.cton
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3. New Woark

The changes ¢ ths eaisting st owure 1o actemmodas the pregosed layous will ental strectural radifizazions
53 lered m the 1able below, :

Measura Aactivity Qutcame
Cemalish rear section of | Demclizion 1o ereats wruck taming 2ircle for
exizting ‘zadmng dock torear

Replace =xistng floor

Mew Stairvell

Mew free standing wall

Take up sxisting floor and reptaze wih
nsw ooncrate afler term e proteciion.
r5ing damp and minimum ci=arsncesto
+mber framing have been addrassed.
Wew concrete slab to resr portici.
CTreaie new fire isciated stairgali from
ground 1 upoer lsvel mtimber framang.
Trm existng roof raming, Fenetrata
sandstone wad o rzar of upper foor of
2xistng building at esisting window.
Provide nevw 1008 irming ower staireiad.
Provids Soundaticns and structurs for new
vall to rear of existng buildng

Provides nzvifoor strugiure
upgrazsd ind grotedted o
current slancards.

Provides BCA corapfant
54dir to upp=risvel

Encloszs rear caurtyard

;l. Summary

The intent of the siructural medifications are to upgrade the structure 10 cusyent siandards anad rensw
fsundaticns to found in cempeten: strata. Thess actions will r2suit in reducng long-term mamterance sosts
1o thas akin t0 3 new building, maintan the heritage fabeic of the sxisting strecture as far 35 is possible, ang
2amy oul reconstruction in @ sympashetic marnnerthai blurs the boundary betwesn reconstruzied and

sxistng walling..

Farr Engineers Assocrates riy. Lid

A

AC Farr

00003%



