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Plumb's Chambers 82 & 84 Fitzroy St Conservation Assessment Report

1.0 INTRCDUCTION

14 Scope

This report has been commissioned by the McConaghy Group as an
architectural conservation assessment for the subject buildings known as
Plumb’'s Chambers at 82 & 84 Fitzroy Street Warwick. This report forms
part of their development proposal for the expansion of the existing
Shapping Centre knawn as Rose City Shopping World.

The development proposal includes the purchase of the two subject
buildings as part of the expansion of the shopping centre. The
development proposal would include 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 are curmrently listed on the Queensland Heritage
Register. The aim of this repart is to assist the developer and the
Environmental Protection Agency (EPA) in understanding the cultural
heritage significance of the heritage-listed buildings, their current physical
condition and the implications of the proposal for the two buildings.

This }epon includes an assessment into the extent of change and current .

condition of the buildings' fabric. The report addresses:

* an analysis of the existing fabric (candition survey)

» an assessment of the significance of the buildings and review of the
EPA statements of significance

* an assessment of the relative significance of the prmc:ple building
elements

* areview of the options for conservation and redevelopment related to
the conservation and heritage significance of the buildings

* discussion on the issue of “no prudent or feasible alternative” in
relation to the two buildings.

* development of conservation policy to guide the adopted
conservation ouicome

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

watsonarchitecis 3
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Plumb’'s Chambers 82 & 84 Fitzroy St Conservation Assessment Report

1.2 Methodology

During the formulation of this report, liaison with the Warwick Shire
Council, the Client and the EPA was undertaken.

The assessment includes:

1. A review of the Qld Heritage Register citation. A copy of the
citation is located in Appendix 1.

2. An inspection of the interior and exterior of the buildings with
particular reference to aspects raised in the EPA Information
request. The inspection was limited to a visual inspection only
with no removal of fabric.

3. An assessment of the extent of remaining original fabric and the
extent of change and/or deterioration of the fabric.

4. Formulating an opinion on whether the extent of change,
deterioration or loss of fabric impacts on the cultural significance
of the buildings such that their conservation becomes untenable.

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

watsonarchitects 4
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Plumb's Chambers 82 & 84 Fitzroy St Conservation Assessment Report

2.0 ASSESSMENT OF EXISTING FABRIC

21 Scope of Assessment

An investigation of the physical fabric of the buildings was undertaken in
February 2008 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." A copy is attached in Appendix 2.

The investigation was restricted to visual inspections only with no
removal of fabric. Access to the following areas of the buildings was not
achieved either due to secured rooms/spaces or for safety concerns:

82 Fitzroy St
* Front room of the eastern-most shop.
* Rearmost room of the eastern shop tenancy
*  OQutbuildings

84 Fitzroy St
* South-eastern room in single storey skillion-roofed service wing

22  82Fitzroy

The building is thought to have been constructed circa 1860-1872. It is
noted as having brick extensions at the rear. Photographic evidence
indicates several structures on the site circa 1872,° however it has not
been formally established that these structures are part of the present
brick and timber building. A later photograph (c. 1899) indicates the
present two-storey brick and timber building on the site.’

The site was bought by Frederick Hudson in 1866 and owned by Mrs
Margaret Hudson from 1868 to 1876. From 1876 to 1910 it was owned
by Charles Joseph Isambert and his family who operated a wine and
spirit business from the current building. In 1910 the building and the
adjoining 84 Fitzroy St were bought by James Wilson. In 1914 the two
buildings were acquired by James Plumb and lt was at this period the
buildings became known as Plumb's Chambers.*

221  Description

The building is a small two storey brick and timber building with a two
storey timber verandah. Refer Figure 1. The ground floor of the building
comprises two shop tenancies which are separated by an internal

! Farr Engineers Associates Pty L1d Inspection Properties 82 & 84 Fitzroy St Warwick § July 2007
2 EPA Heritage Register Entry 601725, Plumb's Chambers

2 bid
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Plumb's Chambers 82 & 84 Fitzroy St Conservation Assessment Report

masonry wall. The small upper floor component contains a small
residence and is timber framed and clad. The rear of the building
comprises two equal-length brick single storey structures with gable roofs
forming a long box gutter. Refer Figure 2. The upper floor features a
hipped corrugated iron roof with a detached skillion roof over the
verandah. It is considered that the upper level is a later addition to the
building. The rear elevation features a twin gable roof form with a
corrugated skillion awning on the rear elevation. Each tenancy has a
brick chimney on its outer wall.

The site also includes a small timber toilet block with a curved corrugated
roof and a gabled timber shed at the rear of the property.

The ground level street frontage features mirror image shopfronts of
timber-framed glass windows on a painted brick sill and an entry door
with fanlight above. Refer Figure 3.

The street front masonry wall is rendered and painted and includes a
painted sign for Plumb's Chambers. The eastern perimeter brick wall is
painted while the western masonry wall has remained unpainted. Each
side wall contains two single doors and two timber-framed double hung
windows along their length. The windows on the western wall feature
painted sandstone sills and sandstone lintel blocks. The eastern wall
features a mix of sandstone sills and lintel blocks and brick arch lintels.
The rear of the building contains an access door from each tenancy onto
a small concreted area covered with the corrugated iron lean-to roof.
Refer Figure 4.

Only one shop tenancy was fully available for inspection however it would
appear that the planning is similar for both. Both tenancies appear to
comprise one room at the front under the two-storey component of the
building, with two larger rooms in the rear single storey masonry
component. The two front rooms featured a timber framed internal wall
and plastered masonry side walls and a wide, VJ timber-lined ceiling.
The two rear rooms were plastered with wide, VJ timber-lined ceilings.

The upper level is clad in painted timber chamferboards with a series of
timber casement windows on the side walls. Access to the upper floor is
via a side entry door on the western wall of the building. A narrow timber
stair with a decorated timber balustrade leads into the first room on the
upper floor. Refer Figures 5 & 6 and Floor Plan Sketch.

Figure 5

watsonarchitects 6
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-,

Ground Floor Plan ﬂ i

[ !
Upper Level Floor Plan ]:[ t\l j

Floor Plan Sketch - 82 Fitzroy 5t
Not to Scale
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Plumb's Chambers 82 & 84 Fitzroy St Conservation Assessment Report

The upper floor comprises four interconnecting rooms, each with timber
VJ lining. The original layout appears to have been two large rooms
which have later been divided to create two additional smaller rooms.
Some internal walls are also sheeted with fibrous cement. The smallest
room has been built into the corner of the original room and contains a
WC, shower-bath and small basin. The two front rooms open onto the
semi-enclosed verandah via twin light panel French doors. Refer Figure 7

The upper floor of the two storey timber verandah has a mix of timber
lined and fibrous cement sheet walls. The verandah has a timber lined
soffit. The verandah features large single openings on each side wall
and three openings along the front. Each opening except the central
opening contains timber venetians. It is possible that these linings
conceal an earlier timber dowel balustrade similar to that visible on 84
Fitzroy St. Refer Cover Figure.

The ground level timber posts of the verandah sit on stone plinths. A
slatted timber valence and a ripple iron soffit with internal perimeter
guitering is located at the underside of the verandah level. Refer Figure 8

Access to the rear of the site appears possible via a 3m wide space on
the eastern side of the building or the space between the building and 84
Fitzroy St.

22.2 Noticeable changes over time

Based on the physical evidence on site and the history outlined in the
EPA Register entry®, the following changes appear to have occurred to
the building approximately within the following eras:

1866-1876 (Margaret Hudson owner)

* several structures extant on the site c1872

* The existing building was possibly constructed as a twin gabled
single storey masonry commercial building featuring two separate
shop tenancies and later altered to include the upper timber floor.

Circa 1910 (James Wilson owner)

* The addition of the two-storey verandah to the street frontage. It is
unknown if this current verandah replaced an earlier, narrower
verandah or a single storey awning.

* 82 and 84 Fitzroy St are consolidated under one owner.

1914- Present

Upper Level

Internal lightweight partitioning for bathroom and “kitchen".

Kitchen sink installation

Later timber casement windows with mottled glazing

Installation of surface wiring (Bakelite light switches and metal

conduits)

* Fibrous cement wall lining and semi-enclosure to the upper level of
the verandah

* Timber lining of verandah soffit

® EPA Heritage Register Entry Plumb's Chambers 2006

fibid
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Plumb’'s Chambers 82 & B4 Fitzroy St Conservation Assessment Report

2.2.3 Analysis of Existing Fabric

These comments should be read in conjunction with the structural report
produced by Farr Engineers dated July 2007. The following comments
relate to the condition of the fabric and its integrity and do not comment
on the structural condition of the fabric other than to highlight areas of
deficiency that have been covered within the structural report.

External

Ground Level

The shopfront contains mirror image timber framed glazing and entry
doors. The eastern most entry door and glazing have been boarded
over. The timber frame of the exposed shopfront is termite damaged.
Entry to the western-most shop is via a four panelled timber door. The
rendered and painted masonry surrounds of the wall appear sound.

The shopfront elevation appears to have received little or no alteration.

The western-most side wall is constructed of unpainted brickwork which
has received extensive poor and inappropriate cement mortar patching
and re-pointing. Brickwork faces are spalling and patches of original
pointing have degraded with the walls based on the condition of the
brickwork, appearing to be affected by rising damp. Refer Figures 9 &
10. The cement rendered plinth is cracking in places and painted
sandstone sills to windows have degraded due to water run-off.

The rear unpainted masonry walls are in a similar condition. The eastern
painted masonry wall also appears to have rising damp which has
affected and degraded the painted surface. Refer Figure 11.

Upper Level

The painted timber chamferboards to the upper level appear generally in
poor condition. The western elevation includes peeling paint and areas
of missing boards with rotting and decaying boards at the floor level.
Termite damage is also visible at the floor level. Refer Figure 12. The
south and east elevations appear in similar condition with a rusted metal
patch in some sections and missing boards in others. Refer Figure 13.

Figure 12 Figure 13

—

Figure 9
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Two-storey verandah

The timber verandah appears in poor condition with structural failure of
the eastern-most corner timber post. Timber supports have been fixed to
the post at the upper floor junction. Refer Figure 14. The upper floor
structure appears to have moved away from the bearers and a significant
fall on the verandah floor was noted. Verandah floor boards to this edge
have degraded significantly. Refer Figure 15. The ripple iron soffit
appears bowed and rusting in places. The internal perimeter gutter
appeared sound. Sections of the timber slatted valence are missing.

The roof framing was not visible due to the timber lined soffit however it is
noted that both side fascia boards have rotted ends. Refer Figure 16.

Roof

The main hip roof features short sheeted galvanised corrugated iron roof
sheets with a red oxide finish. Their condition appears relatively sound.
Metal acroteria remain on the verandah corners. Rainwater goods
include quad gutters and round metal downpipes (damaged).

The verandah roof finish appears to match that of the main roof. The roof
finishes of the verandah and main roof are likely to be of the same era,
and are also similar to the sheeting on 84 Fitzroy St. If both buildings
were re-roofed at the same time, the roof sheeting would therefore likely
be post 1909 and possibly date from the addition of the verandahs.

The rear twin gable roofs are also finished in short sheeted galvanised
corrugated with an iron red oxide colour. A round box gutter sits
between the roofs. Guttering and roof finishes to the sides of these roofs
appears relatively recent and sound.

The rear awning is in a state of collapse. Refer Figure 4.
Internal

Ground Floor

The ground floor exhibits extensive damage to the floor framing and the
floorboards. Refer Figure 17. The ground clearance to bearers appears
to be non-existent in some areas. The framing has both suffered from
termite damage and rot. The majority of the floor appears unstable and
unsafe. The floor boards have been fully removed from the south-
western room of the building, exposing the floor framing and its proximity
to the ground level. Refer Figure 18.

Figure 17 Figure 18

watsonarchitects 10
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The masonry walls all show substantial evidence of rising damp, with
peeling paint, efflorescence and degrading plaster. The internal masonry
wall separating the two shops exhibits significant water damage and
cracking with failure of rotten timber lintels at openings. Refer figures 19
& 20. Significant cracks are also visible within the wall and the plaster,
particularly in the rear section of the building.

The plastered fireplace had deteriorated and was missing a mantelpiece
and hearth.

Significant water damage appears to have also occurred through the roof,
particularly at the box gutter junction. The timber ceilings all show
substantial water damage and decay. It is likely that the roof structure is
also compromised.

Termite damage was evident in the flooring, timber walls, timber trims
and skirtings of the shopfront room inspected. The timber ceiling
appeared relatively sound. Refer Figure 22.

Generally the rear section of the building appears substantially damaged
due to water ingress, rising damp, termite attack and possible settlement
within the walls. Refer Figures 21 & 22. The front section of the building
exhibits significant termite damage, rising damp to the masonry walls and
a rotted, failed floor structure. Refer Figure 23 & 24.

Upper Floor Level

The internal single skin timber walls appeared generally sound. The
floors were covered with layers of earlier floor finishes linings and
generally not visible. Based on a small exposed section of flooring, it is
possible that parts of the flooring have either been replaced or well
protected by the coverings.

The floor framing and the roof framing were not inspected. Evidence of
peeling paint at ceiling board junctions suggests that the roof space has
suffered some water damage.

The timber linings within the bathroom show signs of water damage at
floor level.

Figure 21

Figure 22 Figure 23

watsonarchitects 11
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Summary

The building appears to have been neglected for a significant period of
time and as a result exhibits substantial decay and structural failure. The
building is in a high state of disrepair with significant structural and damp
issues undermining the integrity of the fabric.

2.2.4 Integrity of Fabric

Based on the EPA's heritage citation, the external appearance of the
building appears to have changed little since its initial construction other
than the 1910 verandah addition and single storey service wing
alterations and additions. The building also continues to display a clear
understanding of its original layout and the nature of its finishes. Many
early features of the building are evident including, timber skirtings,
doors, windows, plastered walls and timber ceiling linings, ceiling rosettes
and some internal door hardware.

The area that appears to have received the most alteration is the upper
floor level of the building. The alterations included the provision of a
bathroom, kitchen sink and kitchen space. The windows at this level
were also likely altered to timber casement windows. Based on the style
of the windows, light fittings and the plumbing fixtures, these alterations
are thought to have occurred circa 1930-1950s.

Although much of the original fabric appears to remain within the building,
due to the extent of neglect and damage to the building, the majority of
the existing fabric is considered unsalvageable. The building fabric
requires extensive replacement and reconstruction.

23 84 Fitzroy

The building was constructed by David Clarke and opened for business in
1875 as a Medical Hall (Chemist Shop) As noted in the EPA citation, the
building was a commercial venture undertaken during a boom period of
growth within Warwick and featured commercial tenancies on the ground
floor and residential accommodation above.’

2.3.1 Description

This is a two- storey sandstone building featuring a two-storeyed timber
verandah facing the street. The building also contains a series of single
storey portions to the rear. The building is rectilinear in plan and features
a corrugated iron hip roof with a stone chimney penetrating the roof on
the western side of the building. The skillion verandah roof is separated
from the main roof. Refer Figure 25.

The ground level street frontage includes an eastern tenancy with an
angled timber shopfront with a central entry; a central tenancy with a
timber panelled door and fanlight adjoining a series of three windows;
and a western ‘residential entry with a painted stone wall, a timber

7 EPA Heritage Register Entry Plumb's Chambers 2006
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panelled door and fanlight and a timber double hung. The ground floor
western wall also features twin light timber double hung windows. Refer
Figure 26.

The upper level consists of twin light panel French doors onto the upper
verandah and twin light timber double hung windows on the upper floor.
Each of the door and window openings on the front and western
elevations include a central keystone block over the main stone header.

The perimeter sandstone walls are constructed with tooled joints in an
ashlar coursing. The perimeter walls of the immediate rear portion of the
single storey skillion are built of sandstone. Refer Figure 27. The
structure includes a central recessed area clad in chamferboards. The
remaining walls of this skillion section are a mix of masonry and timber
walls. This appears to be an addition to the main structure, as the
sandstone block finish varies slightly from the main structure. The
junction of the eastern wall appears to partially abut into the corner of the
original building.

The external walls at the upper level have a series of steel tie rods with
crosses of flat steel. These rods are located at the main corners of the
two storey structure and run through the length of the building and from
side to side. These tie rods are later insertions into the building, however
their age is unknown. Refer Figures 26, 28 & 29.

A further single storey structure is attached to the rear of the sandstone
skillion structure on the western side of the building. This additional
structure appears later in construction and built with timber
chamferboards and rendered masonry. It features a hip roof and
contains an ablutions area at the rear. All the single-storey portions of
the building have recent custom orb roof sheeting and quad guttering.
Refer Figure 30.

The building contains two shop tenancies at the lower level and
residential accommodation above. The building has two internal two-
storey masonry walls running north-south which separate the shop
tenancies. A central corridor on the ground level provides access to the
upper level. A narrow portion of the ground floor on the western side of
the building features two small rooms with a fireplace and is likely to have
been the original street entrance for the residential component on the
upper level. Refer the following Floor Plan Sketch. More accurate As-
existing drawings for this building are located in Appendix 5.

Figure 30

watsonarchiects 13
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Figure 29
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L

Ground Floor Plan

Upper Level Floor Plan

Floor Plan Sketch - 84 Fitzroy St
Not to Scale
More accurate As-Existing drawings for this building are located in Appendix 5.

watsonarchitects 14
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The upper level plan comprises a central corridor running east-west, with
four rooms on each side. Refer Figure 31. The internal masonry walls
separate some of the rooms. The other internal walls are generally lathe
and plaster with timber ceiling linings. Each room features timber ceilings
with a central cast iron ceiling rosette and either a timber twin light double
hung window or timber twin light panel French doors. Refer Figure 32.
Each room retains a four panelled timber entry door from the corridor and
retains early timber skirtings and cornices. Door hardware appears to be
original. There is no evidence of either wet areas (bathrooms, toilets) or
a kitchen on this upper level.

A timber stair from the central corridor provides access to the roof space.

The upper floor of the verandah is accessed by the French Doors and
features a timber dowelled balustrade concealed from the street by
fibrous cement sheeting. Refer Figure 33. The timber posts are
chamfered and feature capital moulds at the ground floor and timber
scrolled brackets on the top floor. The timber posts at ground level sit on
stone plinths. A slatted timber valence and a ripple iron soffit with internal
perimeter guttering is located at the underside of the verandah level. The
construction of the verandah mirrors that found on 82 Fitzroy St.

The building is located directly on its western boundary and adjoins a
gazetted road (Haig Avenue). This road provides one of the public car
park access points to the existing shopping centre development behind
the subject site and access to the police station on the opposite side of
the road. This road also is used for some service deliveries to the
shopping centre. Refer Figure 34.

The building is currently vacant.

2.3.2 Noticeable changes over time

The building appears to have received most of its alterations and
additions at the lower level and to the rear. The upper level floor plan
appears original to the building with the internal fabric appearing to be
relatively intact.

Based on the physmal evidence on site and the history outlined in the
EPA Register entry®, the following changes appear to have occurred to
the building roughly within the following eras:

1868-1909 (David & Charles Clarke owners)

A rear, single storey addition in matching stone, including a concrete
floor slab. Possibly containing a kitchen and /or store area. Window
treatments match those on the existing main building. This rear
portion is considered an addition as the sandstone block finish varies
slightly from the main structure and on the eastern wall the stones
appear to partially abut into the corner of the original building. An
access door on the south-western corner of the main building
appears to be a later insertion into the stone wall. (circa 1878 -1882)

The historical background within the EPA Register entry notes that
the building (then known as the Medical Hall) consisted of 15 rooms

% EPA Herilage Regsster Entry Plumb’s Chambers 2006
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by 1882. This included a bathroom, kitchen, stables and a coach-
house.?

Further additional single storey structures along the western
boundary, adjoins the single storey stone structure. The age of this
addition is unknown and may be a mix of early additions (c1880s)
and much later additions (c1914 onwards). This addition has been
recently refurbished internally with modern linings. Refer Figure 30.

Circa 1910 {James Wilson owner)

The addition of the two-storey verandah to the street frontage. As the
French door openings leading onto the verandah appear original, it is
possible the current verandah replaced an earlier, narrower
cantilevered verandah, however no physical or photographic
evidenca has been found to support this.

1914-1948 (James Plumb owner)

Changes to the central shopfront opening, including the insertion of
the timber panelled door and fanlight (with the painted sign “Plumbs
Chambers"} adjoining a series of three windows.

Additional paritioning in the cenfral tenancy space to provide a
smalier space linked to the western-most rooms of the building and a
central entry and corridor.

The insertion of a brick strong room reached from the new central
corridor.

A change in the direction of the lower flight of the existing timber
staircase to the upper level to provide access from the new central
corridor.

It is most likely the above changes happened as part of one major
alteration to the building.

1949-present (current owners)

Remained in operation as commercial space at ground level untii circa
late 1980s.

Appears to have received minimal alterations or additions to the
fabric. Some inappropriate re-pointing of the stonework has occurred
in places.

Refurbishment of portions of the rear western service wing.

Rerooling of single storey components.

Remedial structural work has also occurred, including the insertion of a

ser
wal

ies of steel tie rods to help brace the upper levels of the perimeter
Is. The time of their insertion is unknown.

% ibid
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2.3.3 Analysis of Existing Fabric

These comments should be read in conjunction with the structural report
produced by Farr Engineers dated July 2007. The following comments
relate to the condition of the fabric and its integrity and does not address
the structural condition of the fabric other than to highlight areas of
deficiency that have been covered within the structural report.

External

Front (North) Elevation

The ground floor contains three main tenancy/room entries. The eastern
most tenancy features a large timber framed glass shopfront with a
recessed central entry and a twin light French door. The design of the
shopfront appears original to the building and sits on a raised stone sill.
The timber framed glazing may be a replacement. Refer Figure 35.

The central shopfront has been altered by the removal of the original
stone sill and inclusion of the current four panelled door and set of three
double-hung windows. This alteration is likely to be part of the internal
alterations of the building undertaken post 1914. Refer Figure 36.

The western-most street entry appears to remain unchanged with original
openings within the wall remaining intact. The four panelled door and
double hung window are possibly also original fabric. The walls are
painted sandstone and have areas of peeling paint which likely equates
to the level of damp within the walls. A significant crack runs through the
stone header above the western corner of the window. Refer Figure 37.

A moulded cornice sits above the two main tenancy shopfronts. Pointing
of the sandstone wall appears relatively sound however the painted and
rendered surfaces are deteriorating, particularly in the lower metre of the
wall, indicating damp. This may also be impacting upon the sandstone
blocks.

The upper level features four pairs of twin light French doors giving
access to the verandah. The surrounding sandstone wall is painted and
appears in sound condition. Cracking along joint lines is evident at the
western end of the fagade near the door opening and the corner of the
building. This cracking is likely related to the current condition of the
western elevation.

Two-storey Verandah

The upper level of the timber verandah has deteriorating floor boards with
a uniform fall to the outside edge. The timber dowel balustrades and rails
remain although in poor condition with portions missing and replaced with
fibrous sheeting. The vertically timber boarded gable ends of the skillion
verandah roof are in similar condition.

The ripple iron soffits to the underside of the verandah have been
replaced at the eastern end of the verandah with a metal profiled lining.
The internal perimeter gutter remains intact. The timber slatted valence
remains. Refer Figure 38.

watsonarchitects 17
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West Elevation

The west elevation exhibits significant bowing of the wall at the upper
level with a series of cracks within the stone block joints and protrusion of
the stone block coursing in relation to the cross plates of the tie rods.
This has been identified by the structural engineer's earlier inspections as
one of the two most significant structural issues related to the condition of
the building." Refer Figure 39.

The two storey portion of the wall features two ground level twin light
double hung windows with stone sills and stone headers with flat steel
lintels. A crack runs through the stone lintel of one of the window
openings. The timber window frames also require maintenance.

The wall exhibits cracking in much of its coursing and evidence of poor
remedial cement re-pointing. The ground level and lower courses exhibit
spalling of the stone face, including in the cement rendered plinth course.
This appears due likely to rising damp through the wall. Possible subfloor
ventilation grilles are located within this course however their
effectiveness is unknown.

The single storey stone wall also appears to bow outwards and contains
stonework blocks of a less finished appearance and size, laid in a slightly
less uniform coursing. It is considered this wing is a later addition,
however still likely to be c1870-80s. The lower coursing of the stonework
exhibits similar damage to the two storey component.

The later, rear single storey extension has been recently rendered.

The condition of the western stone wall is generally poor, with
inappropriate remedial cement pointing, spalling of the lower courses of
stonework, and significant bowing and structural stability issues in the
wall. These issues appear attributable to potential rising damp and
foundation movement, both of which have a detrimental impact upon the
long term condition of the stone blocks and the future stability of the wall.
External site factors such as the adjoining road level and potential
vibration received from traffic using the roadway, may also exacerbate
the poor condition of the walls.

Rear (South) Elevations

The rear elevation consists of rendered and painted brick walls for the
rear-most western service wing addition with chamferboards facing the
rear court area and the external recessed area under the main skillion
roof. The south-eastern wing built under the skillion roof consists of a
stone wall to the rear with a chamferboard wall facing into the external
recessed area under the main skillion roof. The rear stone wall features
a double hung window. Refer Figure 40.

The stone wall appears in relatively sound condition externally, including
the cement rendered base. The timber frame of the twin light double
hung window requires maintenance and replacement of at least the lower
sash. The interior of this room of the building was not available for
inspection.

10 Farr Engineers Associates Pty Lid inspection Properties 82 & 84 Fitzroy St Warwick 9 July 2007, Part 3
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The upper level stonework of the elevation appeared relatively sound with
some joints appearing to have been re-pointed. Cracking at the south-
west window head is visible. Refer Figure 28.

East Elevation

The two-storey component of this stone wall appears in better condition
than the western wall. There is evidence of re-pointing, particularly in the
lower block courses however the wall in general appears to be in a more
sound condition with less weathered or exposed damage to the
stonework than the western wall however the structural report noted an
increase in the bow of the wall between October 2005 & June 2007."
Refer Figure 41.

The single storey skillion extension again features stone block work
constructed in a similar fashion to that noted on the western wall.

Roof

The main hip roof features short sheeted galvanised iron corrugated iron
roof sheets with a red oxide finish. Their condition appears relatively
sound. Metal acroteria remain on the southern corners of the roof and
the short-length ridge flashings are scribed. Rainwater goods include
ogee gutiers and metal rainwater hoods and downpipes finished in red
oxide colour. Refer Figure 28.

The verandah roof finish appears to match that of the main roof. The roof
finishes of the verandah and main roof are likely to be of the same era,
and are also similar to the sheeting on 82 Fitzroy St. If both buildings
were re-roofed at the same time, the roof sheeting would therefore likely
be post 1909 and possibly date from the addition of the verandahs.

Guttering and roof finishes to the single storey service wings appear
relatively recent and sound.

Internal

Ground Floor

The ground floor boards were carpeted and were not inspected, however
it is noted that the structural engineer's report comments on the close
contact of the ground floor framing with the ground. The floor framing
was able to be inspected under the western side of the skillion service
wing and underneath the lower flight of the stair. In these instances, the
framing was either in contact or in close proximity to the ground. Where
the framing was in contact with the ground, termite damage to the floor
boards was also noted.

The perimeter stone walls are plastered and painted internally and exhibit
significant areas of peeling paint due to rising damp in the walls. The
level of the peeling paint sits approximately one metre above the floor
level. The internal plastered masonry walls (separating the tenancies)
exhibit a similar extent of damage. Refer Figure 42 & 43.

This condition of peeling paint and damp was a consistent height and
was noted in each of the masonry and stone walls of the building.

"1 Famr Engneers Associates Pty Lid Inspection Properfies 82 & 84 Fitzroy St Warwick 9 July 2007, Pari 1 4
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The plastered walls also exhibit substantial cracking, particularly in the
western wall. This is consistent with the bowing and movement
previously noted within the wall. It is also noted that the bowing of the
wall has been a part of the buildings structure for some time, as
evidenced by the internal out-of-plumb construction junction of a later
stud wall (in the western single storey wing).

There is also significant evidence of termite attack and termite infestation
in the timber trims of internal doorways and timber surrounds to the
shopfronts. As noted in the structural report, it is likely that due to the
poor subfloor conditions and the extent of termite infestation, the ground
floor framing is likely to be significantly compromised. A timber skirting
(plain chamfered profile) was only evident in the eastern most tenancy.
Its condition is likely to be suspect due to the proximity of visible termite
activity.

The original shop tenancies also feature a central stop-chamfered timber
column and headstock supporting a main bearer. An internal circular
steel column flanks each side of the recessed entry to help support the
span of the shopfront opening. Significant termite activity is evident in the
north-eastern corner of the shopfront with tunnels and nest leading up to
the ceiling. Refer Figure 43.

Wide timber boarded ceilings with metal rosettes also remain within the
tenancies and appear in sound condition despite the appearance of
cupping. The western most front room also retains the wide timber
ceiling boards and rosette. In each of the rooms retaining the timber
ceilings, the timber cornices also remain. It is unknown if the ceilings or
trims have been affected by termites and as noted in the structural report,
it remains necessary to inspect the framing of the upper floor level.'? The
rear south-western room has a later fibre-cement ceiling lining.

The rear single storey skillion service wing comprises two parts
separated by a recessed covered area. The eastern wing contains two
rooms built of stone along the eastern and southern walls with a mix of
stone and masonry inner walls and an external chamferboard wall facing
into the external recess. The western wing is built in stone along the
western wall and in timber stud to the inner walls and external recess
space.

The eastern wing has a concrete floor with an internal painted random
rubble wall and a painted masonry wall. All these walls exhibit peeling
paint and damp. The ceiling is a flat fibrous cement lining. This room
leads to a central corridor with a timber floor, presumably with little
ground clearance. As previously noted, the southern-most room of this
eastern wing was not available for inspection.

The western wing has timber floors with degrading floor boards and floor
framing in contact with the ground. The internal walls and ceilings are
fibrous cement lined with timber half round cover mouldings.

Internal Stairs
The timber stairs leading to the upper level have been altered with the
lower stair flight realigned to provide access from the corridor of the

12 Farr Engineers Associates Pty Ltd Inspection Properfies 82 & 84 Fitzroy St Wanwick 9 July 2007, Part 35

watsonarchitects 20

000113



Plumb's Chambers 82 & 84 Fitzroy St Conservation Assessment Report

former central tenancy. The flight is built against the wall of the
strongroom and has open treads and steel stringers. The sublloor space
is visible under the stairs, indicating a shaflow clearance between the
ground surface and the floor framing. Refer Figure 44.

The dividing masonry wali between the former central tenancy space and
the western residential rooms has been removed to allow the stair flight
to join to the previous stair landing. The construction of the lower stair
flight and the landing are more recent compared to the upper stair flight.
The ariginal lower flight of the stairs appears to have run the other way,
finishing within the small south-western room of the building.

The upper flight of the stairs appears to be original building fabric with
tread and riser finishes and mouldings remaining intact for the whole of
the flight. The timber balustrade and handrail also remain. A more
recent steel handrail has also been inserted into the side of the masonry
wall. The stairs themselves are narrow and steep but are considered
typical for their era of construction. Refer Figure 45. The width and
length of the stairs is constrained by the existing timber framed walls on
the upper level. A timber framed double hung window sits in the southern
perimeter wall above the landing.

Upper Floor level

The upper floor comprises four rooms on each side of a central corridor.
The rooms are bounded by a combination of plastered perimeter stone
wall, plastered internal masonry. wall and lathe and plaster timber stud
walls. The dividing wall between the two rooms in the north-eastern
corner of the building is a single sided timber VJ-lined stud wall with
exposed rails. The lathe and plaster walls ali exhibit hairline cracks as a
result of movement of the building however no areas of plaster appear to
have falten from their substrate.

In each room the timber skirtings and timber cornices remain. It is
possible that some of these trims will have been damaged through
termite activity and /or minor water damage. Each room also retains the
beaded timber boarded ceilings and cast iron rosettes. A possible termite
nest within the rosette in the north-western room and cupping to some
ceiling boards in the south-eastern room was noted.

The walls in the western-most rooms of the building feature extensive
cracking within the plaster finish and the substrate of the perimeter stone
wall. Refer Figure 46. Extensive cracks also feature in the joining
internal cross wall containing the fireplace. Significant gaps have also
occurred between the floor framing and the skirting within the south-
western room with noticeable falis within the floor.

Generally the upper level retains the original floor layout of the building
and most of the original fabric (wall, ceiling, fioor linings and finishes).
Doors, windows and associated hardware also generally remain and
appear in reasonable condition.

Roof Space

A second flight of timber stairs provides access into the roof space of the
building. The roof structure appears to retain most if not all of its original
roof framing members including ceiling joists and appears in a refatively
sound and dry condition. The extent of bird droppings indicates that bird
/vermin barriers are either missing or have failled. The roof sheeting

watsonarchitects 21
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appears relatively sound, with no significant evidence of serious water
ingress through rusted or degraded sheets. Refer Figure 47

Summary

This building appears to have received little maintenance in the last 50
years, other than the minimum to maintain commercial occupancy. It
would appear that no maintenance has been undertaken since the
building became vacant. The building has generally been neglected and
is rapidly falling into a state of high disrepair with significant structural
concemns.

As noted in the structural report”®, the building appears to have two
significant structural issues that must be addressed as part of any future
conservation of the building:

1. The stability of the western wall and the potential associated
impact on the structural integrity of the other masonry walls.

2. The degraded condition of the lower floor framing ( and possible
portions of the upper floor framing at the western and eastern
end of the building)

These issues appear due to the poor subfloor ventilation, shallow ground
clearance, impact of rising damp and the extent of movement in the
foundations of the building.

The structural report states that the walls are

so compromised that urgent measures need to be instituted to
protect third parties from the effects of a possible collapse of the
wall, or demolition of the building is required...

The extent of the issue will mean significant costly and extensive
restoration of the structure to achieve structural stability. This is
discussed in more detail in Section 4 of this report.

Further to these main issues, the building is also under stress from
potentially active termite attack and the potential degradation that occurs
from the lack of occupancy and use of the building. The condition of the
stonework walls and the approach to re-pointing would also need to be
addressed.

Concern is also held by the client in relation to the potential impact on
public safety posed by the instability of the stone wall in relation to Haig
Avenue.

® Farr Engineers Associates Pty L1d Inspection Properties 82 & 84 Fitzroy St Warwick 9 July 2007, pant 31-36
4 bid wa‘
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2.3.4 Integrity of Fabric

Based on the extent of the building inspected, it appears to have
undergone external and internal aiterations principally to the ground floor
shop tenancies and the rear service areas. Other than these alterations,
the remainder of the buillding fabric appears to have received minimal
alteration.

There are areas in disrepair and areas where fabric has been lost
although this has not resulted in the loss of an understanding of the
original building. For example, the alterations to the central entry are
unfortunate and have somewhat diminished the appearance and
understanding of the building however the building form and appearance
remains recognizable.

The current extent of alterations to the existing fabric is considered
consistent with that expected for a commercial building over its life span.
Many of the alterations undertaken appear to have had a negligible
impact on the understanding or appreciation of the building, with some
potentially readily reversible if required.

The building retains a significant amount of its early fabric, particularly on
the upper level. Little alteration has occurred on this leve!l such that the
floor level displays a clear understanding of its original planning and
finishes.

The ground floor level has received greater alterations, in particular at the
rear, in the former central tenancy space and in relation to the stairweil.
Despite these alterations an understanding of the original layout remains
evident. Further, a substantial extent of the internal finishes remain
(internal plaster linings, timber ceilings, and rosettes, doors, door frames,
windows and hardware) albeit in a degraded state in some areas.

Despite the internal and external alterations, sufficient fabric remains to
recognize and understand the design and features of the original building.
Other than the additions of the verandah in 1910, it appears that little
substantial alteration has occurred to the  principal structure or
appearance of the building.

watsonarchitects 23
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3.0 ASSESSMENT OF SIGNIFICANCE

3.1 Assessing Significance

The Burra Charter defines cultural significance as aesthetic, historic,
scientific, social or spiritual value for past, present or future generations.
The Queensland Heritage Act 1992 adopts similar criteria although in a
more expanded and clearly-defined form. The criteria within the Act have
been used as a guide to assessing significance in this plan. The Act’s
criteria for entry in the register are located in Appendix 3. '

An assessment of the cuitural significance for the two buildings has not
been undertaken as part of this study. An assessment was however
made by the Queensland Heritage branch of the EPA and the buildings
were subsequently entered into the Queensland Heritage Register.

In summary, the Statement of Significance notes the two buildings’
impartance in: ‘

*« Demonstraling 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)

= illustrating 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 Fitzray)

It should be noted that each of the above criterion of significance appears
to be particularly in relation to the stone building of 84 Fitzroy Street.

A copy of the Queensland Heritage Register Entry can be found in
Appendix 1.

It is also noted that of the other heritage places within Warwick identified
fn the Queensland Heritage Register, it appears there are no commercial
buildings of a similar class or type to the subject buildings.

watsonarchitects 24
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3.2 Other assessments

Warwick Shire Council undertook a Cultural Heritage Study in 1997 for
the purpose of identifying and assessing the Shire's cultural heritage.'®
The study also provided advice on conservation of significant buildings
and sites and recommended appropriate town planning controls for
inclusion in the Shires town planning scheme. This study formed the
basis of the Council's Cultural Heritage Policy and Heritage register.

The Plumb's Chambers site was identified in this study as having local
significance for:

* its association with the local historical theme of the development
of Warwick as an administrative centre

= it's [B4 Fitzroy] architectural value as a sandstone building in a
district characterised by the use of jocal sandstone.

The buildings are identified in the Council's Heritage register. The
buildings are not included in the National Trust of Queensland Heritage
Register nor are they known to be included in any other heritage register.

The study also identified a small number of commarcial buitdings within
Warwick which are considered similar in class and type to the subject
buildings. This report does not research other buildings and it is
unknown if these Local Significance listings are buildings that combined
both shops with residential accommodation above.

3.3 Summary Statement of Significance

Based on the review of the history provided and the EPA's rationale in
the Statement of Significance, it follows that the statement of significance
should be adopted as reasonably representing the cultural significance
" {orthe buildings.

It should be noted however that the two buildings have been treated as a
single heritage place when in fact they have little relationship to each
other. They are different in material and appearance and were built by
different developers approximately 10 years apart. The buildings only
became known as Plumb's Chambers following the amalgamation of
titles and ownership in 1914.

It is argued that the two buildings, although close in proximity, should be

considered as separate entities in relation to their register entrigs. If that

ware the case then the buiidings would be considered significant for:

1% Maik Baker Town Planning Constltant Piy Lid in association with lvan McDonald Architects and Margaret

Fultar Historian; Warwick Shire Councit Cultural Heritage Study, Aprl 1997,
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82 Fitzroy St

« demonstrating the pattern of development of Warwick,

. |llustratmg the design, materials and construction techniques of
mid-18" century masonry building in Queensiand

'» demonstrating the principal characteristics of a particular class of
cultural place, with commercial premises on the ground floor and
residence on the first fioor*

* its aesthetic significance in the streetscape, with the pitch of the
roof contributing to the unity of the street

84 Fitzroy St

« demonstrating the pattern of development of Warwick,
particularly 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 successiul 1870s business
family in a developing Queensland rural town

. |1Iustrat|ng 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, 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
Ciarke {the developer of the stone building of 84 Fitzroy)

*Of these two buildings, it is considered that 84 Fitzroy St was originally
designed as a combined shop-house, whereas 82 Fitzroy St was likely

altered from an initial single storey commercial building in order to -

provide accommodation above. The importance of 82 Fitzroy St
demonstrating the principal characteristics of a particular class of cultural
place could therefore be considered of less significance relative to 84
Fitzroy St.

watsonarchitects 26
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3.4 Relative levels of Significance

The proposed levels of significance fdr the fabric and setting of each
building are defined below. These levels are relative to each building.

A - Exceptional significance

Fabric that forms a remarkable, rare or unusual part of the place. Fabric
considered essential to the understanding, appreciation or cultural value
of the place. Fabric that must be retained and rigorously conserved (e.g.
maintained, preserved, restored or reconstructed). Intervention would not
normally be permitted.

B - Considerable significance
Fabric considered important to the understanding, appreciation or cuitural
value of the place but which could possibly be intervened with in a
sensitive, controlled and limited manner. Fabric that should be retained
and appropriately conserved (e.g. maintained, restored reconstructed,
adapted). _

C - Some significance

Fabric considered useful, but not essential, to the understanding,
appreciation or cultural value of the place but for which sensitive
intervention would be acceptable. Fabric that is desirable to be retamed
and appropriately conserved.

D - Little or no significance
Intervention and/or new work are appropriate provided that no nearby
areas of higher cultural significance are compromised.

E - Intrusive element
Fabric should be removed and original form reconstructed or new
compatible adaptation made.

The proposed grading of the relative significance for the elements and
fabric of each building aims to provide a greater understanding of the
place and aid in formulating appropriate conservation actions. The
resulting conservation actions are outlined in Section 5 Conservation
Policy.

The terms fabric, restoration reconstruction, adaptation, cultural
significance and compatible are as defined in the Burra charter and are
set out in Appéndix 4. :

This table of significance records only that fabric observed. (Some {fabric
such as cornices, skirtings etc were missing.) The potential significance
of the fabric listed takes no account of the physical condition of the fabric.

watsonarchitects 27
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82 FITZROY

BUILDING GENERALLY

Overall building form B
Landscape setting C
Vistas (as viewed from Fitzroy Street) =
EXTERNAL ELEMENTS
Ground Floor Level
Walls
Cement rendered plinth C
Masonry perimeter walls B
Rendered masonry walls {street front) B
Doors
Shopfront entry timber panelled doors with B
fanlight
Wast side entry timber doors C
East side entry timber door C
Rear entry timber doors C
Windows
Glazed timber double-hung windows B
Shopfront glazing B
Verandah
Timber stop-chamfered posts, stone plinth and B
timber capitals
Timber slatted valence B
Galvanised ripple iron soffit & internal perimeter B

gutter :

Outbuildings / structures

Timber chamferbeard toilet structure

T

Timber gabled shed

watsonaichitects 28
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82 FITZROY

Upper Floor Level

Walls

Timber Chamferboard walls

Windows & Doors

Timber casements

Verandah timber French doors

Verandah

Vertica! timber boarded gable ends

FC sheeting to perimeter walls

Timber cailing lining

Timber flooring #

a

Timber venetian blinds

Eaves / Gutters/ downpipes

Metal gutters

Circular metal downpipes

Circular box gutter

Metal Acroteria

Roof

Short-sheeted corrugated roof sheeting to main
hip roof

Galvanised ridge capping

Masonry chimney stacks

Timber fascia

Rear Corrugated iron awning

Landscape Elements

Immediate surrounds

Perimeter hedges to rear west of site

Timber paling fence to rear of site

Masonry wall to east of site

Concrete block breezeway wall to west of
building

Bitumen footpaths

# Further investigation required to confirm assessment
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82 FITZROY

INTERNAL ELEMENTS

Ground Floor Level

Floors

Timber suspended floor and framing "(main N
building) :

Timber skirting C

Concrete slab on ground (at rear of building) C

Walls

Plastered Walls (painted) . B

Timber VJ Walls ' D
Fireplaces in plastered masonry wall " B

Windows & Doors

Timber doors D
Timber window / door surrounds D
Ceilings

Timber VJ boarding # B

Cast iron roseltes B
Suspended / surface mounted light fittings D

First Floor Level

Floors

Timber TAG flooring # . C
Walls

-Timber VJ Walls (original ) C
Lightweight timber infill walls ' D

Windows & Doors

Timber panelled doors C

Timber glazed French doors (and associated B
hardware)

Timber window / door surrounds C

Ceiling .
Timber beaded boarding B

Timber cornice

o

Suspended light fittings D

Stairs

Timber flight (risers & goings) B

Timber balustrade

m

- Timber handrail B

# Further investigation required to confirm assessment
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84 FITZROY

BUILDING GENERALLY

Overall building form B
Landscape setting . c
Vistas (as viewed from Fitzroy Street) B

EXTERNAL ELEMENTS

Ground Floor Level

Walls

Perimeter sub floor decorative cast iron C
ventilation grilles

Sandstone perimeter walls B
(including the single storey skillion portion)

Rendered masonry walls : D
Timber Chamferboard walls D

Doors

Front entry timber panelled doors with fanlight B
Front entry timber twin light French doors B
East side entry timber door C
Rear entry timber door : c

Windows

Glazed timber double-hung windows B
Eastern shopfront giazing B
Central tenancy set of timber double hung glazing C

Verandah
Timber stop-chamfered posts, stone plinth and B
timber capitals

Timber slatted valence

Galvanised ripple iron soffit & internal perimeter B
gutter

o)

Outbuildings / structures

Single story skilion roofed area adjoining the c
main 2-storey building, encompassed by

perimeter stone walls

Single story west wing addition and ablutions ' D
wing
Single story west wing addition verandah D

Underground water tank
(noted in citation, however not found on site)  #

# Further investigation required to confirm assessment
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84 FITZROY

First Floor Level

Walls

Sandstone perimeter walls B
Windows & Doors
Glazed timber double-hung windows B
Verandah timber French doors B
Verandah
Vertical timber boarded gable ends C
Timber dowe! balustrade B
Timber posts and scrofled brackets B
Timber handrails B
Timber decking D
FC boarding to balustrade E
Metal fold-down escape ladders E
Eaves / Gutters/ downpipes
Metal ogee gutter C
Rainwater heads B
Circular metal downpipes C
Metal Acroteria B8
Circular PVC downpipes to verandah E
Roof .
Short-sheeted corrugated roof sheeting to main C
hip roof '
Galvanised ridge capping C
Stone chimney stack B
Timber fascia D
Zincalume custom orb sheeting to skilion & D
single siorey roof
Landscape Elements
Immediate surrounds
Perimeter hedges to rear east of site D
Timber paling fence to rear of site D
Rear courtyard area D
Concrete slab in single storey recess area D
Corrugated water tank D
Bitumen footpaths D
Bitumen road and parking access (west of E
building}
Eastern-side open concrete stormwater drain # D
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84 FITZROY

INTERNAL ELEMENTS

Ground Floor Level

Floors

Floor finish {carpet)

Timber suspended floor and framing (main
building) .

Timber suspended floor and framing (service
wing)

Timber skirting

o

Concrete slab on ground {in rear service wing)

Walls

Plastered Walls (painted)

Timber VJ Walls {c.1940s})

Painted stone walls {in rear service wing)

Painted masecnry walls (in rear service wing)

Painted FC walls {in rear service wing)

Back-to back Fireplaces in plastered masonry
wall

Fireplace timber mantelpiece (only one visible)

Fireplace cast iron hearth {only one visible)

o

Central timber post supporis

Masonry strong room {¢.1940s)

~ Surface mounted electrical conduits

Windows & Doors

Timber panelled doors (main 2-storey building)

- Timber glazed French doors
(main 2-slorey building)

Timber window / door surrounds
{rmain 2-storey building)

Timber panelled doors {service wings)

Timber glazed French doars (service wings)

Timber window / door surrounds {service wings)

Ceiling

Timber VJ boarding

m@

Timber comice

X

Cast iron rosettes

Suspended / surface mounted fluorescent light -

fitings

FC ceilings

# Further investigation required to confirm assessment
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84 FITZROY

First Fioor Level

Floors ‘
Timber T&G flooring B
Timber floor framing B
Timber skirting B
Walils
Plastered perimeter stone walls B
Plastered masonry walls B
Lathe & plastered timber walls B
Timber VJ Walls B
Back-to back Fireplaces in plastered masonry B
wall
Fireplace timber mantelpiece # 8
Fireplace cast iron hearth # B
Windows & Doors
Timber panelled doors B
Timber glazed French doors B
Timber window / door surrounds B
Ceiling
Timber beaded boarding B
Timber cornice B
Cast iron rosettes B
Suspended light fittings D
First Floor Stairs :
Timber upper fiight {risers & goings) B
Timber landing and lower fiight
Timber panelled sides/stringer B
Timber balustrade B
Timber handrail B
Metal handrail
Roof Stairs
Timber risers & goings B
Timber panelled sides/stringer B
Timber balustrade B
Timber handrail B
Other
Steel tie rods D
Roof framing B
# Further investigation required to confirm assessment
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40  CONSERVATION / DEVELOPMENT STRATEGIES

4.1 Client’s Development Requirements

The client desires to expand the existing shopping centre behind the
subject sites in order to meet the needs of a growing populatian within the
Warwick Shire district. To satisfy the needs of shop retailers for space
and the demand for growth, the development wouid require the site
occupied by 82 Fitzroy St and the rear area of 84 Fitzroy St.

The client proposes to incorporate the principal portion of 84 Fitzroy St as
part of the overall development sirategy and expansion of the shopping
centre. The two buildings are currently under an option ta purchase by
the client following the outcome of current development applications.

4.2  Required Conservation/Stabilisation Measures

In arder to retain these buildings, a significant amount of structural and
conservation work needs to be undertaken to stabilise and make fit for
occupancy. .

4.2.1 82 Fitzroy

The existing building is substantially compromised in its structural stability
and considered unsafe in its current condition. The structural report
noted that: ‘

The building is essentially at the end of its structural fife and is little
more than a demolition exercise.’

Dug to the extent of decay and dstarioratian, the scope of work required
to stabilise and repair the structure would include the complete removal
of the e)ustlng internal floor structure, finishes and roof framing.” This
would reguire the almaost complete loss of the existing fabric and
reconstruction of the building.

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

It is considered 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. It is considered that having regard to the current state of
the building, associated issues of safety and health of the public and the
economic undertaking to reconstruct the building, there remains no
realistic prudent or feasible alternative to its demalition.

18 Farr Engineers Associates Ply Lid inspection Properties B2 & 84 Ftzroy St Warwick 9 July 2007, Pari 4.3
17 ibid, Part5 2 -
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4,22 84 Fitzroy

Conservation of the building will need to address two main broad issues:

1. The requirement to stabilise and repair the structure

2. The reguirement to make the building useable and habitable,
potentially with the need to upgrade the bunldlng to satisfy certain
current buitding standards and codes.

A third issue relates to the ability to undertake the required conservation
measures. '

Due to the lacation of the wall adjoining Haig Avenue all conservation /
building work related to stabilising the wall will likely need to be
undertaken from within the property, 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 of the works and the
potential damage to other parts of the fabric. Temporary shoring of the
wall may be possible with approvals from the Queensland 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.

We have been advised that the current owner does not possess the
desire nor the resources required for the maintenance or the
conservation of either of the buildings.

Based on our site inspection and the structural engineer’s report,'®
possible scope of works for the main two-storey building's conservation to
a state of minimal structural stability and occupancy would need to
include:

Scope of Works

. Excavation of the subfloor area and replacement of damaged
timber framing

= Excavation and underpinning of existing masonry footings -

particularly in relation to the western stone wall

Increase in subfloor ventilation through new grilles

Chemical injected damp proof course to all masonry walis

Removal of termite activity throughout the building

Installation of termite barriers (physical where possible, chemacal

where no alternative)

» Temporary shoring of western wall and internal floor framing

* Removal and replacement of existing ground level damaged
timber flooring

* Possible deconstruction and rebuilding of the existing western
stone wall

* Possible incorporation of internal stee! bracing measures

* Possible strengthening and bracing of the first floor frame
structure

* Removal of damp affected plaster and replastering of masonry
walls

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

* Fine detail repair work of cracked plaster

18 carr Engineers Associates Pty Ltd nspeclion Properties 82 & 84 Fitzroy St Warwick July 2007
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« Repair / reconstruction of any portions of the single starey
service wing that are retained. '

*  New electrical services

= New plumbing & toilet infrastructure {preferably in the service
wing of the building)

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

* Repair / raconstruction of damaged timber ceilings and cornices.

= Repair / reconstruction of damaged fireplaces and associated
mantelpieces and hearths

= Repair / reconstruction of verandah timber frame, flooring and
baiustrades. '

* Repair /reconstruction of rainwater goods and ground stormwater
conditions.

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

« Potential upgrade of the structure to meet other current statutory
requirements such as the Disability Discrimination Act.

The amount of consolidation required for this building raises the question
of whether the extent and cost of work is justified in relation to its cultural
heritage significance. In this instance, it is considered that this particular
building possesses greater cultural significance in relation to the
development of Warwick than 82 Fitzroy St.

4.3 Retention / Development Options

Retention development -options that have been reviewed with the
development team include the following:

Option 1 - Do nothing

This option would involve the client not purchasing the buildings from the
current owner. This would have two principal affects:

1. The shopping centre expansion would not be undertaken. We
understand that without the site area of the two buildings the
development cannot provide the required space or infrastructure to
satisfy its retailers or to be economically viable. The failure of the
expansion of the shopping centre is considered to have other
potential ramifications for the city centre of Warwick which are
" explained within the accompanying town planning report by Urbis.

2. The buildings would fall further into disrepair as the current owner
has no resources to maintain or repair the buildings. Without
significant structural repair and conservation the buildings cannot be
safely occupied. As previousty noted, the buildings are considered to
be in a structurally compromised condition such that without this
remedial work being undertaken, they will continue to degrade and
likely collapse in the near future.
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Impact on Cultural Significance

The outcome of this option would likely result in the total loss of the
buildings and any related understanding of the cultural significance to the
development of Warwick.

This option serves neither the retention of cultural heritage for Warwick
nor the developer.

Option 2 — Demolition ot both buildings

This option would involve application for the demoiition of both buildings,

based on their current dilapidated condition and their potential impact to
public safety.

. As previously noted, 82 Fitzroy St reguires substantial reconstruction to

the point where little original fabric would remain. This reconstruction
would impact upon the cultural significance of the remaining fabric to the
point that little fabric of importance would remain. It is therefore
considered that the removal of 82 Fitzroy St is acceptable on the grounds
of no prudent or feasible alternative,

No. B4 Fitzroy St also requires substantial conservation in relation to its
structural stability. The extent of work has been outlined in the previous
section. The extent of the repairs and reconstruction are significant in
terms of costs and logistics. The current state of the building, in terms of
its safety, health to the public and the cost of repairs would potentially
support an argument for no prudent or feasible alternative other than its
demolition. The longer the building remains in its current state of
degradation, the stronger the argument becomes in relation to its removal
on grounds of public safety.

A potential benefit from this option may be the salvaging of materiais
such as the doors and windows, stone biock work and timber roof frames

-for future stockpiling and repair for other similarly constructed heritage-

listed buildings in Warwick and the shire.

Impact on Cultural Significance

The outcome would be the total loss of the buildings and any related
understanding of their cultural significance to the development of
Warwick.

Option 3 - Retain and reconstruct both

This option would require a substantial injection of time and capital in
. order to repair and reconstruct both buildings. This would not be -

undertaken by the developer of the shopping centre as it would frustrate
his ability to successfully expand the shopping centre. (Refer option 1)

This approach would require an alternative benefactor or consortium to
undertake the project. It is considered that from an economic view, the
cost of the works would exceed the potential economic return that would
be gained from the retention and reconstruction of the two buildings. This
option would require a developer/ benefactor prepared to undertake the

.works irrespective of the cost.
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Impact on Cultural Significance
This would provide a good outcome in relation to the conservation of the
two buildings and the retention of cultural significance in general,

however the extent of reconstruction of 82 Fitzroy St would impact upon -

the cultural significance of the remaining fabric to the peint that little 1abric
of importance would remain. .

Option 4 - Relocation

The carefully recorded deconstruction and relocation of both buildings
wolld also impose a substantial cost and require an alternative
appropriate site. The buildings would also require the same extent of
reconstruction discussed in previous options. As previously noted, the
extent of reconstruction of 82 Fitzroy St would impact upon the cultural
significance of the remaining fabric to the point that little fabric of
importance would remain.’

Impact on Culturat Significance

An important part of their cultural significance is their relationship to the
" commercial development within the centre of Warwick and their

contribution within the Fitzroy streetscape. Relocation would diminish

this aspect of their cultural significance and potentially impact upon the

‘understanding of the original use of the buildings.

Option 5 — Partial retention of 84 Fitzroy St only

Option 5 involves the demolition of 82 Fitzroy St and the retention and
conservation of 84 Fitzroy St. This option would reguire the undertaking
of the scope of works outlined earlier in this section.

The focus of retention and conservation of 84 Fitzroy St would include the
two-storey main building and the two-storey verandah. Based on the
Statement of significance, the two-storey structure possesses the most
culturally significant and intact fabric. This portion of the building would
be retained as part of the development proposal. It is recommended
however that the single storey skillion-roofed rear service wing also be
retained and altered to provide the required facilities for the building.

impact on Cultural Significance
This option means the complete loss of 82 Fitzroy St and the cultural
significance associated with that place.

The loss of 82 Fitzroy also impacts upon the streetscape significance and
building context of 84 Fitzroy St. The removal of the rear western service
wing will have a potential impact on the cultural significance of 84 Fitzroy,
however this is considered minimal in respect to the retention of the
principal building.

The cultural significance of Plumbs Chambers will be diminis hed however
the principal understanding of the building and the main areas of
culturally significant fabric will be retained or reconstructed. This
remaining fabric could be supplemented with information and
photographs displayed at the building to provide a clearer understandmg
of the original extent of the heritage listed place.
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Although the outcome diminishes the cultura! significance of the place, it
at least allows for the retentionfreconstruction of the most significant
portions of the place.

4.4 Conc!usion

Each option ultimately has a significant impact on the fabric and the
cultural significance of the buildings. Based on the above options, their
current condition and the summary statements of significance, it is
considered that option 5 provides the most prudent and feasible
alternative to the complete and progressive loss of both buildings.

On this basis, the following conservation pol‘icies have been drafted to
guide the conservation approach for this option.

watsonarchitects 40
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5.0 CONSERVAT!ON POLICY

5.1 General Approach

Conservation policy provides an informed and pragmatic approach to the
conservation of 84 Fitzroy St for its short and long term future. The policy
is specific to the property and includes policies for the conservation of
fabric, compatible uses, control of interpretation, and management of the

place.

The following policies aim to provide the working boundaries and
constraints within which future conservation and change may occur.
They are presented as an explanation followed by the policy.

As previously noted in Section 4.4, the majority of the Conservation
Policy relates to the conservation of 84 Fitzroy St.

511 The Burra Charter
The Australia ICOMOS Charter for the Conservation of Places for
Cultural Significance (the Burra Charter) sets the standard for the
conservation of heritage-listed places. The Charter embodies seven
principles that guide formulation of conservation policy:

= The place itself is important

= Understand the significance of the place-

= Understand the fabric

= Significance should guide decisions

= Do as much as necessary, as little as possible

= Keeprecords

= Do everything in a logical order

The Burra Charter also defines the terms which are used in the

conservation policy. A brief description is set out below. A more
thorough description can be found in Appendix 4.

Place means site, area, land, landscape, building or other work, group of
buildings or other works, and may include components, contents, spaces

and views.

Cultural significance means aesthetic, historic, scientific, social or
spiritual value for past, present or future generations.  Cultural
significance is embodied in the place itself, its fabric, setting, use,
associations, meanings, records, related places and related objects.

Fabric means all the physical materal of the place including
components, fixtures, contents and objects.

watsonarchitects 4
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Conservation means all the processes of looking after a place so as to
retain its cultural significance.

Maintenance means the continuous protective care of the fabric and
setting of a place, and is to be distinguished from repair. Repair involves
restoration or recons truction.

Preservation means maintaining the fabric of a place in its existing state
and retarding deterioration.

Restoration means returning the existing fabric of a place to a known
earier state by removing accretions or by reassembling existing
components without the introduction of new material.

Reconstruction means returning a place to a known earlier state and is
distinguished from restoration by the introduction of new material.

Adaplation means modifying a place to -suit the existing use or a
proposed use.

Compatible use means a use which respects the cultural significance of
a place. Such a use involves no, or minimal, impact on cultural
significance.

Plumb's Chambers (82 & 84 Fitzroy St) form an established place of

cultural significance. The following policies are to be applied to the
conservation of the place.

Policy 1: Future work on the place should be in accordance
with the principles of the Australia ICOMOS Charter for the
Conservation of Places of Cultural S:gnmcance {the Burra
Charter) and its Guidelines.

The cultural significance of Plumb's Chambers is embodied in the
physical fabric of the place. Section 3.4 sets out the relative significance
of a wide range of these elements and attributes a graded scale ranging
from those elements of exceptional significance down to those which are
intrusive. It follows that conservation action should be related to an
element's relative level of significance. As a general guide, the following
approaches are recommended:

. Elements of exceptional significance must be retained and
appropriately conserved (eg maintained, restored, reconstructed,
and adapted). These elements are considered essential to the
understanding, appreciation or cultural value of the place.

. Elements of considerable significance should be retained and

appropriately conserved (eg maintained, restored, reconstructed,
and adapted). These elements are considered important to the
understanding, appreciation or cultural value of the place but
intervention in a sensitive, controlled and limited manner could be
possmle

. It is desirable that elements of some significance be retained and

appropriately conserved. These elements are considered useful,
but not essential, to the understanding, appreciation or cultural
value of the place and sensitive intervention would be acceptable.
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. Elements of little or no significance need not be conserved.
_Intervention and/or new work are appropriate provided that no
nearby areas of higher cultural significance are compromised.
. Elements which are intrusive should be removed and original form
reconstructed or new compalible adaptation made.

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

The building was initially built as commercial enterprise consisting of two
shops at the ground floor with residential accommodation above.
Although there have been a variety of uses for the building, it has
generally continued in the role for which it was initially built. This
commercial role is considered its most. appropriate use and is
encouraged.

Policy 3: The use of the building as a commercial building

with residential accommodation above is the most

appropriate use of the place and if possible, should be its
- primary use. )

As modern aspirations for residential accommodation have changed
dramatically, an alternative use of the upper floor is likely to be required.
An allernative use is an acceptable approach providing that the
significant fabric on the floor is retained and not detrimentally
compromised. Possible uses for the upper floor (and also the ground
floor) may include professional suites/oifices for small companies, smatt
community groups, meeting rooms or function rooms for community
gatherings.

Alternative uses for the buiiding are possible and considered necessary
for the continued occupation of the building, however in order to conserve
the significance of the place, any alternative use needs to be compatible
with the significance of the place. Future alternative uses may be
compatible provided any adaptation conformed to the conservation

. policy.

Policy 4: A use other than that set out in Policy 3 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.

The planning of the building is an important aspect of its significance and
is dernonstrated by the building's current form, layout and arrangement of
rooms and spaces. The building retains its original plan form, providing a
clear understanding of the planning layout of the main 2-storey building.

Any new use should therefore be compatibte with the originat plan form
and utilise the room layouts and hierarchy of targe and small spaces from
this era wherever possible. Uses which require the subdivision of the
main rooms and spaces or the amalgamation of individual rooms into
larger spaces may not be compatible. While the building itself is
adaptable, the manner in which it is adapted / extended or amalgamated
is important to the understanding of the building.
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Policy 5: New uses .or plan changes should respect the
original 19" Century planning layout and hierarchy of the
building.

5.2 Client’s Requirements

There is an economic need and a desire to expand the existing retail
development located on the block bounded by Guy, Grafton, Paimerin
and Fitzroy Streets in Warwick’s CBD. This expansion is also supported
in principle by the local authority. -

The development proposal includes the purchase of the two subject
buildings as part of the expansion of the shopping centre. According to
the client, without the purchase of these two buildings and the removal of
82 Fitzroy St, the expansion of the development would not meet tenancy
needs or be economically viable and would not proceed. As previously
noted, the failure of the expansion of the shopping centre is considered to
have other potential ramifications for the city centre ‘of Warwick which are_
explained within the earlier town planning report prepared by Urbis.'®

The client acknowledges the need to conserve the cultural significance of
the buildings where prudent and economically feasible to do so however
is also aware that an economic balance must be achieved for this to
occur. The proposal to remove 82 Fitzroy St and partially retain,
conserve and reuse 84 Fitzroy St provides an acceptable solution and
economic balance for the client.

Adaptations and additions will be required to ensure the building is
structurally sound, habitable and commercially useable. The client
acknowledges the need to undertake this work and that any conservation,
redevelopment work, and future change should be guided by this
Conservation Policy.

Policy 6: Any future building proposals, buliding work or
maintenance work should be in accordance with the policies
-set out in this Report. Proposals that are not In accordance
with this Policy document should only be Implemented after
" a revision of the whole Conservation Assessment Report
results in a conciusion that such proposals are consistent
with the revised Report.

53  External Requirements / Legislation

5.3.1  Local Authority Provisions

As previously noted in Section 3, the buildings are listed within the Local
Authority's Heritage Register and therefore are subject to the provisions
required by that policy in relation to development (other than Minor
works) of the place.

19 Usbis. Town Planning Report infagrated Retail Development, Oct 2007
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5.3.2 Queensland Heritage Act

The buildings are also entered on the Queensland Heritage Register and
are subject to the Queensland Heritage Act. The owner of the place is
bound to comply with the requirement of the Act. In this instance,
approval for demolition of 82 Fitzroy St and partial demolition of 84
Fitzroy St is sought from the Queensland Heritage Council in their role as
concurrence agent to the local Authority,

5.3.3 State and Federal Statutory Requirements

A number of Queensland and Federal Acts dealing with building works

and building services can affect conservation work on a heritage-listed
place. These include but are not limited to:

»  Building Act and Regulation (incorporating the Building Code of
Australia);

Queensland Development Code

Building Fire Safety Regulation;

Sewerage and Water Supply Act and Regulation;

Workplace Health and Safety Act and Regulation;

Gas Act and Regulation;

Queensland Heritage Act and Regulation

Integrated Planning Act

Dis ability Discrimination Act

Of this legislation, the Building Code of Australia (BCA) would place
most constraints on work on the building if rigorously applied. The code
is primarily intended for new construction and does not easily adapt to
sensitive treatment of culturally-significant building fabric, The level of
compliance with these and other statutory requirements that can
reasonably be achieved will need to be assessed in terms of their impact
on significant fabric. Appropriate concessions or unigue solutions may
need to be sought.

The Disability Discrimination Act (DDA) applies to buildings and
property intended for public use. The DDA makes it unlawful to
discriminate against people with disabilities, particularly with concern to
accessibility of buildings.  This legislation can conflict with the
requirements of heritage legislation, particularly with regard to the
retention of cultural significance. The view of the Human Rights and
Equal Opportunities Commission (HEROC) is that the DDA will override
heritage legislation in the event of any inconsistencies.® The DDA is a
complaints-driven Act with no wiritten standards guiding the building
designer or owner. It is therefore wise to have an Access Plan in place
when carrying out new work on heritage buildings, particularly if they are
open to the public. The Access Plan should be presented to relevant
authorities, particularly HEROC for endorsement as this may reduce the
risk of potential action under the DDA. Approval of heritage authorities is
also usually required.

“ wew.hreoC gov.awdisability_nghtsfag/Accessiaccess ntmiftheritage
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The Integrated Planning Act (IPA) definition of “Development” includes

carrying out building work; carrying out plumbing or drainage work;

carrying out operational work; reconfiguring a iot; or making a material
change of use of premises. For administering IDAS (the Integrated
Development Assessment System) under the Queensiand Heritage Act,
Building work includes:

*  painting or plastering that substantially alters the appearance of a

. place;

* renovalions, alterations or additions to the place;

* excavations, disturbances or changes to landscape or natural
features of land that substantially alters the appearance of a
place; or '

= work on furniture, fittings and other objects associated with the
place and that contribute to the place's cultural heritage
significance. _

The Act also makes provision for heritage agreements to be entered into
and for exemption certificates for minor works to be issued.

Current relevant legislation must be considered when undertaking

proposed development and conservation to a heritage-listed property.

Policy 7: Any work undertaken to the place should meet all
relevant leglsiative requirements and should be undertaken
so as to minimise impact upon any significant fabric.

Policy 8: This Policy document should be used to heip
salisfy statutory approval requirements.

5.3.4 Equitabie Access

The buildings have been vacant for approximately 15 years. Both
buildings have shopiront stepped entries which would not comply with
current public accessible requirements. The front ground floor entries to
the buildings align to the public footpath, Side entries are available to
secondary spacas on the ground floor; however these do not provide
principal entry to the main shopfronts. Little opportunity to provide
alternative entries exists other than intervention into the fabric of the
building, impacting on the cultural significance of the shopfronts.

Access to the upper levels are currently provided by timber stairs that no
longer comply with current BCA requirements and as a result may also
be considered a potential safety risk in terms of egress and general use.

As previously noted, the Disability Discrimination Act (DDA) applies to
buildings and property intended for public use. .

According to the HEROC website, heritage issues can sometimes be
taken into account in . determining whether barriers to access are
unreasonable. If to provide full and equitable access would involve the
destruction or removal of significant heritage value, in some
circumstances making these alterations could be found to involve
unjustifiable hardship. This does not mean however that heritage
concerns will be accepted as outweighing the need to provide egual
access in any particular case. '
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The HEROC recommends that;

Organisations which occupy or are responsible for heritage
buildings need to ensure that they have looked closely at
alternative means of providing equal access which are not
prevented by heritage considerations. This may include.

* laking advice from experts or organisations with relevant
expertise on sympathetic means of altering heritage
premises to provide access

*  where the premises are used to provide goods or services,
identifying alternative or supplementary means of providing
access to those services, to reduce the effect of limitations in
access lo the -premises in excluding people from access io
the goods or services concerned.

A detailed excerpt from the HEROC website is located in Appendix 5. It
is suggested that an Access Plan should be prepared by a suitably
qualified persaon to help resolve or minimise the impacts of the DDA.

Policy 8: A review and an Access Plan shouid be prepared
and submitted to the HEROC and reievant authotities for
endorsement.

Policy 10: The original stairs should be retained however
removable, non-intrusive modifications (such as the build up
of treads for correct riser heights) would be acceptable.

Policy 11:  Although not desirable, the installation of
alternative new stairs located at the rear of the buildings to
minimise impact on the culturally significant fabric of the
building would be acceptable.

5.4 Interpretation & Retention

82 Fitzroy St

The potential loss of 82 Fitzroy St will have a substantial impact upon the
cultural significance of the place. It is recommended that prior to
demoliton of the building, measured drawings be undertaken
accompanied by quality photographs for archival purposes.

Further, prior to undertaking further investigation and development work
to the fabric, recording of the current location and condition of elements
for future reference in possible recanstruction should be undertaken.

Policy '12: Before any demolition work is commenced,
measured drawings and a basic photographic survey (not

z www. hreoc, gov. auidrsability_rightsifag/Accessfaccess himiheritage
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necessarily to archival standards) should be carried out,
catalogued and placed in an appropriate document archive.

B4 Fitzroy St

84 Fitzroy St has many important characteristics that remain within the
building and, depending on their physical condition, should be retained.
These include:

+ the external architectural features of the sandstone walls and
openings and the roof form of the two storey building.

« the upper floor level internal iathe and plaster walls and room
planning

. » the two-storey verandah

streetscape vistas of the building when viewed from a distance

the 19" century internal planning layout

the upper level internal timber joinery, including the stair

the double hung timber windows and twin light French doors

the upper floor timber ceailings, cornices and rosettes

the eastern tenancy shopfront and space, including the entry door
and timber ceiling

= the plastered stone walls on both levels.

= the fireplaces on both level

If some of these items have deteriorated beyond conservation, they
should be reconstructed. -

84 Fitzroy St retains most of its original plan form. While some internal
alterations have occurred at the ground level, the planning of the building
remains relatively clear. Consideration should be given to aspects of
significance (such as planning layouts and spatial qualities) that may
have been altered and that could be better expressed in the future. Such
aspects include

« removal of the c.1940s timber wall partition in the central shop
tenancy to retrieve the original single-room plan form evident in
the eastern shop tenancy.

+ Reconstruction of the lower flight and landing of the internal stair

Policy 13: Fabric and setting elements which help interpret

the place as a substantial 19" Century Georgian-styled
shop-house overlooking a town square, should be
conserved.

Policy 14: Important lost characteristics of the place should
be retrieved in the future, if possible.

The residential component of the building houses fireplaces on an
internal masonry wall at each level. It is uncertain whether the entire
fireplace surrounds and hearths remain, howaver the fireplaces should be
retained (either sealed or working) as they help the understanding of the
original building and its use.

Policy 15: Fireplaces, existing metal hearths and chimneys
should be retained.
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Generally, the method of interpretation should not be to stress any
particular past time but rather to emphasise those elements which are of
cultural significance. '

55 Control of Intervention

~ The general approach to the extent of conservation work should be one
of restraint. Do only as much work as is necessary to conserve the
significance of the place but intervene as little as possible. Due to the
current unstable condition of the building, more extensive investigation,
intervention, conservation and reconstruction work will be required,
particularly in relation to its future structural stability. Regardless, the
principles outiined in the following policies still apply.

If some material needs to be replaced, then the extent of new material
introduced should be limited to the minimum possible. The wholesale
replacement or treatment of any significant element should be avoided in
favour of a highly specific approach, eg. the replacement of individual
floor joists or lengths of flooring, etc.

Policy 16: Physlical 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.

Some elements such as the upper level floor framing and flooring require
turther investigation to establish their condition, significance and impact
upon the overall condition of the house and, i warranted, the feasibility of
their conservation.

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

~ The building will require intervention for structural, client use and
legislative reasons. These interventions are necessary and acceptable
however the areas where intervention occurs should be managed.

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

‘Policy 20: The Introduction of wet area services should be
avoided within the main two-storey buliding. If unavoidable,
they should be minimised in their extent and restricted to
the specific locatlons at in the rear haif of the building.

' Modifications to the single storey skillion service wing for
these services would be acceptablie.

" ltis likely that signage will be required for the building as part of any new

use. In order to provide signage that does not detract fram the aesthetic
and cultural significance of the building, a management protocol for
signage should be prepared. This protocol should nominate the size,
location, nature and fixing methods acceptable for use on the building.
For example, modern obtrusive neon or backliit illuminated hamper signs
should not be used. Signage with discrete and minimal fixing points
should be encouraged. Painted signs to verandah gables and fascias or
to the glass shopfronts would also be acceptable.

Policy 21: A Signage Management Protocol shouid be
prepared for the management of building signage should be

prepared. Reference should aiso be made to the Councll’s -

“Signage Guidelines for Heritage Bulldings Policy”.

5.6 Care of Fabric

Most of the cultural significance of the building is embodied in the

physical fabric of the place. Policies are therefore appropriate for caring
for the fabric, both generally and specifically. These are set out below.

Policy 22: Building fabric elements of cuitural significance
shouid be appropriately conserved within the constraints of
this Policy document.

Policy 23: Conservation work on the place should be carried
out by tradespeople skilled in traditional building trades and
should be overseen by professionals skilled in conservation
practice.

Not all of the fabric of the place has cultural significance. More recent
fabric and repairs and service installations have little cultural significance
or areg intrusive elements. It is therefore appropriate that litle or no
constraint be placed on intervening in these elements.

Policy 24: Fabric identitied as being of little or no cultural
significance may be removed at any appropriate future time.
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Policy 25: Identified intrusive elements should be removed
or redesigned at an appropriate future time.

The building has subsiantial structural issues however there are portions
of the fabric that appear in generally sound condition although they may
show signs of age (such as timber ceiling linings, rosettes, internal doors
and trims). Provided the elements remain presentable, functional and
durable, this ageing process should not be interfered with. This includes

such things as wear patterns on door handles and stairs, fine hairline

cracks within lathe and plaster walls; and roof sheeting and flashings.

Policy 26: Fabric of cultural significance and patina should
be retained wherever possible, The introduction of new
material, no matter how authentic a copy, should only be
considered as a matter of last resort when other means of
conserving the fabric (preservation, restoration etc ) have
been m vesrrgated and found Inappropriate,

The building will require substantial structural repair and potential
alterations including the introduction of new fabric. This is permitted
provided that such fabric ‘is introduced in a way which complies with
these policies.

Pollcy 27: Replace as structurally required, portions of

significant fabric affected by termite or water damage and

reconstruct with malerials maltching the existing.

Policy 28: Existing significant timber window frames, door
frames and linings should be retained and repaired fto
perform  their original functions without wholesale
replacement. ,

Policy 29: Reconstruction of original elements (such as
gutter profiles, eaves, downpipes, and fascia treatments)
should be pursued where eviderice of original construction
methods and finishes exists.

Policy 30: New fabric should be marked so as to be
distinguishable from old fabric upon close inspection.

Policy 31: The installation of new finishes that conceal
fabric of cultural significance should be avoided.

Policy 32: Where unavoidable, new finlshes should be
reversible and should be installed so as to cause the least
possible damage to fabric of cultural significance.

Policy 33: Where it is necessary to introduce new fittings,
these should be sympathetic modern fittings and not
notional period reproduction fittings.
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Policy 34: Original finishes to tloors of cultural significance
should be restored wherever possible.

Policy 35: Where it is not possible to restore original floor
finishes, sympathetic non-damaging and reversible fioor
finishes such as coir matting, linoleum or carpet should be
installed. C

Policy 36: Any new fabric introduced into the place should
be sympathetic to the style and design of the place but
without being period reproductions or notional
reconstructions.

A paint and colour investigation was not part of this commission. The
building has external and internal painted finishes that will require future
attention. A reconstructed colour scheme sympathetic to the building's
original era would not only maintain the fabric of the place but express its
character and potentially aid in its interpretation,

Poiicy 37: The exterior and interior colour schemes of the
building should be interpreted to the 1870-1880s era, based
on documentary and surviving physical evidence.

The building is- known to have had surrounding ancillary buildings and
structures, including an underground water tank. It is possible that
archaeological remnants. of these structures may remain within the
grounds of the house. If any future work occurs in these areas, care
should be taken during any excavation work to record any evidence that

.may still exist of previous structures.

Policy 38: Any previous building work or structures
uncovered during new construction work should be
recorded and archived for the ongoing conservation
management of the place.

Seclion 2 of this report assessed the physical condition of the building
and identified areas where substantial repair and care for the fabric will
be required. These are set out below:

5.71 External

External sandstone walls: The external walls exhibit areas of structural
instability, particularly in the western elevation. A combination of
underpinning, external and internal bracing and reconstruction of the
walls is considered necessary.

Policy 39: Undertake the necessary structural modifications
to ensure the long term stability of the stone walls. Locate
where possible additional suppotrts, tie rods and the like so
as to minimise their visible and physical intrusion into the
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fabric. For example, locate horizontal bracing members
within the floor structure or above the celling line.

Policy 40: Where reconstructions of the wall are required,
record block locations prior to deconstruction and re-lay to
maltch original locations. Re-lay using a mortar mix
matching the original.

Policy 41: Where strengthening of floor framing is required
focate where possible additional supports and beams so as
to minimise their visible and physical intrusion into the
fabric. _ .

Two-storey timber verandah: Including timber valences, posts and
capitals, timber tongue & grooved fiooring and balustrades.

Policy 42: Retain and restore the verandah and the
verandah timber components.

Verandah ground floor ripple iron soffits and associated perimeter
guttering:

Policy 43: Retain and restore where verandah ripple iron
soffits and associated perimeter guttering.

Skillion roof service wing:

Policy 44: Retain and restore the form and masonry walls of
the single storey skillion service wing. Intervention to these
existing walls and concrele slabs is permissible. Refer also
Section 5.6 policies.

Stormwater is not cnjrrently well captured and controlled as downpipes
are rusted or missing in places. This coupled with issues of rising damp
and the lack of a damp proof course needs to be addressed.

Policy 45: Roof guttering and downpipes are in poor
condition and can be replaced to ongmal profiles and
materials where evidence ex/sts.

Policy 46: Water from downpipes should be discharged
away from the buildings ground level walls and directly into
" external stormwater pits or gullies.

Policy 47: The perimeter ground level should be cleared of
debris and lowered to ensure that there is adeguate
clearance between the finished ground and the damp proof
courses of the building. Ensure existing subfloor venmanon
grilles are clear and funct.'onmg

Policy 48: Measures to minimise rising damp in the
masonry walls such as the use of chemically Injected damp
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proof courses or the provision of perimeter subsurface
drains should be investigated.

5.7.2 Internal

The ground floor of the building suffers from rising damp and
deteriorating floor framing. The reconstruction of the ground floor would
likely be combined with efforts to provide structural stability to the
masonry walls {underpinning) and greater sub floor clearance and
ventilation to combat rising damp and rot.

Policy 49: The ground floor timber sub-floor area should be
investigated for potential damp, water ingress, ventiiation
and structural Integrity of the floor framing. Unless the
existing design of this area and the ventilation requirements
are found to be inadequate, any rectification of this area
should reconstruct with matching materials to the original
details.

Policy 50: a) Record, remove, and salvage the ground floor
framing and flooring for later reinstatement where possible.
b) If required, increase sub floor ground clearance through
excavation and clear. and provide additional sub floor
ventilation grilles. ¢) Reconstruct timber floor framing and
provide where possible physical termite and damp proof
barriers. Where strengthening of the fioor framing Is

required ‘locate where possible additional supports and

beams so as to minimise their visible and physical intrusion
into the fabric.

Timber mouldings and joinery: Most of the early timber window and door
architraves, doors, panels and trims appear to remain. Although some
may have suffered termite attack -or rot, sufficient remains for
reconstruction and preferably restoration. Timber ceilings, cornices and
metal rosettes also remain in most rooms.

Policy 51: Restore where possible, on a room by room
basis, early joinery and mouldings to their original finish.

Evidence of lathe & plaster walls remain throughout the upper floor level
of the building,

Policy 52: Investigate and confirm the extent of Ilathe &
plaster wails and where considered original, conserve
where possible, on a room by room basis.

The internal masonry walls retain their original plastered finish, although
most areas have suffered extensive damp at the ground level and
extensive cracking on the upper level due to settlement/movement of the
perimeter walls. Regardless, these plaster finishes constitute original
tabric and should be retained and repaired.
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Policy 53: Investigate the extent of plastered masonry walls
and repair and patch with matching materials and
techniques, those areas affected by settlement or damp.

Timber stairs:

Pollcy 54: Retain and maintain the existing upper flight of
the internal timber stair between ground and the upper
level;, and the stair leading to the roof space. Alterations,
-Introduction of new timber materials, additions or fittings
should not be permitted other than for necessary
reconstruction and repair. Refer also Section 5.3.4 Policies.

it is expected that modern furniture, cabinets, electrical equipment and
the like will be installed as part of the reuse of the building. These
elements can potentially damage existing significant fabric If improperly
located without due consideration of the fabric, The placement of ‘loose
equipment should be carefully considered and its proper use be nmparted
to the occupiars of the building.

Policy §5: Ensure exlisting fabric is properly protected
from damage by short-term and long-term introduced loose
equipment, fixtures or fittings, through physical separation
and clear use management policles for the place.

57  Provision of Building Services

Recent methods of installing Building services appear minimal and
appear to be mainly surface-mounted electrical services. The bwldlng

has no air-conditioning, kitchen services or plumbing within the main two- -

storay component.

It is likely that all existing wiring will require replacement and that
additional services will be installed. While it is accepted that changing

demands on the buildings will result in the introduction of new building

services, this should and can be done sensitively.

Policy 56: Physical intervention in the building fabric for the
installation of building services should be avoided wherever
possible.

Policy 57: Where intervention in the building fabric for the
installation of building services is unavoidable, such
intervention should be planned to avoid damage to fabric of
cultural significance and, when exposed to view, shoulid be
readily reversible. :

Policy 58: To allow the installation of new building services:

- chases are permitted only in plastered masonry walls
but not through profiled cornices and finer details;
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- ceiling-suspended puli switches are preferable to chased
or exposed conduits;

- timber skirtings and architraves may be removed, used
to conceal wirting and reinstated to the:r original
positions;

- surface-mounted skirting ducts should be avoided;

- small ceiling-mounted fittings, such as detectors and
smail light fittings are generally permitied;

- floor ducts are permitted where created within the depth
of the timber floors In areas where the floor finish is not
to be restored and where the structure permits;

- surface-mounted vertical risers are permitted provided
their style and flnish Is compatible with the cultural
significance of the space through which they pass.
Wherever possible, vertical risers should be located in
minor spaces of least cultural significance;

- existing openings In celling roses should be used as the
outlet for electrical cabling for any future suspended
light fittings instead of new celling penetrations;

- connection points and number of new suspended
fittings required eisewhere in the cemng should be
minimised;

- light fittings and electrical accessories (switch plates,

GPOs) should not be perlod reproduct:ons but discrete

modern fixtures;

- alr-conditioning units should at best, not be exposed to
view and at worst, discreet In location and appearance,
in interior space. Any associated works should be
positioned to avoid damage to lathe & plastered walls,
timber cellings and other significant fabric;

- external air-conditioning units should be concealed from
view and positioned to avoid damage to significant
external fabric.

Policy 59: New building services part of new building works
or additions should be modern in appearance and not period
reproductions.
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5.8 Setting and Landscape

Much of the aesthetic and townscape significance of the building lies in
its form and association with similar sized buildings in the streetscape,
most notably the police station and the courthouse. The streetscape
views towards the building are therefore important in maintaining this
significance, even if individual elements have gone or are changed.

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

" To adapt to the requirements of its current use as administration offices,

future redevelopment of some existing facilities and further site
development may probably be required. This process maintains the
building's viability as a useable building which, in turn, justifies the
considerable expense of its conservation. Provided future development
does not detract from the cultural significance of the building, it should be

_permntted subject to external plannmg controls and satisfaction of the

policies in this Plan.

Policy 61: Future development of the site should not
adversely affect the cultural s.'gnmcance of the bullding and
its setting:

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

- 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.

In general, areas where additional development may occur {subject to the
nature of the proposal) with least impact on the significance of the place
include the rear courtyard area and the rear single-storey skillion service
wing.

Policy 62: The rear single-storey skillion service wing is an
appropriate area for minor intervention and new minor
building additions.

Policy 63: The rear courtyard is an appropriate area for
minor intervention and new minor building additions
provided that any such additions do not detract from the
existing built form of the house.
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‘5.9 Management

It is good management practice to put in place a maintenance plan that
will regularly monitor the condition of the place and attend to minor
maintenance issues before they become major issues. Systematic
maintenance will also conserve significant fabric longer for the ultimate
benefit of the building and future generations.

Policy 64: A comprehensive maintenance plan with a
dedicated budget should be implemented to guide on-going
maintenance work on the building.

For successful long-term- interpretation and mplementatlon of the
Conservation Policy, continuity of competent advice is important to avoid
ad hoc or ill-advised decisions.

Policy 65: Persons with relevant expertise and experience in
conservation projects should be engaged for the consistent
interpretation of the Conservation Plan and the resolution of
conservatlon issues as well as for the design and
administration of work on the house.

While the majority of the issues dealt with in this Conservation Policy are
unhkely to change, changes in use, attitude, tenure or legislation may
require consideration of new or different information affecting the
conservation management of the house. The Conservation Policy should
respond to any such change in circumstances.

Policy 66: This Conservation Policy should be reviewed at
the end of any major refurbishment program and thereafter
every ten years or when major changes that significantly
affect the place occur such as disposal by the owners,
change in use or significant damage to or destruction of
fabric by natural disaster. Such reviews should Include a
new inventory of elements and a review of the physical
condition of the fabric. -

Policy 67: Should the current owner cease being the owner
and manager of the bulldings, the new owner should ensure
that all works to the physical fabric and setting of the place
and all uses of the place are properly-controlled and
compatible with the conservation policies set out in this
detailed conservation policy and any creared management
plan as identified in Policy 64.
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6.0 CONCLUSION

Although both subject buildings (82 & 84 Fitzroy St) form an important
part of Warwick’s cultural heritage, their existing condition presents a
substantial impost on the retention and conservation of both buildings. At
present neither building are considered habitable or able to perform their
original function as shop and residence.

Due to the condition and extent of reconstruction required to 82 Fitzroy
St, it is considered that an appropriate conservation approach is to allow
the removal of 82 Fitzroy St and to consolidate conservation efforts on
the more culturally significant sandstone buiiding, 84 Fitzroy Street. An
appropriate form of conservation and adaptive reuse is considered an
acceptable approach for the future long term conservation of 84 Fitzroy
Street.

Future conservation work, adaptation and maintenance for the building,
as well as proposed adjacent redevelopment ought to respect the cultural
significance of the remaining place (84 Fitzroy St) and be guided by the
policies set out in the Conservation Policy section of this report.
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QUEENSLAND HERITAGE ACT 1992 :
~ Certified Copy Of An Entry in the Heritage Register pursuant to Section 33 (1) (@)

&

Queengland

" Government

Reference: CC710 Pomctas At

Place ID 601725

Name Plumb's Chambers

Former name(s) / Medical Hall

other

Location 82 & 84 Filzroy Street WARWICK 4370

RPD Lot/s 1 ROAD19 Lot/s 1 RP58Q1

‘ Lot's 2 RP5801 Lot/s 1 RPS4676

Local authority SOUTHERN DOWNS REGIONAL COUNCIL

Map Sheet WARWICK
" Map Projection 56

Grid Easting: 405001

Northing: 5878682

Boundary Descripion | Whole property

Other Listings

Protecled Approval Removal

Aren/Object

Heritage Significance . _
Plumb’s Chambors is a place of cuttural significance and satisfies one or more of the critena specified

in 5.34(1) of the Queensfand Heritage Act 1992 as evidenced by, bul not exclusive lo, the following
statement of cultural heritage significance, based on ¢riterla A, B and C, D, E, H.

Critarion A,

Plumb's Chambers, comprising a brick and timber building possibly dating to the
1860s and an 1874-75 stone building, is important in iflustrating the transformation
of Warwick in the late 1860s and 1870s from a squalters’ town to the principal
urban cenlre of Queensiand's most prosperous pastoral and agricultural district.
The possibly ¢1860s brick building may represent the beginnings of this movement,
and the 1874-75 bullding is indicative of Warwick's first building boom. Both
buildings also illustrate a tradiion of masonry construction in Warwick and district
dating from al ieas! the 1860s and sustained well into the early 20th century, which
sels the district apart from any other in Queensland, '

Criterion B .

The 1874-75 bulding survives as an excellent example of a substantial, two-
storeyed, stone building with commercial premises on the ground floor and
residence on (he first fioor, designed lo impress and inspire confidence. Few
buildings of this type and material have survived in Queenstand, and even fewsar
Georgian-styled stone shop-houses in Queensiand ovartook 8 town square, The
building provides rare evidence of the nature of the accommadation and work place
of a successful 1870s business family in a developing Queensland rural town.
Mare particularly, it is important in llustrating the nature of such buildings in a town
in which stone and brick construction for commercial buildings was the norm at this
period.

Critarion C

Both buildings are important in illustrating the design, materials and construction
technigues of mid-181h cenlury masenry bullding in Queensland, and both have
potentiai to reveal further information about 19th cenfury stone and brick
conslruction.

Criterien D

Both buildings are important in lllustrafing the design, maltérials and construction
techniques of mid-18th century masonry building in Queensland, and bolh have
potential to reveal further information about 10th century stone and brick

Y. yr?i fw

‘construction,

- Date:  14/04/2008

for Cheef Exbeutive, Emronmantal Profection Agency
Note: This cenificate is valid at the date of issuo only.
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QUEENSLAND HERITAGE ACT 1992 ‘ 'f@,_
Certified Copy Of An Entry in the Heritage Register pursuant (o Section 33 (1 ( y

Reference: CC?_IO

b,
a) Queensland
Government

Larsrn prortal
Prmtactiar AgvAcy

storeyed, stone building with commercial premises on the ground floor and
residence on the first flogr, designed to impress and inspire confidence.

IThe 1874-75 building survives as an excellent example of a substantial, two-

- Critérion & Bolh buildings occupy a prominen role in the strestscape aiong Fitzroy Street

between Guy and Palmerin Streets, and the pitch of the roofs contribute lo the
unity of the slraet.

Criterion H ' The 1874-75 building Ts significant also for its ciose association wilh Warwick
chemist and seedsman David Clarke, who made a substantial contribution to the
expansion of agriculture in the Warwick district in the 1860s and 1870s,

Plumb's Chambers comprises two distincl buildings. One is a substantial, two-storeyed stone building
with rear service wings, cons'rucied in 1874-75 for Warwick chemist and ssedsman David Clarke. This
buiiding functioned as shops or the ground floor with residentis! sccommodation above. The second
comprises a small, two-stereyed brick and limber buitding with brick exiensions at the rear. From
photographic evidence, sections of this building appear to pre-date the adjacent 1874-75 stone
building.

The whole site was initially part of allotment 12 of section 21 in the Town of Warwick (comprising 2 .
roeds), first sold at auction in September 1857 for £4. In 1866 title to the whole of the allotment passed
to Fredarick Hudson, public of Warwick, who purchased the land for £40. It is not known whether
improvements had been made to the property by this date.  Mudson Iransfarred the property to his wife
Margaret, who subdivided the block into three parts, selling off the weslern and eastern subdivisions in
1868. Mrs Hudsén retained the middle subdivision, on which the present brick and timber building
stands, until 1875.

The 1874-75.S(one Building (No.B4 Filzroy Street]
The western part of the allotment, aboul 29 perches. {later subdivision 1) was sold for £60 to David
Clarke, chemist and druggist of Warwick, and tile was transferred to him in May 1868,

Clarke. an iIrish Protestant emigrant and dispensing chemist since c1856, arrived in Warwick in 1867,
During the nexl 15 years he played an important role in the devetopmant of agricullure in the Warwick
district, at a period when powerfu! local pastoralists were still Strongly opposed to opening the land to
selsction. Clarke actively promoted the expansion of agricullure on-the soulhem Darling Downs,
specialising in the importation of seeds (including cotton and Indian wheaf) and fruit trees fkety to
succeed in tha district. In late 1867 he insligated the formation of the highly successful Eastern Downs
Horticultural and Agricultural Association, 2stablished in October that year. He was the Association's
first sacratary, and retained that posilion for well over a decade. In the early 1880s Walter Hill, curator
of the Bolanic Gardens In Brisbane, said of David Clarke that he had . . . done as much to foster and
encourage agnculture as any man he knew of in the colony, and who had placed the districl under
considerable obligation to him . . . Clarke also look an aclive rofe in Protestant work and was -
nominated for the 1880 Warwick town council elections.

In May 1867 Clarke had established a wholesale and retail Orug, Grocery and Seed Warehouse in
Warwick in renled premises st the corner of Fitzroy and Albion Streets, opposite the first Bank of New
South Wales. By Oclober 1869, Clarke's business had proved 5o successful that he was able to
separale the drug and seed depariments from his grocery business, moving the former inlo a purpose-
built addition which opened on 15 November 1869 as the Medical Hall. In the early 1870s business
expanded with a branch opened at Quaripot Creek (Stanthorpe) following the discovery of tin eary in
1872 fthis branch seems {o have been short-lived] and in May 1872 a move across Fitzroy Street to
larger premises formerly occupied by the Bank of New South Wales.

Clarke's success in Warwick as a dispensing and manufacturing chemist and seedsman culminated in

Mgl holid Date: _14/04/2008

for Chief Exacutive. Enviranmental Profestion Agency
Note: This certificate is valid at the date of issue only. Page Z of 7
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QUEENSLAND HERITAGE ACT 1992 f@a
Certificd Copy Of An Entry in the Heritage Regisler pursuant to Section 33 (1) (a) Queenstand

Government
SOWETNMEN

Reference: CC710 _ et

1874 with the seliing off of his grocery business to George £ Bames (formerly Clarke's assistant) and
William Lavers in October, and the construction of substantial new stone premises on the Fitzroy Sireet
land he had acquired in 1868 from Margaret Hudson. The site overlooked the Square [now Leskie
Park] and was Just down the road from lhe new Bank of New South Wales on the southweslt corner of
Palmerin and Fitzroy Streels.

The new Medical Hall must have been well under construction when Clarke called. lenders for ihe
carpenier's work in Oclober 1874 and the plasterer's work in January 1875. In late February 1875
Clarke adverlised for sale the portable building then occupied by his chemist shop - {his was located in
Fitzroy Street, bul on which aliolment is not clear - and the new stone building must have been close 1o
completion at this fime.

.When compleled, Clarke's two-storeyed stons building contained residential accommodation on the
first floor and al least wo shops on the ground floor. Besldes accommodating Ciarke's Medicat Hall,
from May 1875 Barnes & Lavers, grocers, also moved inlo part of the building. By Augusl 1877 Barnes
and Lavers had moved oul, bul two grocery shops as well as the Medical Hali were operating on the
ground floot from August 1877 to March-Apnl 16878, '

The building was erected during the lown's first 'boom', when Warwick was transformed in the late
1860s and 1870s from a squatters’ town inlo the principal urban centre of a prosperous pastoral and
agricultural districl. It was a substantial building and made & prominenl contribution to the streelscape.
Relailsrs in nearby premises frequently advertised in the 1870s-early 1880s as ‘adjolning' or 'adjacent’
lo David Clarke's chemist shop. . : :

In the early 1880s David Clarke passed the running of his business to his son, Charles De Lacy Clarke,

also a licensed chemisl, and lell Warwick early in 1882. Charles Clarke then took over the Medieal Hall

in his own name, but by Seplember/October 1882 had purchased a business in St George, advertising .
the Warwick building for renl, At that period the main building comprised 15 rooms, with a large shop

and storeroom on the ground fioor, residential accommodation on the first floor, bathroom, kitchen,

stables, coach-house and a large underground water tank with pump.

Despite an attermpt in 1893 by David Clarke's mortgagor, the Qusensland Investment and Land
Mortgage Co. Lid, lo sell the property, the tilie remained in Clarke's name unlil November 1909 when it
was ransferred to retired Freestone farmer and grazier, James Wilson. During the period 1883-1309
the property was lel either as a house, store or both. Tenants included Dr William Tillay, surgeon al the
Warwick hospilal, from 1887-8%; Mrs WD Wilson, storekeeper and widow of a former Warwick
businessman and Mayor, 1891-94; and S Benjamin, wine and splrit merchant, from 1899 unlil at least
the earty 1200s.

James Wilson occupied the stone building as his town residence for less than a year before his death
in Seplember 1910. However, in mid-1910 he had requested and received permission from the
Warwick Town Council to erect a baicany over the foolpath in front of his stone buildings, and was in
the process of carmying out what were described in the local press as exiensive alterations to his home
when he collapsed. !l is understood that the present balcony and some rear renovalions dale 1o this
period.

The brick and limber building [No.82 Fitzroy Street)

Mrs Hudson retained the middle seclion of allotment 12 until 1876. Photographic evidence reveals

several slruclures extant on the sit¢ ¢1872; whether any of these survive as part of the present brick
" and timber building has not been eslablished, although it is possible. tn April 1869 Mrs Hudson had

advertised to lel Borger's old blacksmith's shop adjoinind the Royal Exchange Hotsl, [the hote! was on

the southwest comer of Fitzroy and Palmerin Streets, on the site later occupied by the Bank of New

South Wales]. Warwick hislorian Thomas Hall recalled in 1925 that Henry Borger opened a

ra/W Dale: _14/04/2008
or Chral Executive, Eftvirommemal Pruleclion Agency -

Nota: This certificale is valid al the date of issue only. ‘ Page 3 of 7
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blacksmith's shop in Fitzroy Street, and it may have been on Lhat parl of allolment 12 which Mrs
Hudson still held in 1869.

In November 1876, title to this property, about 34,5 perches (later subdivision 3 of alloiment 12 of
seclion 21}, was transferred to Charles Jospeh Isambert, wine and spirit merchant of Warwick, who
had paid £325 for the sile. A c1889 photograph reveals two buildings on this site: the present two-
storeyed brick and timber building, and a single-storeyed timber shop to its east. Warwick Municipal
Council rale records reveal that Isambert ran a business in one of these buildings from at least 1881,
and that the other was lel from 1881 to 1894 to Henry Borger, blacksmith, and in 1895 lo John Borger.
also a blacksmith. - The eastem-most shop was replaced by 1901 with a cottage {since demolished)
erected for Isamberl's daughter, Mary Ann Saunders. No lenant occupied the site after 1895,
suggesting that the blacksmith's shop was the single-sloreyed timber structure replaced by 1901 with
Mrs Saunders' cottage, and that Isamberf’s business was conducted from the present brick and timber
building. .

CJ Isambert had held the license for the European Hotel in Grafton Street, Warwick 1872-75. By
December 1876 he had a bool warehouse In Guy Street, removing in March 1878 to larger and more
convenient premises in Fitzroy-street, adjoining Mr Clarke’s chemist shop. This is likely to be the
present brick and timber building, on land he had acquired in 1876. No record has been found of
premises being erecled for isambert on this site or any other at this perlod, and it is likely the bullding to
which he removed in 1878 was extant at the iime he acquired titte to the property in 1878. His
business was stil located in Fitzroy Streat, opposite Whe Square, in January 1880, and by August 1882
he had disposed of his boot stock and opened a new drapery store In the same premises, next door to
Charles Clarke's chemist shop in Fitzroy Strest, In September 1884 Isamberl auctioned off the
conients of his drapery store, bul retained the Fitzroy Strest propery, possibly using the building in
connection with his wine and spirit dealership, for which he held a Wholesale Spitit Dealer‘s License
1882-91. He relired in the sarly 1890s, a few years before his death in 1893.

Following Isamberl's death the property passed to trustees and then o his daughter. James Wilson
acquired title in July 1910, just over 6 months after acguiring the adjacent stone building, The
verandah on the brick ang timber building malches in detall the 1910 verandah on the adjacent stons
building, and may have been constructed subsequent to Wilson's death in Seplember 1810.

Piumb's Chambers [Nos 84 & B2 Fitzroy Street)

The two buildings had been ownad separately until title to both was transferred to James Wilson in
1808-10. In 1914, itlz to subdivision 1 of allotment 12 (the stone building) and resubdivisions 1 & 2 of
subdivision 3 of allstment 12, comprising 15 perches, {the brick and limbar bullding) passed to Warwick
bootmaker James Plumb and his family, and at some period after this date both sets of buildings
become known as Plumb's Chambers. Plumb was aclive in the masonic movemenl, and served as
Worshipful Grand Master of 8t George's Lodge in Warwick. He resided and worked at the Fitzroy
Sireet premises until his death in 1933, and his widow remained there until her death in 1948, It is
understood that the present owner acquired the property in 1949, Plumbs' Chambers are still used for
commercial purposes.

B

B

Date:  14/04,2008

for Crisf Execulivd, Emaronmental Protection Agancy
Note: This certificate is valid at the date of issue only. Page 4 of
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Description

Plumb's Chambers comprises two distinct buildings situaled on the south side of Fitzroy Streat
overlookmg Leslie Park, about half a block west of the comner of Palmenin Street, the main street of
Warwick. Across Haig Avenue 10 the west is the Warwick Police Stalion [600948} and Court House
[600949). The iarger of the Plumb's Chambers buildings is a two-storeyed sandstone structure with
single-storey wings 1o lha rear. and a two-storeyed verandah to the streel. It has shops to the lower
level and residential accommodation above. Across a narrow laneway to the east is a brick building
with a narrow timber upper levet and similar two-storeyed verandah, with a sarigs of timber outbundmgs
to the rear.

The larger building i5 construcled of tecled sandslone blocks laid in ashlar coursing. It has a hipped
corrugated iron roof with acroteria to the gutler comers. Paenelrating the roof i5 a sandstone chimnay
with a cormice and three arched cowls. To the northern or street elevation. the two-storeyed timber
verandah which overhangs the rootpalh, has a skillion roof and boarded ends. Set on stone plinths, the
stop-chamfered posts to lhe lower level are topped with imber cornices, and have a slatted valance
above. The upper level balustrade. now clad in fibrous cement sheet appears 1o have a dowelled
balustrade concealed beneath. The posts of the upper Ievel are finished with scrolled timber brackels
below the roof beam.

The street elevation at ground level has three separale entries and windows. To the western end is a
four-panelled daor with tilting fanlight beside a small vertical sliding sashed window. To the centre is a
similar door. with "Plumb's Chambers” painted to the fanlight, and a group of three windows beside. To
the eastern end is a timber shopfront which angles back (o the recessed entry of panelled french doors,
The underside of the verandah is of ripple iron with inlernal gutters and a moulded plaster comice at
the wall. The verandah i$ accessed at the uppear leve! by four pa:r*s of glazed french doors. Only the
slonework 1o this street elevation has been painted.

All four sides of the two-storeyed section show cross-plates with tie rods stabllising the upper level.
Windows to the side and rear elevations are vertical sliding sashes with projecting stone sills. To the
rear is a single-slorey skillion wing of stons with 8 recess clad in weatherboards for a back door and
wingows, There is a later single-storeyed extension running perpendicular to the remainder, built of
randered masonry and weatherboards with a hippad corrugated steel roof.

Across the laneway to the east is 1he two-storeyed building with the lower level constructed of brick,
and a narrow timber upper tevel to the strest frontage. This upper level is clad in chamfer-boards with
a hipped carrugaled Iron roof and casement windows. To southsasl corner is an unpainted brick
chimney with corbelled top. Overivanging the footpath is a wo-storayed timber verandah, similar in
detall but smaller in proportion 1o that of the sandstone building. It is partially enclosed with siatted
limber blinds.

The lower level Is constructed of brick. some sections of which are painted. Itis divided into two shops.
each with a four-panelled entry door and liting fanlight. and a iarge shopfront window (one of which .
has twelve panes. the other six). The rear section has a double gabled roof and central half-round
gutter. To the wesl side is a brick chimney beside a further entry doar. The raar of the burldlng is also
divided into two. with a skillion roof over separate boarded entry doors.

To the rear of this property are several outbuildings. including a weatherboard toilet with curved
corrugated Iron roof, and a chamfer-hoard garage with a gabled roof.

H has not been possible to dale to inspect the interior of either building.

Y/ Date: _14/04/2008
for Cruef Expeutiva, Environmental Profachon Agancy

Note: This certificale is valid at tha date of issue only. Page 5 af 7
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Reference: CC710 R,

1. Plumb’'s Chambers (1995}

2. Plumb's Chambers (1994)

-
- k3

N A A allos’ Date:  14/04/2008

Tor Chiel Exvculive, Envronmoental Peotiction Agoncy

Note: This certificaie is valid at the date of issue only. Page 6ol 7
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Heritage Register Boundary

Plumb's Chambers 601725
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Process Statement; Pursuan! to the provigions of the Queenrsland Heritage Al 1992.. the Heritage Councll has formad the
opinion that this is a plase of cultural significance which satisfies one or more of the criteria for provisionat entry in the Heritaga
Regqister and that it is possible lor the cultural heritege significance of the place to be conserved.

The decision of lhe Herilage Council is recorded in the minutes of the Counclt meeling of 22 Novembae 1995.

Furthar (o the provigians of the Queanstand Herilaga Act 1992, the Heritage Council resolved o ender the place is pernanently n
the Heritage Registar. The deciston of the Herltage Council and the consideration of the Assessor;s Repor is recorded in the
minutes of the Council meeting of 26 September 1297, .

The place was enlered permanently in tha Heritage Registar an 3 November 1987,

Note: This document has been prepared on the basis of current information, and assessed under the criterla in the Queenstand
Heritage Act, This dacument may be reassassed if further evidance becomes avaliable. Tho statement of significance specifies
the mas! imporant heritage values of the place. Tha purposs of this document & to provide an informed evaluation lor herltage
registration. This dogs not negate the nend for a tharough conservation study by a qualified practitioner, o Cultura! Heritage
Branch consultation, before any action is taken which may affect the significance of ths place.

v 2 — .

Date: _14/04/2008

Note: This cartificate ig valid at the date of issue only,

for Ehel Executnen, Environmentas Prcfocaio& Agenty
Page 7 oi 7
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457 Ugper Edvwaro &
SPRING HILL

9.1 2007 PO Box 104
SPRING HILL 2004

TEL O7 38396788
207031 FAX 7 33396799

postmasier@farergnee s com

ABN 22082 722 820
JRE!S oHD
Level 12
120 Edward Street
BRICSANE 4000

Attention: Mr. Adrian Allen

Csar oir
Re: Inspection Properties 82 and 84 Fitzroy $t. Warwick

e ra'#” to 20 In3pection caTied out &t the above property on the 14 Msy and 29 June 2005 in reiaton 1o e &xist g
structural congiton, furiér 10 @ rnepor carmed cut by Farr Engneerz oatec 8 October 2005, Our recert fcllows which
provides a summary of COSevatons from the origing| repcrt and commenta as 1o the cranges on the bulio ng congtion
from the time of the nzpaction In 2005 to that cozerve In he Mors recent visls.

1 Observations-Building 1 (Western Building)

1.9 The bullang '3 @ 2 storey VuCTUre coNSiruCled from Ioadosaning sandatone walkng, poazibly brokwork
imernal ‘waling, with timZer fioor ana framing approximately 100 years old. More recent 852 Tz exizt 1
the rear of the she, comprizing single siorey Umbe’ mmed additions. Photo 1.1 1.21.3

PFreto 1.1 Front View Oct 2005
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Przto 1.2 Rear Vaw Ot 2005

PRoto 1.3 West Sice View Oct 2008

The extemal wasd have a numDer o U8 ro32 CONNECtSa 10 2 cro2e of 1St Jteel. Ore tuch car be 58en 7~
Fncto 1.3. Tnede pererally ocour at ©° adiacent significant cracking n e exterra waliz,

12 The ground floor lraming I elther on of In very ciose contact with the ground. (Pnoto 1.4,1.5) . This ras leg
1o Cetérioraton of the foor etruciuse and Nooring Ruell througn elther rot or termite activiay

Photo 1.5

13 it »a2 nCt able to Jeterming the nature and conditon of Intermadiate suppONs for the ground oor $v2Em
bitween e Cadbeang Wi 2. The recent Inzpecton 2howa ‘urther tenr te Infesiation which B meving Irto
the intétor coor architraves. (Photo 1.€)
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Proto 1.6 Temite Acmvity

14 The @iemal and niemal W2i2 exhibit @X1enzive rackng with relalive Movements both warizlora are
31813 THEce Cracks aopear to colncide Wiih c2acking In extemal wa's braced by tie rods 1s%ereq 1 In
3eCTion 1.1. There 200€ar3 10 have teen fLne” movement In e &xlerna’ wallz DEtwes” the earlls’
Ir2pgction and the more recent nopectionz. Frotoz 1.7 ana 1.8 show an Increase of approxemately Srm in
The Wicth of the same Crack In 04 weztem wal In e Mervenng penod, and 2imilasry photez 1.8 and 1.10
27 pNODS taken 2IMOSt 2 year: apan.

Photo 1 7 Oct 2008 18mm Photo 1.8 June 2007 20mm
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Photo 1.8 Eadt wal Oct 2008 Photo 1 10 Esst wall June 2007

There Soceared to 02 87 INGISA2E In tNe DOW Of The @228 WEIl ON the 51 tNe ICEI0oN O he Centre te "od
Ditween e Mme ¢ he TWo NIecion?.

13 ACCE23 'Was not avaiable t0 view the uppé floor amng  12clated termne damage was evidsr n skintng:
870 MOLainge A CIOZer INCECTION of the Uppe” 0or I1aM ng NUCYING rEMOoval of e grouna 100 celling:
#OUID DE NECe3sary 10 €NSU’E the TIADNTY and cOmpetency of the TUppoTting member: Howevs” tme gap:

Detween Ne Mo0” 2nd the walle are signiicant. Photoz 1.11 1.12. Concem exizts as to the suppon of e
fioor ramng If T movament contnues.

Gaps batweer foor and western wall
PRot 1.11 June 2007

Photo 1,12 June 2007
1.6

-

ACCeI2 Was gained 1o the roo 5pace. The roc” framing iz timber batens, rafers, underpurina and ciling
faming. PRCI0 1.13 1:14 Thess 04 nct appear 1o oe any 2ignificant change In Me con2 1120 of the oo’
framing.

000173



Wifarr

Prcin 1.13001 2005 Photo 1 14 June 2007

The upoe- ficor f-ont verandah 2 In a 08w~ orated state, with rotien boarcing and jolztz The tacony ra
478 In pOOT CONTTION. The roof faming comprizing rafisra cpanning fom the stone walls 10 TMber bes s
reaconable condition, 0.1 the walling shows igna of movement (Photo 1. 18 1.18) Tnere (2 furrér
G#tercraton n the condition of ne caloony

=in

(14 - -

Pnoto 1.18 Oct 2008 Phoio 1.16 Oct 2008

A5 internal wallz are cracked wnere tNey adjon EXIEMA! Wallz, Wih C7ack WISTh of 15-25mm In 4101h ocew”
If @ number of InJtancez. and CT3CKING OVer WNTOWS BNd 00072 I extentve.. (FRowa 1.17 -1 20)
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PrOI0 1.17 June 2007 Pnoto 118 June 2007

Prewo 119 uune 2207 Photo 1 20 June 2007
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1.7 FRilzing damp aftec:: the majority of the lower *or wal2. Photo 1.211.22

Proio 121 Fhoto 1.22

148 The newer rer adotion I= of IMbe’ raming on a siad-cn-ground. Tre Soncton of thiz struciure iz
reascrable.

Prow 1.3 Reas Newer Bullding rom rear y3°9 June 2007
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2 Observations-Building 2 (Eastern Building]

2.1 The @& CUiding 2 @ Drok Mma2onTy and TMos” ramed St 0 Agets Y nats 80e Tre oasrfoor
#3l1 A ng 2 mascnry, wih tne Loger ‘oo of predonirately tnber fam ng. (Prto3z2.12.2) Access
TOUd Not Te CAINEC IT the lower *oor 1 June 2007 to a2zess Ine curreént condilion.

22 The lower 007 3 very Un2tadie wih exiencive areas of oo apzing o0 raming, "Ctien *cor coardz and
Joots. leaving movement on the floor dangeous Photos 2,3 2.4 show examoles

Photo 2.3 Oct 2005 Fhoto 2.4 Ozt 2005
23 Evidence acound: of wmite and rot camage n walla skiitngs ane moudings. Phato2252.8

Photo 25 Ot 2005 Photo 2.6 Oct 2025
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24 The rezr veranza” faming lz or the v&'ze =* 02 1apie Photo 27,2 F

Pnotc 2. 7 June 2007 Prot 2.8 Jure 2007
2.5 Cmilarly to the wes:ern bu-cing, t #a3 not pracible 1o ooiair access 10 e <Eper ficr amiry. Hosever
ng

FoTlen "ioc Deard: and sinings point 1o 1 e 1izk of camage N the fam ng “rom e e and 1ol Jarage. Trs
Roof raming was nct able to be Ecoes2ed elther. Simiiar comments apply

2% Wallz show 2.gnifesnt damage 1'om rising dzmp. Prosss 2 82,10,

Proto 2.9 Oc1 2005 Photo 2 10 Oct 2005
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32

33

34

35

38
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Comments- Western Building

3 previoucly rerorted, the western bullding ras o 2 gnificzn: syaturelisauea. F relly, ths etz Zraten -
the iceer oo Ireming ndi: ztes that 0> Nkely glven 7@ *a2k 25 a0vess thal the entire grourafioor\am 7g
r£24:z 10 Ge epiazed Given tre 122K <5 sLS-LSAr 3p30e and vent aion, the 18 of & 3lab-tr-groura wowd
b2 {ndczied. Howevar, (it would nol necasdrlly T the pozz ity of termis2 Iriezianos In the SIpR IIErE
IR appeiry th LE LITVE, T E 1IN damp ‘N the walls. 2I7nhete :3:Uel wolrg 18guie ire Instatistien
€7 30N FO 0T Mo Siure andg phys 254 BEr e Wl I0L7 inthe w2 % p°svids B habal e 2pe.

Ssewncly, tna 23Dy of the exsernal wallz nas ¢Ixihda2ly Ceen an 1s3ue or some period ot irie, wih the
e ol through waal T and rezt-aint2 w2 aftemsT 1o 81 '5a%t mainan zome stadlisy b the a5, Trs
tommant wae maoe in e Oclodes D0IE fezortihat - . & Change in Me foundstion EUPPOT Stnaliong ifor
example wetlno wo of drying Ut & autsort 3083) naz Ine canacky ta cramat ¢2yvy change s shuation »ih
TE2DECT 10 1Ni2 20°JCTIE: condition of the wa | Luite quckiy.”. The spsse of ory wWedtrer - the Intsrzaing
p=1od [ 2opEAMRY G CONNUE INe Je7s1e15lon In The 2RSS of tre 210z wallz, &rd the e+ cence ¢! funre*
movement fequlrez a More wIgent review i S 20Nty of hese wzid, &1 the Inte+atcn =7 pratecdov o
Third parilez 2&roin 2nd Zroperty to guard 2g2net *he dzma2s trem the pos: ity af coltapze of the -
The previoSly nxtalked archor 1o 007013 TM4 widh < T 2allding are becoming netaclva a LrEvETIRD
CJIRII MG EMET IN e wally 33 eRCHIRg I T8 w2lic COCUTS ellter oids of the tes, allowing lateral
movement Ir the CUIK 01 :he wall eachi 2102 oT the anchors.

The root cauze of the cracking In ™2 vall2 appess3 to be FUNASI0N MOVEEN:, #th the exXl2Ing
foundation? (2K or weak sra prabadly reactive groura, wnicn ha? setied and been cubject to changing
molztire concliions over the years Ths haz feiused In zignltesn: diferental movements in tha veallz,
£aung re ooterveEa Lracimg  The mos: 21aming IS dlonp e weztem #ak, wivlra 1ne's 50a cles-
Irqlession of significant outward relative o xplacemer:c ©f art of 1he wall (Photo 1.8) of up ¥ 25mm n the
vrper etorey, &rg an incresze In Srrre aparaximately rom the ezrer nopection In Ocoer 2505, Triz
00zEved wall MCvEMENR] {anich BxISi2 m &9 the INtiMal and &cenal »aXs (C a gresier of lexzer Uegree)
£an cnly really be arags:ed by compiste undsrinning of the buikd ng joncaicns 10 a deepes mere
<competent and k223 reaciive sirata. Howe-er, the 52X t0 Intariznng war T8 footingz v/ tha wall garlly Rk
the cument tas wouia OB Pericus WINCUL 8 f4 1eMporEry SNOMNG Sy 2:8IT: SUPPORINg the 2|

we are now of e view the: he Structural integrily of the walls 12 30 comaromises thal sigent messurea
ré6d 70 be Inztuted o protect thind carte2 frem the ef'ects of @ poatoie collagee of the wall, o demallor
<1 1r@ DUIaIng IS reculred. If 2IMIar movemerts werk obzenved In 3 mote modam bEaing. ACHCHZ woL 2
Fawve been aveady taken to prosect BUANS] POENTAI AIMAGE 10 td party A2361s Ard pa~a

It Larm-ie proseston and GAMmE 210 wilMPreSing .2 acnievad oy repsng U= M Majer SIractral 15 suss
cuilired 0 3.1 and 3.2, e wpk wWould De equires 10 ascertaln the Y=y damage ma: has ecturee In the
Lozel Sest raming, Thiz vould eriall removal of allrs keeeT O C&YNgGS i1 Order 1o be able 1 properly
view Ihe condlicn ¢f the upper I Sor s1eming.

A3 previoucly 37380, effeciive Managemer: oF S10-Mwaler URot oM 10073 3nd rear y5Sds woulz be
Impo=3rm o malntaln constant molatire cmwaitene In tne Joura 3 sollz.
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4 Comments. Eastern Building

a4 A2 outined In she Oetcher 2005 rezar, the exstarn bullding has a owsrilote framing wnich, Iz wnsste In 193
EurrEns oondition. Fusrarmase the ZIgnineans rzing damp - ihe walis mesrs IR 1otal vatye of Qarying out
rezalr wore |5 called Inlo quesiicn, Delefioral on 2vidant In ks ugTer Holboards requits a ikl sxeminston
Irom the undzrzide of the freming msmaears by feroying the exizing calling.

42 The root xrsmlns of the eongle storey gection 5o the r2ar i3 wamay Eifecied and roftsn 10 & jarge degrs=, and
vroLHD requlre re-rogding aier Mz repeing rotien and termis atiscted mamibars, The rool oi ms woper
2torey 12 T+Ey 0 08 IN $MIa- LONJTIOR. The ev'sling bulkiNg servizes 55 570801 and would requs &
complele upgeada 1o cONIONM tD modsm 3tandzrds.

43 The Dctoger 2005 repor cicigad thas *Tne ouliding 12 £xzentlally a1the =nd of 42 lructural He and 12 itz
more thah a gemaiiten aye-clze.”. TIV2 repon concwrs wih Mas visw,

5 Conclusions

3.1 Fhe strwectural conditian westam Bullding ovea v2e to 2lardticand concern abaut B2 at;ablllt;. of the ='oe wals,
871a the candibon of te wwases oo ram: ng. Tha reing oemp In the wall2, coupiea with the rof and termite
damage means na: a $:gnificani amount of ok 12 rnqulreu to rematata the bEDRNg 10 & serviceade
condilon. The exiemal walts should be provided wilh extemal gupport 10 resist poieniist collzpie and
messure? should be 15ken te protect thirg panilez Irom conzequential ellect of cotlapze of the suksct wals,,
o7 & fud gamailllcn of the buding ordersd.

32 The recomm=naation coniamed n the Octaoar 2005 repor that *It i congidered nat the easiem oudding I3
In 2uch 8 poor 2igciurd! state that littte cah be achisved short of a complete quiting o the exizing timber
frame and exial rezgnsizuction.” |3 coraldsfed 'o be $il relevant

Ws fruztthe anov= Fapert prevines the suamslon you requlre althiz 2tage. Plsase comtact e urgsreigned 7 any
funiner Imormation 12 reculnad,

Yours Sincerely
Fam Engineers Azzociztes Py, Lid.

A

AC, Farr

C2 Thomson Adeet

060180




APPENDIX 3

QLD ACT ASSESSMENT CRITERIA

Part 4

Division 1

Matters about registration of
State heritage places in
Queensland heritage register

_ Criteria for entry in register as State
heritage place

K] Criterla for entry in register

(a)
{b)
)
(d)
(c)
(h

()

h

the place is important in demonstrating the evolution or
pautem of Queenstand's history;

the place demonstrates rare, uncommon or endangered
aspects of Queensland's cultural heritage; :

the place has potential 1o yield information that will
contribute lo an understanding of Queensland’s history:

the place is important in demonstrating the principal
characteristics of a particular class of culwral places;

the place is imponant because of its aesthetic
significance;

the place is important in demonstrating a high degree of

creative or technical achievement at a particular period:

the place has a strong or special association with a
particular community or cultural group for social.
cultural or spintual rezsons;

the place has a special association with the life or work
of a particular person, group or organisation of
importance in Queensland's history.

(2) A place is not'to be excluded from the Queensland heritage
register on the ground that places with similar characteristics
have already been entered in the register.

* Please note, under the recently amended Heritage Aci of July 1

2008, this section is now Part 4, Division 1, Section 35.
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APPEND{X 4

BURRA CHARTER DEFINITIONS

1.1

1.2

13

1.4

1.3

1.6

1.7

138

Definitions

For the purpose of this Charter:

Place means site, area, land, landscape, building
or other work, group of bulidings or other works,
and may include components, contents, spaoes
and views.

Cultural significance means aesthetic, historic,
scieniific, social or spiritual value for past, present
or future generations.

Cultura! signiﬁaanoe Is embodied in the_place itself,
its_fabric, seffing, use, associations, meanings,
records, refafed places and refated objects,

Placas may have a range of values for different
individuals or groups.

Fabric means all the physical material of the place
including components, fixtures, contents, and
objects,

Conservation means all the processes of [ooking
after a place so as to retain its culfural significance.

Maintenance means the continuous protective care
of the fabric and sefting of a place, and is to be
distinguished from repair. Repair- involves
restoration or reconstruction. '

Preservation means maintaining the fabric of a
place in “its existing state and retarding
deterioration.

Restorafion means retuming the existing fabric of a
place to a known earlier state by removing
accretions or by reassembling existing components
without the introduction of new material,

Reconstruction means returning a pface to a known
earlier state and is distinguished from restoration
by the infroduction of new matenal into the fabric.

Explanatory Notes

These notes do not form part of the Charter and
may be added o by Australia ICOMOS.

The concept of place should be broadly interpreted.
The elements described in Article 1.1 may include
memorials, ftrees, gardens, parks, places of
historical events, urban areas, towns, industrial
places, archaeological sites and spiritual and
refigious places,

The term cultural significance is synonymous with
heritage significance and cultural heritage value.

Cultural significance may change as a resﬁlt of the
confinuing history of the place,

Understanding of cultural significance may change
as a result of new information.

Fabric includes building interiors and sub-surface
remains, as well as excavated material.

Fabric may define spaces and these may be
important elements of the significance of the place.

The distinctions referred to, for example i in relatlon
to roof guiters, are

maintenance, regular inspection and cleaning

of gutters;

repair involving restoration, returning of
dislodged gutters;

repair involving reconsfruction, replacing
decayed gutters.

{tis recognised that all places and their components
change over time at varying rates.

New material may include recycled matenal
salvaged from other places. This should not be to
the detriment of any place of cultural significance.
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1.8 Adapfation means modifying a place to suit the
existing use or a proposed use.

1.10  Use means the functions of a place, as well as the
activiies and practices that may occur at the place.

1.11 Compatible use means a use which respects
the cuftural significance of a place. Such a use
involves no, or minimal, impact on cultural
significance.

1.12 Sefting means the area around a place, which
may include the visual catchment.

1.13 Related place means a place that contributes
. tothe culturat significance of another place.

1.14 Related object means an object that

contributes to the cultural significance of a
place but is not at the place.

1.15 Associations mean the special connections
that exist between people and a place.

1.16 Meanings denote what a place signifies,
indicates, evokes or expresses.

147 Interpretation means all the ways of presenting the
cultural significance of a place.

Associafions may include socfal or spintual
values and cultural responsibilities for a place.

Meanings generally relate to intangible aspects
such as symbolic qualities and memones.

Interpretation may be a combination of the
treatment of the fabric (e.g. maintenance,
restorafion, reconstruction); the use of and
acliviies at the place; and the use of
introduced explanatory material
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APPENDIX 5

HEROC WEBSITE EXCERPT ON ACCESS
www.hreoc gov.auwdsability_rightsfagfAccesslaccess himi#heritage

Does the DDA apply to heritage buildings?

Yes. Registration or claim of heritage value in a building or other items
does not create an exemption from the DDA and is not in itself a defence.

As shown by decisions under the DDA to date, however, heritage issues
can be taken into account in determining whether barriers to access are
unreasonable {(which is one of the elements required before a finding can
be made of indirect discrimination), and can also be taken into account in
relation to the defence of unjustifiable hardship where this applies. (See
the summaries of complaint termination decisions under the DDA.)

If alterations to premises to provide full and equitable access would
involve the destruction or removal of significant heritage value, in some
circumstances making these alterations could be found to invaolve
unjustifiable hardship. Analysed another way, failure to remove the
barriers concerned by making these alterations might be found not to
involve any unreasonable condition or requirement.-

This does not mean that heritage concerns will be accepted as
outweighing the need to provide equal access in any particular case.
Organisations which occupy or are responsiblé for heritage buildings

need to ensure that they have looked closely at alternative means of .

providing equal access which are not prevented by heritage
considerations. This may include:

» taking advice from experts or organisations with relevant
expertise on sympathetic means of altering heritage premises to
provide access

¢ where the premises are used to provide goods or services,
identifying alternative or supplementary means of providing
access to those services, to reduce the effect of limitations in
access to the premises in excluding people from access to the
goods or services concerned.

if heritage buildings are not readily and economically able to be modified
to provide equitable access, then unless the heritage value of the building
is an essential part of the business, consideration should be given to
moving to alternative premises better suited to modern requirements
including disability access. This is particularly the case for persons or
organisations administering Commonweaith Government faws or
programs where the defence of unjustifiable hardship does not apply.

It should be remembered that the main purpose of a building open to the
public and used by government or business is to serve the public - which
both in law and in fact includes people with disabilities. Heritage values
which might justify preservation of a building do not necessarlly justify
madern business or government activities being conducted there. After

all, the heritage value of premises which failed to meet modern human.

rights standards in other respects - such as galfows or inhumanely small
and dark cells - may require the preservation of the premises, but would
not be argued as requiring or justifying their continued use for their
original purpose.
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" APPENDIX 6

- As existing Drawings — 84 Fitzroy St

Reduced Scale, 1:100 @ A3
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