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Fig 1: SixMaps aerial view of 64 Lawson St, Mudgee 

1. STATEMENT OF HERITAGE IMPACT FOR  

This Statement of Heritage Impact is for “House” at 64 Lawson Street, Mudgee NSW  2850. 

 
2. INTRODUCTION AND BACKGROUND 

01:  Proposed demolition of residential building & outbuildings and replacement with new 
residential buildings: 

The proposal is for the demolition of the existing “House” c1865 residential building and 
outbuildings/sheds at 64 Lawson Street, Mudgee and the construction of new residential 
buildings (primary dwelling at front and second dwelling at rear) on the site. 

02:  Date: 

Report:  16 September 2022 

03:  Reference:                    (Refer Appendix 1)                      

The subject site at 64 Lawson Street, Mudgee known as “House” is a heritage listed item I96 in 
the Schedule 5 Environmental Heritage - Part 1 Heritage items and forms part of the Mudgee 
Conservation Area as referenced in the Schedule 5 Environmental Heritage - Part 2 Heritage 
conservation areas in Mid-Western Regional Local Environmental Plan 2012.       

04:   Address and Property Description: 

Primary Address:         
64 Lawson Street, Mudgee  
 

Statutory Address:        
Lot 1, DP 735817 
 

Parish:    Mudgee 
 

County:  Wellington 
 

Local Government Area:       
Mid-Western Regional Council 

 

05:  Prepared by: 

Noel Thomson Architecture Pty Ltd - Architect and Heritage Consultant 

20 Churchill Avenue (PO Box 5090)  WAGGA WAGGA NSW 2650 
Telephone:   (02) 6926 3320      Facsimile:   (02) 6926 6011 
Email: admin@noelthomsonarchitecture.com.au 

06:  Statement Prepared for: 

Cameron Anderson Architects 
5 Lovejoy Street MUDGEE NSW 2850 
Telephone:   (02) 6372 6690 
Email: info@caarch.com.au 

07: Background to this Statement: 

[A]  Introduction 

This Statement of Heritage Impact (SOHI) has been prepared for Cameron Anderson Architects 
following an invitation to Noel Thomson Architecture to undertake the SOHI for the proposed 
demolition of the heritage listed “House” and the replacement with/construction of new 
residential buildings at 64 Lawson Street, Mudgee.  

Noel Thomson has not visited the site and has referenced some current photographs and 
documentation of the current conditions for the potential demolition supplied by Cameron 
Anderson Architects. 

“House” Heritage Item (I96) 
64 Lawson St, Mudgee 
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Fig 2: Parish Map for Mudgee 1893 - showing the site at 64 Lawson St 

This Statement of Heritage Impact is based on the formula prescribed in the Office of 
Environment and Heritage – NSW Heritage Office manual and should be read in conjunction 
with the Statement of Heritage Impact booklet. 

Noel Thomson the author of this report is an architect and heritage consultant with over 20 years 
of experience in providing heritage advice and services – Noel advises several Riverina Council 
on heritage matters. The aim of this report is to address concerns for the proposed demolition of 
the heritage item and the impact of the new replacement residential development. 

[B]  History and Heritage Context of Mudgee 

The first European in the immediate vicinity of the Mudgee area was James Blackman who in 
1821 became the first European to cross the Cudgegong River. It is known that he had a slab 
building on the townsite by 1837. Once Blackman proved the route passable, William Lawson 
took up 6000 acres along the Cudgegong River, he was immediately followed by George and 
Henry Cox who established the 'Menah' run, 3 km north-west of the present townsite. It was here 
that the first settlement developed. A police station and lock-up were established in 1833. 

The village of Mudgee was 
gazetted in 1838. By 1841, there 
were 36 dwellings, mostly of 
slab construction, including three 
hotels, a hospital and two stores 
and the police station was 
moved from Menah to Mudgee 
in the mid-1840’s. The 
population had only reached 
about 200 by 1851. However, a 
goldrush began when a huge 
nugget was found at Hargraves 
in 1851. Mudgee became a 
centre for the local goldfields, 
benefiting considerably from the 
consequent through-traffic which 
peaked with the finds at Gulgong 
and Hill End. Mudgee's 
population had increased to 
1500 by 1861 and it was 
declared a municipality in 1860, 
making it the second-oldest town 
west of the Great Dividing 
Range. Methodist and 
Presbyterian churches, the 
present Catholic and Anglican 
churches, and the first National 
school were all built in the 
1850’s.  

In addition, a police station, courthouse, post office, mechanics institute, the present Uniting 
Church and a town hall were added from 1860 to 1865. The arrival of the railway in 1884, it 
further boosted the development of Mudgee township.  

[C] Historical Background of the Site  

The house at 64 Lawson Street is a four-room brick cottage with a hip roof and a verandah on 
the street frontage, returning down the northern facade. Detached outbuildings to the rear 
originally housed a kitchen and laundry/bath house. With reference to a report put together for 
64 Lawson St, Mudgee by the John Broadley, the following history is noted; 
      

The existing building is an example of housing from the second phase of Mudgee’s development 
which occurred from the 1850’s due to increased prosperity from gold mining and pastoralism. 
The typical house of this period was a 4-roomed brick cottage, often with a front verandah on the 
street facade, and with a hip roof; gabled roof structures were less common.   In most cases 

Fig 2: Extract of 1896 Parish Map for Mudgee 1896 – NSW HLRV 
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Fig 3: Extract of 1893 Parish Map for Mudgee - showing site at 64 Lawson St – NSW HLVR 

there may have been a smaller detached outbuilding at the rear, often containing two rooms, 
housing a kitchen and laundry/bath house. As these areas were more prone to catching fire, 
they were invariably set back several metres to avoid the loss of the main house. Additional 
outbuildings/stables, coach house, dairy - were present at grander houses.  
 

64 Lawson Street is situated on what 
was originally Allotment 17 of Section 
31 of the town of Mudgee. Mudgee 
was a planned town, designed by the 
Government or Colonial Architect 
Mortimer Lewis. Crown grantee 
Allotment 17, originally 1 rood and 35 
perches in area, was a crown grant to 
Henry Frost, sold as Lot 17 on 7th 
December 1857 and for which he paid 
£26. At the same time he purchased 
Allotments 4 and 20 of Section 31, for 
which he paid £30 and £41 
respectively. He also purchased 
Allotments 1 and 5 of Section 31, 
although at this stage the dates of 
purchase are not known.  

 
Henry Frost, born circa 1817 in Castlereagh, was a publican who operated numerous hotels in 
Mudgee. In 1839 he married Ann Aldridge and by whom he had nine children: William, Esther, 
Rebecca, Jane, Mary, Sarah, Alice, Kezia (sic) and Sydney and they were living in Mudgee by 
1849. Henry Frost died in Brewarrina in 1885. On 29 December 1859, Henry Frost sold the 
property to Elizabeth Blackman (a sister of Henry Frost’s wife, Ann), for £100. This increase in 
the value of the property does not suggests that there was a dwelling yet erected on the site; nor 
does a street alignment map of Mudgee from the 1863 show the presence of much development 
in Section 31. It is therefore presumed that the existing house at 64 Lawson Street was erected 
at some stage from after 1863 to 1870, and by Elizabeth Blackman. Elizabeth died on 28th April 
1890, after having written her will that the property was to be conveyed to Elizabeth Aldridge 
Innes, her daughter. 

On 31 October 1923 Ivy Tinman sold Allotments 17 and 18 to George Busby McKinnon for £850. 
On 17th November 1939, George Busby McKinnon, sold Allotments 17 and 18 to Ellen Maud 
Cox (wife of Percy Cox) of Mudgee, for £155, This low price suggests that the house at 64 
Lawson Street was by now in a state of disrepair. On 14th April 1948 Ellen Maud Cox sold the 
western rear portions of Allotments 17 and 18 to Mary Emily Café (wife of Albert Café) of 
Mudgee, for £80. On 28 April 1952 Ellen Maud Cox sold the remaining eastern portion of 
Allotment 17 to Charles Café, grazier of Ilford, for £1700. By the early 1970’s Charles Café  had 
died and the ownership history for the next thirty odd years is unknown. Bob Borrill who owned 
the property in the late 1990’s had undertaken extensive renovation works which were 
incomplete at the time of his death in 2001. The property has been left much in the same state 
since, and that it has not been inhabited for many years. 

[D]  Development Application DA0234/2022  

Mid-Western Regional Council have received Development Application (DA0234/2022) from 
Cameron Anderson Architects for a Dwelling, Secondary Dwelling and Demolition to the property 
at 64 Lawson Street, Mudgee containing a Heritage Item (I96) and in a letter dated 7 February 
2022, identified the following heritage matters which warrant consideration; 

Demolition of a heritage item is only considered where it is a last resort and where sufficient 
documentation has been submitted justifying this. Generally, there may be merit to the 
demolition, subject to further documentation being provided and subject to the design being 
further refined. Before exploring any re-design options, Councils Heritage Advisor has 
recommended that a meeting be scheduled between Council staff and yourself.  

For further consideration of this proposal Council will require additional information to be 
submitted on the following items:  
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• A Heritage Impact Statement (HIS) will be required to be submitted by a suitably qualified 
Heritage Consultant. This shall include but is not limited to:  

o Demolition – This is only considered as a last resort and where it can be demonstrated 
that alternatives for retention have been investigated and ruled out and where it has been 
sufficiently justified that the structure is considered incapable of repair.  

o The HIS is to address the heritage significance of the existing item in detail and to 
demonstrate how the new proposal is sympathetic to the previous item and the Heritage 
Conservation Area (HCA).  

o The HIS must discuss in detail the design, siting, height, materials and colours, external 
finishes. It shall be noted that complete heritage style replication of architectural and 
decorative details is generally not encouraged.  

o The current design states that the proposal involves the “dismantling and rebuilding”. It is 
currently unclear what is meant by this? Please elaborate addressing the following:  

- What will be demolished  

- all structures or is the application for partial demolition only?  

- Is it proposed that some of the existing fabric will be retained or re-used as part  of 
the new structure?  

Please more clearly demonstrate this on a plan to Council.  

 
3. HERITAGE SIGNIFICANCE & ASSESSMENT OF SIGNIFICANCE 

01: “House” at 64 Lawson Street Significance 

With reference to the Heritage NSW database listing for the “House” notes that the significance 
of the House at 64 Lawson Street, is as follows: “This early Mudgee house, built c. 1865, is 
generous in size for the period. It has rendered masonry with a high-pitched corrugated iron 
hipped roof that extends down in a dual pitch over the verandah on the front and north sides. 
The verandah is supported on simple timber posts. There are two tall freestanding chimneys on 
the south side. The facade is almost symmetrical with a central front door flanked by windows. 
Windows are timber framed double hung with 6 lights per sash. At the back of the house is an 
earlier wing that may have housed the kitchen. Contributes to the streetscape” (Ref : Snapshot 
MWRC) 
 
02: Mudgee Heritage Conservation Area 

The “House” at 64 Lawson Street is located within the Mudgee Heritage Conservation Area with 
the HCA closely following the 1884 parish map for the town and retains many key heritage 
buildings. With reference to the Heritage NSW database listing for the “Mudgee Heritage 
Conservation Area” notes that the significance as follows: “The settlement of Mudgee, located 
along the banks of the Cudgegong River, demonstrates the principal characteristic of early 
government town layout in NSW. Designated land uses include the Anglican and Catholic 
churches in key central positions, with reserved land for law and order, education and recreation, 
following government practice of the day. Initial settlement occurred in 1822 with many pioneer 
families still represented in the town today. The Heritage Conservation Area of Mudgee closely 
follows the 1884 parish map of the town and retains many key heritage buildings especially in 
the central business area of Church and Market Streets. Historically significant buildings on 
corners include the Post Office, the Anglican and Catholic churches, hotels and banks, all of 
which help frame the central shopping area. Many impressive commercial, civic and religious 
buildings of similar late Victorian style and scale, such as the former Town Hall, banks, hotels 
and churches, form the core of the Conservation Area, creating an aesthetically significant NSW 
country town. Remnants of early road works, stone kerbs and gutters, are extant and contribute 
to the setting. Two excellent parks, Robertson Park and Lawson Park, set aside in the initial 
surveys of the town, provide partial boundaries to the commercial core. The town setting is also 
framed by the backdrop of the hills, reminding residents of the original meaning of Mudgee: the 
‘nest in the hills’. Mudgee also has a good stock of heritage listed houses beyond the central 
business area. In a special category are those buildings designed by Mudgee architect Harold 
Hardwick in the 1890s to 1920s because of their quality.” (Ref : Snapshot MWRC) 
 
03: Statutory Heritage Lists 
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Only lists based on legislation have statutory standing in NSW. Heritage items with statutory 
protection include: 

•  items of local heritage significance listed on schedules to local environmental plans 

•  items of special significance to the people of NSW listed on the State Heritage Register 

• NSW items on the Register of the National Estate (the Commonwealth has limited powers 
to restrict the actions of its agencies which affect these items). 

Most of the items on local heritage schedules are of local heritage significance. But some items 
listed by local councils are also of State significance. 

Note: the subject site at 64 Lawson St, Mudgee is a heritage listed item (I96) “House” and forms 
part of the Mudgee Conservation Area as referenced in the Schedule 5 Environmental Heritage - 
Mid-Western Regional Local Environmental Plan 2012.     
 
04: Other Heritage Lists 

The State Heritage Inventory already includes some cross-references to heritage items in New 
South Wales that are identified by organisations such as the National Trust, the Art Deco 
Society, the Institution of Engineers and the Royal Australian Institute of Architects. 

In most cases these non-statutory lists cannot be used to control future changes to the items. 
Their value is to alert the community, local councils and the Heritage Council to significant items 
that may need to be listed on the State Heritage Register or local environmental plans lists.  

The site and “House” at 64 Lawson St, Mudgee building is listed on the Register National Trust 
of Australia (NSW). The listing was completed in July 2021.  

Note: The site and “House” at 64 Lawson St, Mudgee is not listed on either Register of the 
National Estate or the Royal Australian Institute of Architects - Register of Significant Buildings in 
NSW. 
 
05: The Burra Charter 

The Burra Charter (2013) The Australia ICOMOS Charter for Places of Cultural Significance is 
used as a guideline in assessing heritage significance. The Burra Charter provides guidance for 
the conservation and management of places of cultural significance. The Charter sets a 
standard of practice for those who provide advice, make decisions, about, or undertake works to 
places of cultural significance, including owners, managers and custodians. 

Article 26.1 of the Burra Charter states that: 

“Work on a place should be preceded by studies to understand of the place which should include 
analysis of physical, documentary and other evidence, drawing on appropriate, knowledge, skills 
and disciplines.” 

Once the place has been studied, the cultural significance can be assessed. Article 1.2 of the 
Burra Charter defines cultural significance as the “aesthetic, historic, scientific, social or 
spiritual value for past, present or future generations.”  

Note: ‘An Historical and Architectural Study’ (May 2021) of 64 Lawson Street, Mudgee by John 
Broadley has undertaken an assessment and analysis of the building, its condition and 
significance.   
 
06: NSW Heritage Office Guidelines 

The evaluation criteria for the assessment of cultural significance were developed by the NSW 
Heritage Council in association with amendments to the NSW Heritage Act 1977. They were 
developed with the goal of national consistency and community understanding and replaced the 
previously used State Heritage Inventory (SHI) assessment criteria. The State Heritage 
Register (SHR) criteria were gazetted followings to the Heritage Act and have been in force 
since April1999.    

Assessment in this report has been made using these criteria for listing on the State Heritage 
Register. Criteria are outlined in the publication Assessing Heritage Significance – Heritage 
Office 2001. Under each section a place is assessed to be of STATE or LOCAL or NO heritage 
significance.  

STATE:  Of significance to the State of New South Wales 
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LOCAL:  Of significance to the Local Government area 
 

07: Grading of Significance 

Grading reflects the contribution the element makes to the overall significance of the item. In 
accordance with the NSW Heritage Office Guidelines for Assessing Heritage Significance, the 
following five grades of significance have been defined. 

Different components of a place may make a different relative contribution to its heritage value. 
Loss of integrity or condition may diminish significance. In some cases it may be useful to 
specify the relative contribution of an item or its components. While it is useful to refer to the 
following table when assessing this aspect of significance it may need to be modified to suit its 
application to each specific item. 

Grading Justification Status 

Exceptional Rare or outstanding elements directly 
contributing to an item’s local or state 
significance. High degree of intactness. Item 
can be interpreted relatively easily 

Fulfils the criteria for local or 
state listing = 5 

High High degree of original fabric. Demonstrates a 
key element of the items significance. 
Alterations do not detract from significance. 

Fulfils the criteria for local or 
state listing = 4 

Moderate Altered or modified elements. Elements with 
little heritage value, but which contribute to the 
overall significance of the item. 

Fulfils the criteria for local or 
state listing = 3 

Little Alterations detract from significance. Difficult to 
interpret. 

Does not fulfill the criteria for 
local or state listing = 2 

Intrusive Damaging to the item’s heritage significance. Does not fulfill the criteria for 
local or state listing = 1 

 
Area Photograph Status / 

Rating 

Front & 
return 
façade / 
verandah 

     

4 

South 
Facades 

       

4 
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Rear / west 
Facades 

     

4 

North 
Facades 

       

4 

Internal 
courtyard 
and rear 
verandahs 

     

4 

Front 
rooms + 
hall main 
building 

       

3 & 4 

Rear 
rooms  
main 
building 

         

3 & 4 

North wing 
addition 
rooms 

       

3 & 4 

Rear west 
wing 
rooms   

       

3 & 4 
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Rear   
Shed 1 

       

1 

Rear   
Shed 2  

      

1 

 

08: Assessment of “House” against NSW Heritage Criteria 

An item will considered to be of STATE or LOCAL heritage significance if, in the opinion of the 
Heritage Council of NSW, it meets one or more of the following criteria: 

HISTORICAL: 
Criterion (a): An item is important in the course, or pattern, of NSW’s cultural or natural history 
(or the cultural or natural history of the local area). 

The “House” and allotment does not have connections with historically important activities or 
persons, the lot is contained within its associated historical subdivision as part of the planning of 
the ‘Town of Mudgee’ in the mid to late 19th century.  

ASSOCIATIVE: 
Criterion (b): An item has strong or special association with the life works of a person or group 
of persons, of important in NSW’s cultural or natural history (or the cultural or natural history of 
the local area). 

From the research undertaken on the “House” and its occupants since its completed 
construction, there is no known significant human occupation or any event, person or group    of 
importance which lived in the house or was associated with it. 

AESTHETIC: 
Criterion (c): An item is important in demonstrating aesthetic characteristics and/or a high 
degree of creative or technical achievement in NSW (or the local area). 

The “House” has aesthetic qualities of a ‘Georgian’ style single storey cottage of the mid to late 
19th Century with front and return verandah which has a streetscape presence.   

SOCIAL: 
Criterion (d): An item has strong or special association with a particular community or particular 
community or cultural group in NSW (or the local area), for social, cultural or spiritual reasons. 

The subject site and “House” as per the research has no known association with an identifiable 
group in the Mudgee or was used by the community for social, cultural or spiritual purposes. 

RESEARCH POTENTIAL: 
Criterion (e): An item has the potential to yield information that will contribute to an 
understanding of NSW’s cultural or natural history (or the cultural or natural history of local area). 

The “House” buildings and site has potential to contribute to the understanding of the 
development of Mudgee. From the research there is evidence of inground archaeology and  that 
the building/s construction techniques and evidence of timber shingles has potential to yield 
information on the construction from the mid to late 19th Century and the development     of 
Mudgee at that time.  

 

RARITY: 
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Criterion (f): An item possesses uncommon, rare or endangered aspects of the areas cultural or 
natural history (or the cultural or natural history of local area). 
The “House” built in the architectural ‘Georgian’ style similar to that of 64 Lawson St, Mudgee 
are rare in the township area and it represents an aspect of development in the mid to late 19th 
Century in Mudgee. 

REPRESENTATIVENESS: 
Criterion (g): An item is important in demonstrating the principal characteristics of a class of 
NSW’s cultural or natural places; or cultural or natural environments. 
-   or a class of local area’s cultural or natural places; or cultural or natural environments. 

The allotment is representative of the original planning and subdivision of the ‘Town of Mudgee’, 
although the parcel of land is now different to the original subdivision. The “House” demonstrates 
construction techniques from the mid to late 19th Century which is representative of the period.  
 
09:  “House” Statement of Significance 

This circa 1865 “House” consisting of the original group of buildings on the site at 64 Lawson 
Street, Mudgee demonstrates a historical significance at the local level due to its role in the 
development of Mudgee from the ‘gold rush’ era. The single storey “House” is a rare surviving 
example of a mid to late 19th Century ‘Georgian’ style cottage in this area. The house has 
aesthetic significance as retains its original form with its steep pitched shingle-roof which 
extends to form a verandah on two sides and is an important contributory item to the 
streetscape.  

 
4. LEP REQUIREMENTS / HERITAGE CONSIDERATIONS 

 
01:  Mid-Western Regional Council  

Heritage support 
In recognition of the region's rich history and heritage, Council has listed a comprehensive range 
of locally and state significant heritage items to ensure their continued preservation. 

Resources 
Respecting and enhancing the historic character of our region and heritage value of our towns is 
a key strategy in Council’s Community Plan. 

Council has developed a ‘fact sheet’ (Heritage Conservation - dated July 2018) to further explain 
heritage in the local area. Under Heritage Considerations section the following is noted; “Before 
granting consent for a development application in respect to a heritage item or properties located 
within a heritage conservation area, Council must consider the effect on the heritage significance of 
the item or area concerned. Council supports the retention of heritage items in their significant form 
and setting, while allowing sympathetic development to occur.” 

Advisory Service 

Council’s Duty Planner is available Monday to Friday to assist with your heritage conservation 
enquiries. A Heritage Advisor is also available to provide assistance once a month, appointments 
are essential by contacting Council’s Planning Development Administrative Team.  

02:  Mid-Western Regional Council – Heritage Advisor Report 

The Mid-Western Regional Council Heritage Advisor – Graham Hall visited the property and 
provided ‘Heritage Memorandum’ to Council Planner (Hannah Draper) and Architect (Cameron 
Anderson) raising various heritage matters which notes the following; 

“Rising damp and salt attack The main problem, frequently encountered in the Central West 
but surprisingly poorly understood, is the effect of rising damp and salt attack. To conserve a 
salt-affected wall, it is necessary to insert or inject a dampcourse, replace badly affected bricks, 
and repoint the joints with lime mortar. In undertaking the works on the walls too much original 
fabric would be lost. 

The design As discussed, the design needs to be refined. If the house is demolished, there is 
no heritage value in creating a replica or a close approximation, with the new house does need 
to be sympathetic in to the Conservation Area.  
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Statement of Heritage Impact The Statement submitted with the DA was not written by a 
qualified heritage consultant, or in accordance with Heritage NSW guidelines. Such a Statement 
is required. 

Archival record and interpretation If and when consent is granted to a replacement building, a 
condition will be recommended that an archival record in electronic form with one hard copy, to 
Heritage NSW standards.” 

Note: For the complete ‘Heritage Memorandum’ - refer Appendix 3 
 
03:  Mid-Western Regional Local Environmental Plan 

The Mid-Western Regional Local Environmental Plan - 2013, reference to Clause 5.10 Heritage 
Conservation, the following sub-clauses apply; 

(1) Objectives 
The objectives of this clause are as follows: 
“(a) to conserve the environmental heritage of Mudgee, and 
 (b) to conserve the heritage significance of heritage items and heritage conservation areas 

including associated fabric, settings and views,” 

(2) Requirement for consent 
Development consent is required for any of the following: 
“(a) demolishing or moving any of the following or altering the exterior of any of the following 
(including, in the case of a building, making changes to its detail, fabric, finish or appearance): 
     (iii) a building, work, relic or tree within a heritage conservation area.” 

(4) Effect on heritage significance 
“The consent authority must, before granting consent under this clause in respect of a heritage 
item or heritage conservation area, consider the effect of the proposed development on the 
heritage significance of the item or area concerned. This subclause applies regardless of 
whether a heritage management document is prepared under subclause (5) or a heritage 
conservation management plan is submitted under subclause (6).” 

 (5) Heritage impact assessment 
The consent authority may, before granting consent to any development: 
“(a) on land on which a heritage item is situated, or 
(b) on land that is within a heritage conservation area, or 
(c) on land that is within the vicinity of land referred to in paragraph (a) or (b), 

require a heritage management document to be prepared that assesses the extent to which 
the carrying out of the proposed development would affect the heritage significance   of the 
heritage item or heritage conservation area concerned.” 

 
 
5. THE HERITAGE ITEM – CONDITION & PROPOSED WORKS  

 
01:  Existing Conditions               (For photographs refer Appendix 7) 
 

SETTING: The subject site is a lot fronting onto the western side of Lawson Street, the first back 
from Horatio Street. The subject site contains a principal dwelling with rear outbuildings all which 
are local heritage item, as well as two fibre cement clad ‘modern’ sheds in the rear yard – see 
Site Plan Fig 4 below.  

The existing building is an example of housing from the second phase of Mudgee’s development 
which occurred from the 1850’s due to increased prosperity from gold mining and pastoralism. 
The main dwelling of the “House” is a four-room brick cottage with a hip roof and a verandah to 
the street frontage, with a return verandah down the northern facade. Detached outbuildings to 
the rear originally housed a kitchen and laundry/bath house. 

The site conditions currently pose a safety risk as the existing house is in very poor condition, 
with many elements in a very poor degraded state. The site contains an existing council sewer 
main running through the site between the dwelling and rear sheds, as indicated on the DA 
drawings.  

The existing single storey dwelling is setback 8m from the boundary to Lawson Steet and there 
is lawn insitu the raises up to the verandah. The driveway is located tight on the boundary to the 
south side of the block which provides access to the rear of the site and the 2 garages/sheds.  
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Fig 4: Exisiting Site showing “House”and outbuildings/sheds at 64 Lawson St, Mudgee  

PHYSICAL DESCRIPTION: The “House” - main dwelling at 64 Lawson St, Mudgee is a single 
storey ‘Georgian’ style cottage that is symmetrical, with central door and a window on each side, 
except that its front veranda returns on one side.  There is a rather steep hipped roof which 
continues at a lower pitch over the verandahs, with the galvanised iron sheets to roof covering 
the original timber shingles, which have been protected by galvanised iron sheets.  There is a 
separate service building, which would have included the kitchen, and possible a meat house, at 
the rear.  If there was a connecting covered structure, it is missing. There is an additional two 
roomed wing on the north side at the rear, thus creating a courtyard. The building/cottage would 
be classified as ‘Victorian Georgian’ in style. 

The existing building is an example of housing from the second phase of Mudgee’s development 
which occurred from the 1850’s due to increased prosperity from gold mining and pastoralism. 
The house is a four-room brick cottage with a hip roof and a verandah on the street frontage, 
returning down the northern facade. Detached outbuildings to the rear originally housed a 
kitchen and laundry/bath house. 

The walls are solid brickwork laid in lime mortar and the original face brick finish has been 
coated with hard cement render, which has deteriorated and come away from the walls in some 
places. The veranda is on fill contained by a dwarf wall, the original paving may remain under 

the later added concrete pavers. There are two tall freestanding chimneys on the south side that 
serve the 2 main rooms. The facade is almost symmetrical with a central front door flanked by 
timber framed double hung windows, of the period with 6 panes per sash.  

For layout of the existing building with Exisiting Floor Plan of “House” see Fig 5 below;   
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Fig 5: Exisiting Floor Plan of “House”at 64 Lawson St, Mudgee  

CONDITION & INTEGRITY: The walls are showing deterioration/damage from rising damp and 
salt attack as there is no dampcourse evident.  Render has been applied to the walls, potentially 
counter the problem but it appears to have only made it worse.  The extent of the damage is 
evident internally, where there is severe erosion not only of the mortar joints but of the bricks.  
This typically occurs at openings, where there is more air movement and therefore more 
evaporation, leaving more salt crystals to attack not only the mortar but the bricks.  It is possible 
that most of the internal and external brickwork contains a high concentration of salt.   

The existing house is in very poor structural condition having been extensively altered from its 
original conditions and a lot of elements in a very poor degraded state. There is damage to the 
building internally, where some doors and frames have been removed, as well as flooring and 
flooring structure in several rooms. Where the flooring remains intact, there is evidence of 
termite damage and there is good ground clearance under the floors.  They could be repaired or 
reconstructed as required. 

The ceilings throughout the main dwelling are of a ‘modern’ metal sheeting with ‘modern’ 
lighting.  The original ceilings where most likely lath and plaster which may have failed, with 
timber roof framing, which the condition is unknown. The detached rear buildings have raked or 
coved timber boarded ceilings due to the lower wall height which appear to be original and in 
reasonable condition. There is evidence of the original timber roof shingles under the later added 
corrugated iron at the front section of the roof and verandah, it is unknown if they exist in place 
at the remainder of the main dwelling.    

There a two outbuildings at the rear of the property. With reference to Council records, the 
Owner, C Café submitted Building Application (BA No 31/64) for ‘detached garage’ with Council 
approval received 18 May 1964. Later in 1994 the Owner, A&M Borrill submitted Development 
Application / Building Permit Application (DA183/94 & BA0398/94) ‘dwelling additions for 
workshop/garage’ with Council approval received 30 November 1994. The current steel framed 
fibre cement clad buildings with roller shutters are of the period. 

For Current photographs showing conditions of “House” and outbuildings at 64 Lawson St, 
Mudgee, refer Fig 6 below. 
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Photo 1: Front of House facing the streetscape   Photo 2: Front facade / verandah of original House 

      

Photo 3: Side of house with 2 chimneys and window Photo 4: Side of house – towards the rear  

  

Photo 5: View of rear and south side of house  Photo 6: View from yard looking to rear House wings   

  
Photo 7: Rear verandah at internal courtyard area  Photo 8: Rear verandah at internal courtyard area 
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Photo 9: View of Main rooms of House - no floor  Photo 10: View of front Main room of House - with fireplace  

         

Photos 11, 12 & 13: Views of House rooms showing state of disrepair - no floor, damaged walls and joinery  

  

Photo 14: View of Rear Shed 1 - later added Photo 15: View of Rear Shed 2 - later added 

Fig 6: Current photographs showing conditions of “House” and outbuildings at 64 Lawson St, Mudgee 

02:   Proposed Demolition of Building 

The dilapidated condition of the main dwelling and detached buildings provides an enormous 
undertaking to make the building structurally sound, treating and repairing the rising damp wall 
issues, reinstating flooring structures, doors, windows, repairing floors and making the buildings 
secure and watertight. As noted in the Council Heritage Memorandum dated 23 August 2020, 
that it would be possible to insert a mechanical or injected dampcourse to prevent further 
damage, but it will be necessary to replace the severely damaged bricks and remove at much 
salt as possible from the walls.  Mr David Young, a recognised expert on rising damp and salt 
attack, has produced several books advising on how to treat ‘rising damp’ and reference is made 
to “Salt attack and rising damp” A guide to salt damp in historic and older buildings. 
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Mr. Sam Rochester, qualified structural engineer with Barnson Pty Ltd, undertook an inspection 
of the building on 8 April 2021 and provided assessment on condition and recommendations for 
repairs in the Structural Investigation Report dated 13 August 2021. For the complete report 
refer Appendix 2. The report outlines the structural and building issues at the vernadah, roof 
structure, masonry walls, chimneys and foundations, slab on ground and subfloor construction 
describing and recording the issues in many photographs. This extensive report provided 
recommendations for addressing the structural inadequacy of verandah, roof structure and 
roofing, masonry walls (repair of the cracking damage to the masonry walls), chimney and floor 
structures, concluded that the existing structure with rectification works would raise the 
inspected elements of the house to a structurally adequate condition. Advice also concluded that 
due to the expected type and depth of the brick wall foundations, future cracking may re-occur, 
and crack maintenance should be expected. A concern raised in the Report is that with future 
works to the building is the complications having proposed renovations and additions ‘certified’ 
due to the likely undersized foundations of the existing masonry walls. In conclusion the building 
will require extensive and ongoing repairs in order to preserve the building. The report notes that 
the cost of rectification and ongoing maintenance is likely to outweigh the cost of rebuilding.  

As outlined in the various reports on the building, there is considerable damage, rising damp and 
structural issues that will need to be addressed to rectify and make this 150+ years old building 
habitable. The dedication and cost required to save this dilapidation structure and provide a 
‘restoration’ that satisfies the requirements of the Burra Charter and the Building Regulations 
and the ongoing maintenance due to inadequacies of the building will be a burden into the 
future. As stated there will be an issue in obtaining certification from an engineer / private 
certifier for the original building structure and therefore jeopardise any ‘restoration’ works. In 
summary I concur that the cost of the extensive rectification works, restoration to a habitable 
dwelling, ongoing maintenance is likely to outweigh the cost of rebuilding and the uncertainty of 
certification of the existing structure means that demolition of this 150+ years old heritage 
item/building is the only option. For details of demolition refer Fig 7 below. 

 
Fig 7: Proposed Demolition Plan of the “House”and Outbuildings at 64 Lawson St, Mudgee  

03:   Proposed New Development 

The proposed development is for staged residential accommodation on the site as per below;  

• Demolition of existing dwelling, outbuildings and sheds  

  Stage 1  
• Construction of new secondary dwelling at the rear of they site  
• 1 bedroom, garage, kitchenette, lounge, bathroom and laundry.  

  Stage 2  
• Construction of new primary dwelling at the front of the site  
• 3 bedrooms, 2 bathrooms, living/kitchen/dining, pantry/laundry and external dining area.  
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• Verandahs and external deck to north and eastern facades  
• New landscape wall to the street boundary line with gate and decorative screening.  
• The proposed development is a respectful reconstruction of the existing dwelling when 

viewed from the street 
 
With reference to the Statement of Environmental Effects for the new development:  

“The proposal for the primary dwelling is to demolish the existing building and build a 
replacement dwelling in roughly the same position. The new primary dwelling will be 
predominantly brickwork, bagged or whitewashed, with a galvanised metal roof and a timber 
verandah. These materials have been carefully selected to provide a contemporary 
interpretation of the materials used in the original house (brick, roof sheeting and timber 
verandah). At the rear of the primary dwelling the architecture becomes less formal and as the 
building form pulls back to reveal an external dining area with timber pergola above, timber 
cladding is introduced to soften the palette.” 

“Development Consent is sought for the proposed demolition of the dilapidated existing dwelling, 
outbuildings and sheds and the construction of new, primary and secondary dwellings at 64 
Lawson Street, Mudgee NSW. The proposed works are permissible under Council’s LEP and 
the proposed demolition is support both by Council’s Heritage advisor Graham Hall and an 
independent planning consultant Noel Thomson. The proposed dwellings are to be built to to a 
high standards of sustainable design. With the secondary dwelling allowing for opportunities of 
intergenerational living on the site, the proposed development makes a positive contribution to 
the housing affordability and diversity of the local area, while providing a sensitive and 
respectful, design response.” 

For details of the layouts for the new dwellings, see Figures 8 & 9 Below. 
 

 
Fig 8: Proposed Floor Plan for new house at 64 Lawson St, Mudgee 
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Fig 9: Proposed Floor Plan for new seconadry dwelling at 64 Lawson St, Mudgee 

 
04: Surrounding residences in Lawson Street and the Heritage Conservation Area  
The subject site is situated within the Mudgee Heritage Conservation Area and there are 2 other 
Heritage Items in the vicinity – ‘House’ 65 Lawson St, Mudgee (I97) and ‘House’ 55 Lawson St, 
Mudgee (I95) 

Properties located within a Heritage Conservation Area (HCA) in NSW typically fall into one of 
the three following classifications:  

• Contributory Item (CI) – the property makes a positive contribution to the character and 
heritage significance of the HCA;  

• Neutral Item (NI) – the property does not contribute nor detract from the character and 
heritage significance of the HCA; or  

• Non-Contributory Item (NCI) – the property detracts from the character and heritage 
significance of the HCA.  

From review of the surrounding residences in Lawson Street and Mudgee Heritage Conservation 
Area it is noted that there are many varied – old and new residences constructed as part of 
ongoing development within the street. For photographs and HCA Classifications , refer Figure 

10 below.  
 

   
34 Horatio St (NI) 34 Horatio St (NI) 64 Lawson St (CI) 
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62 Lawson St (NI) 58A Lawson St (NCI) 58 Lawson St (NCI) 

   
56 Lawson St (CI) 54 Lawson St (CI) 35 Denison St (CI) 

   
35 Denison St (CI) 33 Denison St (NCI) 55 Lawson St (CI) & Item I95 

   
57 Lawson St (NCI) 59 Lawson St (NI) 61 Lawson St (NI) 

   
63 Lawson St (NCI) 65 Lawson St (CI) & Item I97 67 Lawson St (NCI) 

  

 

69 Lawson St (NCI) 71 Lawson St (NI)  

          Fig 10: Photographs of residential housing examples surrounding 64 Lawson St, Mudgee within the HCA 
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6. THE FOLLOWING ASPECTS OF THE PROPOSAL COULD DETRIMENTALLY IMPACT 
ON THE HERITAGE SIGNIFICANCE OF THE ITEM / CONSERVATION AREA 

 

01:  Impact of Demolition 

The main building and the rear detached buildings at the forming the “House” at 64 Lawson St, 
Mudgee does have historical / heritage significance, however the proposal for demolition will 
obviously impact on the streetscape and the Mudgee Heritage Conservation Area and Schedule 
5 - Environmental Heritage of Mid-Western Regional Council LEP 2012. 

Heritage Items are listed in Schedule 5 of the LEP because they are recognised for their 
significance and demolition of heritage items is not generally supported, however in this instance 
Council’s Heritage Advisor has given in principle support for demolition in memorandum dated 
22 March 2022.  

The impact of the proposal for the demolition of heritage listed “House” at 64 Lawson St, 
Mudgee will mean that if demolition proceeds, this will require reassessment by Mid-Western 
Regional Council of the Schedule 5 Environmental Heritage of MWRC LEP 2012, as Item I96 
will NO longer exist. 
 
02:  Impact of New Main & Secondary Dwelling Development 

The development proposal for the new construction of primary and secondary dwellings on the 
site following the demolition of the existing Heritage Item “House” (I96) will obviously have some 
impact on the Mudgee Heritage Conservation Area. 

In regard to the objectives for Heritage Conservation Areas, it is generally noted that infill 
developments are to be sympathetic and respectful of the values of the surrounding residential 
sites including streetscape, settings and views. New buildings within the Conservation Area and 
their impact on the streetscape need to be considered and, in this instance a new single storey 
‘contemporary’ development has been supported in Council correspondence. 

If the proposed new primary dwelling was higher than the original building or if the new form 
didn’t respect the existing massing the proposal could have a detrimental impact on the heritage 
area. However the proposal has been designed to respect the character of the existing building 
with a similar setback and footprint and the aim is to provide form, proportions, profile and 
facade detailing that reduces the impact the new development has on the adjoining properties 
and the heritage conservation area. For details / images of the new design see Figures 11 and 
12 below and Appendix 6 for all the Presentation Drawings. 
 

  

Fig 11: ‘Artists impessions’ of the Primary Dwelling – indicating streetscape appearance, form and materials  

 

  

Fig 12: ‘Artists impessions’ of the Secondary Dwelling – indicating form, appearance and materials 
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Construction quality is critical in order to deliver a quality building that doesn’t detract or impact 
on the heritage conservation area and one way is to create features which were key to the 
character of the original building. It is noted that modern materials can be used in a traditional 
streetscape provided their proportions and details are harmonious within the surrounding context 
so as to provide a unifying element not overpowering and which is sympathetic with the 
streetscape and the conservation area. The material sympathetic colour palette proposed (see 
below) for both the primary and secondary dwellings although ‘contemporary’ reflects the colour 
schemes of the Mudgee HCA and muted tones of the nearby heritage item. The considered 
design and scale of the building and the use of the proposed palette would reduce the overall 
visual impact of the proposed works. 
 

Primary Dwelling – Material Palette 

     
Galvanised metal 
cladding and roofing  

Natural timber 
cladding 

White washed or 
bagged external 
brickwork Timber 
framed doors and 
windows  

Timber pergola and 
verandah posts 

Fig 13: Primary Dwelling – indication of appearance and material pallete  
 

Secondary Dwelling – Material Palette 

    
Dark metal cladding and roofing  Natural timber cladding Timber framed windows 

and doors 

Fig 14: Secondary Dwelling – Dwelling – indication of appearance and material pallete  

 
7. THE FOLLOWING ASPECTS OF THE PROPOSAL RESPECT OR ENHANCE THE  

HERITAGE SIGNIFICANCE OF THE ITEM OR CONSERVATION AREA FOR THE 
FOLLOWING REASONS:   

 

The current dilapidated state of the existing building is only likely to degrade further with time 
and being constructed c1865 is at the end of its life cycle. By constructing a new primary 
dwelling in a similar form, scale and with a ‘wrap around verandah respects the presence, 
character and heritage significance of the existing building and Heritage Conservation Area.  
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The proposed new primary dwelling respects the form and mass of the adjoining building and is 
designed to with the contemporary use of corrugated cladding, brickwork and timber in order to 
respect the material palette of the existing buildings without trying to mimic or recreate a heritage 
language. The new secondary dwelling is designed to recede and not detract from the adjoining 
buildings and both new dwellings on the site respect the heritage significance of the Mudgee 
HCA.  

 
8.    ASSESSMENT OF IMPACT ON HERITAGE SIGNIFICANCE OF HERITAGE ITEM /  

CONSERVATION AREA 

01:   In the case of Demolition of a Building or Structure      (Applicable) 

 [A]  Have all the options for retention and adaptive re-use been explored?   

Yes  Originally the proposal was to dismantle and rebuild of the front part of the existing dwelling 
to provide the new accommodation requirements but was deemed to be not an appropriate 
solution. The building was constructed in c1865 and has subsequently been altered and 
upgraded on previous occasions, is a deteriorated state and has reached the end of its useful 
life 

[B]  Can all the significant elements of the Heritage Item be kept and any new 
development be located elsewhere on the site?   

No  The current proposal for the removal of the total building means that there will be NO 
building fabric retained. As noted above, the heritage item “House” is in a deteriorated state that 
has no unique features or significant elements apart from the roof shingles. Demolition as 
proposed means that a new development can occur on this allotment and without the demolition 
the remainder of the site is restrictive.   

 [C]  Is demolition essential at this time or can it be postponed in case future 
circumstances makes its retention and conservation more feasible?   

Yes   The proposal is for the approval of demolition of the building and replacement with new 
residential primary and secondary dwellings on the site is essential at this time.  

[D] If the demolition is a result of the condition of the fabric, is it certain that the fabric 
cannot be repaired? 

Yes   The demolition is partially a result of the condition of the fabric. The major rising damp and 
salt attack issue to the masonry walls can be rectified with extensive repairs, however with the 
extent of the necessary repairs, so much of the original fabric would be lost/replaced that the 
heritage value would be sacrificed. 

02:   In the case of New Development in a Heritage Conservation Area    (Applicable) 

[A]  How is the impact of the new development on the heritage significance of the item or 
area to minimised? 
Yes   The impact of the new development is to be minimised by the design, form, materials and 
placement of the new primary and secondary dwellings on the block, thus respecting the 
significance of the heritage conservation area. 

[B] How does the new development affect views to, and from, the heritage item / 
Conservation Area? What has been done to minimise negative effects? 

Yes   The construction for the proposed new primary dwelling that is single storey in height, has 
similar setback with ‘contemporary’ design features, form and return verandah to the street does 
not impact on the views and will be sympathetic with the heritage conservation area. 

[C]  Is the new development sympathetic to the Heritage Conservation Area? In what way 
(e.g. Form, siting, proportions, design)? 

Yes   It is noted that the preferred outcomes for development in a heritage conservation area is 
for it to be respectful of the form and scale of existing buildings / development within the 
conservation area. In this instance the proposed new primary dwelling provides similar setback 
to the street and adjoining dwellings and maintains a single storey height that will be sympathetic 
with the heritage conservation area.  
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The new primary and secondary dwellings have been sited / designed with architectural merit of 
a high quality and in this sense, they will be a positive addition to the locality.  

[E]  Has the advice of heritage consultant been sought? Have the consultant’s 
recommendations been implemented? If not, why not?   

Yes  Mid-Western Regional Council’s heritage advisor (Graham Hall) has visited the site 22 
March 2022, provided with advice for the rectification of the salt attack and rising damp and 
other heritage matters. His advice has been followed and addressed in this report and the 
memorandum noted in principle support of the proposed demolition.  

Noel Thomson the author of this report is an architect and heritage consultant experienced in 
providing heritage advice – Noel advises several Riverina Council on heritage matters. The aim 
of this report is to address concerns for the proposed demolition of the heritage item and the 
impact of the ‘new’ replacement residential development. 

 
9.     CONCLUSION 

The concerns that have been highlighted by this Statement of Heritage Impact are for the 
demolition of the heritage listed item (I96) “House” and the proposed construction of two new 
primary and secondary dwellings on the site and the impact that these may have on the Mudgee 
Heritage Conservation Area. The issue that arises with the proposed demolition of the Heritage 
Item (I96) “House” at 64 Lawson St, Mudgee means that if demolition proceeds, this will require 
reassessment by Mid-Western Regional Council of the Schedule 5 Environmental Heritage of 
MWRC LEP 2012, as Item I96 will NO longer exist. 

After deliberation and review of the historical information, the assessment and subsequent  
‘Historical and Architectural Study’ and the site inspection of the building by structural engineer 
to ascertain the current condition of the building and ‘Structural Investigation Report’ for 64 
Lawson St, Mudgee; this SOHI aims to addresses the issues of the impact that the proposed 
demolition of the heritage item and replacement with new primary and secondary dwellings will 
have on the Heritage Conservation Area.  

The development proposal for the two new single storey primary and secondary dwellings 
consisting of traditional construction in ‘contemporary’ style, with the aim being that the form, 
proportions, profile and facade detailing that respects the current building so as to become 
‘recessive’, therefore aiming to minimise the impact on the heritage conservation area. 

If demolition is to be considered/approved and replacement with the proposed new 
development, then the following requirements / conditions of consent shall be adopted. 

• Demolition of the building should not be undertaken prior to measured drawing (plans, 
elevations and sections) being submitted to Council prior to Demolition / Construction 
Certificate approval. 

• Demolition of the building should not be undertaken prior to photographic record being 
undertaken in accordance with the requirements for ‘Archival Recording’ - NSW Heritage 
Office (plan + photographs in a hard copy and digital format) and  on completion the 
‘Archival Recording’ should be submitted to Council prior to Demolition / Construction 
Certificate approval. 

• The new buildings shall have materials, finishes and colours as per the included ‘Artists 
Impression’ and ‘Material Palette’ - refer Figures 13 & 14 (extract from DA Presentation 
Drawings); and be in accordance with the heritage recommendations. 

In summary, the proposed demolition of heritage listed item (I96) “House” at 64 Lawson St, 
Mudgee and replacement with ‘contemporary’ styled new single storey primary and secondary 
dwellings is appropriate for the Mudgee Heritage Conservation Area. Therefore, the 
development as outlined in the Development Application is recommended for approval by Mid-
Western Regional Council subject to above conditions of consent as noted.   
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APPENDIX 1 – HERITAGE LISTING: COUNCIL LEP / MAP, INVENTORY, NATIONAL TRUST, ETC 
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Mudgee Heritage Conservation Area Map 

 

“House” Heritage Item (I96) 
64 Lawson St, Mudgee 
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APPENDIX 2 – STRUCTURAL INVESTIGATION REPORT - BARNSON (AUGUST 2021) 
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APPENDIX 3 – COUNCIL HERITAGE ADVISOR MEMORANDUM - GRAHAM HALL (MARCH 
2022) 
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APPENDIX 4 – EXISTING CONDITION DRAWINGS FOR 64 LAWSON STREET, MUDGEE  
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APPENDIX 5 – ARCHITECTURAL DRAWINGS FOR THE NEW DEVELOPMENT AT 64 
LAWSON STREET, MUDGEE 
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APPENDIX 6 – ARCHITECTURAL PRESENTATION SET FOR 64 LAWSON STREET, MUDGEE 
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APPENDIX 7 – CURRENT BUILDING / SITE PHOTOGRAPHS 
 
64 LAWSON STREET, MUDGEE – EXTERNAL PHOTOGRAPHS 
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64 LAWSON STREET, MUDGEE – INTERNAL PHOTOGRAPHS 
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REAR SHED 1 - LATER ADDED  

  

  

  

  

REAR SHED 2 - LATER ADDED  

  

  

 

 

 




