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EXECUTIVE SUMMARY 
 
The Bushells Building at 121-127 Harrington Street, The Rocks was completed by 1924.  The 
building is recognised for its cultural heritage significance, and for its contribution to the 
streetscape of Harrington Street and Gloucester Street and the built character of The Rocks.  It is 
listed in the NSW State Heritage Register.  
 
The building was refurbished in 2000 and under its new owners currently provides high quality 
commercial office space with street level off-street parking and a café.  The historic role of the 
building as the office and manufactory of the noted Australian company of tea and coffee 
merchants Bushell’s Ltd. is demonstrated through conservation of in situ historic machinery and 
signs, supported by an extensive interpretation program.  The robust warehouse type hardwood 
structural frame and floor structure and painted brick wall finishes have also been conserved.  
 
This report is a Conservation Management Plan that describes the history and cultural 
significance of the Bushells Building and provides policies for the management of its cultural 
values and guidelines for future development. 
 
The policy is based on the statement of significance for the place as a whole and for specific 
elements, statutory requirements, and recognised cultural heritage procedure as set out in The 
Burra Charter. 
 
The policy is promoted in a framework that states the facades, structural frame, and key spaces 
and industrial artefact should continue to be conserved.  
 
It is recommended that the policy be adopted by the Sydney Harbour Foreshore Authority and 
form the basis by which future development be guided.  Proposals that are not in accordance 
with the endorsed conservation policy are only to be implemented following revision of the plan. 
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1. INTRODUCTION 

1.1 Context of the Report 

This report is based on a brief outlined in a letter from the Sydney Harbour Foreshore Authority 
(the Foreshore Authority), dated 15 April 2008, to prepare a conservation management plan 
(CMP) for the former Bushells Building at 121-127 Harrington Street, The Rocks. 
 
The CMP is a revision of a report prepared by Robert A Moore Pty Ltd and C & MJ Doring Pty 
Ltd in 1991 for the then Sydney Cove Authority.  This revised CMP has taken into account the 
refurbishment of the building completed in 2000 and has been structured to fit within the 
framework of The Rocks Heritage Management Plan (adopted February 2002).  It conforms to 
the current guidelines of the New South Wales Heritage Council and has been prepared to a 
standard suitable for endorsement by the Heritage Council and adoption by the Foreshore 
Authority.  

1.2 Objectives 

The main objective of this CMP is to provide guidelines for the conservation, re-use, 
interpretation and management of the Bushells Building to ensure that the heritage values of the 
place are maintained and, where appropriate, enhanced.  

1.3 Site Identification 

The Bushells Building is located at 121-127 Harrington Street, and also has frontage to 
Gloucester Street.  The current real property identifier is Lot A in Deposited Plan 74976. 
 
While the current tenant and leasehold owner, Charter Hall Holdings Pty Ltd, know the building 
as Charter Hall, this CMP retains the name Bushells Building.  The report addresses solely the 
Bushells Building.   
 

  
Figure 1 :  Location of the Bushells Building 
within the context of The Rocks.  Source:  
Godden Mackay Logan Pty Ltd, The Rocks 
Heritage Management Plan (2000). 

Figure 2 :  The location of the Bushells 
Building in relation to Harrington Street and 
definition of the site boundary defined in this 
CMP.  Source:  Foreshore Authority 
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Figure 3 :  The Harrington Street façade of the Bushells Building 
 

1.4 Listings 

1.4.1 Statutory Listings 
The building and site are listed in the following: 
− NSW Heritage Act 1977 (as amended) - State Heritage Register – Item 01534  
− NSW Heritage Act 1977 (as amended) - s.170 NSW State agency heritage register - Items 

B093, AR107 

1.4.2 Non Statutory Listings 
The building and site are listed in the following: 
− Register of the National Trust of Australia (NSW) 
− Register of the National Estate  

1.5 Building Description 

The seven-storey building was completed in 1924 for Bushell’s Ltd., coffee and tea merchants.  
The building uses a typical form of construction for its medium rise warehouse type and for its 
date; load-bearing brick perimeter walls, pierced by many window openings, enclosing an 
internal hardwood frame with two brick-walled, reinforced concrete stair towers to the eastern 
and western sides carried up over the seven floors.  Refer Appendix 10.3 for construction 
drawings of 2000 adaptive reuse works. 

1.6 Methodology and Structure 

This CMP has been prepared in accordance with guidelines outlined in The Burra Charter: the 
Australia ICOMOS Charter for Places of Cultural Significance, 1999, known as The Burra 
Charter; the NSW Heritage Office’s Guidelines on Conservation Management Documents, and 
James Semple Kerr's, The Conservation Plan (sixth edition), 2004.  The Burra Charter proposes 
conservation processes and principles.  The NSW Heritage Manual explains and promotes the 
standardisation of heritage investigation, assessment and management practices in NSW.  The 
key methodology of both documents is to identify the nature of any heritage significance as a 
basis for making decisions that will affect the future of the place.  In addition, James Semple 
Kerr's, The Conservation Plan provides guidance on substance, structure and methodology for 
the writing of effective, site-specific conservation plans. 
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The initial sections of the CMP provide an analysis of the site and buildings, based on 
documentary and physical evidence.  This analysis includes a historical summary, developing 
an understanding of the history of the site and place, together with a descriptive analysis of 
building components and elements.  
 
A grading of significant elements and spaces has been provided to identify their differing levels 
of contribution to the significance of the Bushells Building. 
 
The following sections address various management issues, and the role and objectives of the 
relevant heritage authorities.  They provide the framework for the formulation of the 
conservation policies and implementation guidelines. 

1.7 Documentary and Photographic Sources 

The CMP is a revision and upgrade of the following reports: 
− Tanner & Associates Pty Ltd, ‘Bushells Building Redevelopment Management Plan’ 

prepared for Savacombe Pty Ltd, 2001; and  
− Robert A. Moore Pty Ltd in association with C. & M. J. Doring Pty Ltd, ‘Conservation Plan 

(Bushells Building),’ prepared for the Sydney Cove Authority, 1991. 
 
The aforementioned reports have not been formally endorsed by the NSW Heritage Council. 
These sources are supplemented by historic material (photographs and building management 
files) held by the Foreshore Authority.  The reproduced photographs of the existing 
configuration and condition of the building were taken by representatives of Tanner Architects in 
June 2008. 
 
Additional historical research has been undertaken specifically for this report to provide further 
background to the pre-Bushells site use and comparative context.   

1.8 Terminology 

The terminology used in this report, where referring to conservation processes and practices, 
follows the definitions as presented in The Burra Charter.  Article 1 of the Burra Charter gives 
the following definitions1 - 
 
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. 
 
Places 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 looking after a place so 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 reconstruction. 
 
Preservation means maintaining the fabric of a place in its existing state and retarding 
deterioration. 
 

                                                
1 Australia ICOMOS Burra Charter 1999, p. 2 
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Restoration means returning 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 the place to a known earlier state and is distinguished from 
restoration by the introduction of new material into the fabric.  
 
Adaptation means modifying a place to suit the existing use or a proposed use. 
 
Use means the functions of a place, as well as the activities and practices that may occur at the 
place. 
 
Compatible use means a use which respects the cultural significance of a place.  Such a use 
involves no, or minimal, impact on cultural significance. 
 
Setting means the area around a place, which may include the visual catchment. 
 
Related place means a place that contributes to the cultural significance of another place. 
 
The terminology used in identification of building elements and architectural style is based on 
the terminology as presented in the Pictorial Guide to Identifying Australian Architecture 
(various editions) prepared by Apperly, Irving and Reynolds. 

1.9 Authorship 

This CMP has been prepared by Nick Jackson, Historian, and Scott MacArthur, Architect, of 
Tanner Architects, 52 Albion Street, Surry Hills, utilising the pro forma report structure supplied 
by the Foreshore Authority.  
 
The report is essentially a development of the conservation plan of the building prepared by 
Robert Moore and Carl Doring in 1991 for the then Sydney Cove Authority (now within the 
Foreshore Authority).  It is assumed the copyright of the Moore and Doring report belongs to the 
Crown, vested in the Sydney Harbour Foreshore Authority.  The work of Moore and Doring has 
not been highlighted in believing this would present an encumbrance to the reading of the 
report.  The respective authorship of the text can be readily gleaned by referring to the 1991 
report held by the Foreshore Authority. 
 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 5 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

2. DOCUMENTARY EVIDENCE 

2.1 Thematic History 

In order to understand better how the site and the building fabric of the Bushells Building 
developed, this history has been approached thematically, as such a framework offers multiple 
storylines for the place to assist in understanding all of its cultural values.  This method of 
approach can provide contextual patterns and associations, especially in relation to human 
activities in the environment, which would not be immediately obvious were a strictly descriptive 
or chronological approach taken. 
 
The NSW Heritage Office has developed a thematic framework for use in heritage assessment 
and management.  The framework identifies thirty-eight principal themes.2  The organising 
principle for the framework is the dynamism of human activity.  The historical development of an 
area or item can be understood as occurring in a thematic way.  A physical illustration of this 
can be seen when we think about a landscape or building or arrangement of artefacts as a 
series of layers, each one representing a progressively earlier or later theme, or historical 
influence.  Thinking about a place in terms of themes can help us understand its significance.3 
 
The state historical themes of commerce, industry, and government administration are used in 
this history to guide research questions, interpret the history, and structure the narrative of the 
development of the Bushells Building within the context of the development of The Rocks.  

2.1.1 Development of The Rocks 

Indigenous Sydney –The Cadigal 
The Aboriginal people who lived along the coastal fringe of Sydney were called (erroneously by 
the Europeans) the Eora, or coastal Darug.  The Sydney area, including The Rocks, Darling 
Harbour and Pyrmont/ Ultimo formed the territory of a “clan” (subgroup) known as the Cadigal.  
Their word for The Rocks was Tallawolodah.  The peninsula of land that we now call Dawes 
Point was Tarra, and Sydney Cove itself was Warrang or Warrane.  Due to the rugged outcrops 
of rock that later gave “The Rocks” its name, it is unlikely there was any “permanent” occupation 
of the upper ridges.  Flat stones by the water at Dawes Point are said to have been used by the 
Cadigal to cook fish. 
 
From archaeological evidence, a campfire was excavated in 1989 on the site of the ANA Hotel, 
a small group of Cadigal had, some 500 years ago, stopped on the site and cooked a meal of 
rock oysters, bream, schnapper and other shell fish, no doubt taking in the views over the 
harbour.  In the 1870s it was recorded that a carving of a whale could be seen on the rock at 
Dawes Point, although this appears to have been buried around 1880 when the seawall was 
constructed. 

The Convict Settlement (1788-1820) 
After the arrival of the Europeans in 1788 the upper ridges of The Rocks were quickly occupied 
by convicts who built rough huts to live in.  Along George Street, the Government built a 
hospital, dockyard, market place and, at the northern end of The Rocks, an observatory.  In 
1791 a fort (Dawes Point Battery) was constructed.  In 1810 the streets of The Rocks were 
formalized and generally given the names they bear today. 
 
As the colony grew the rough convict huts were replaced by modest houses and also a few 
villas.  From the archaeological excavations that have been carried out over the past 10 years it 
has become evident that the lives of the convicts was far different than the general view many 
people have.  These convicts were often trades people from Britain’s cities, not to mention large 
numbers of political prisoners exiled after the Irish rebellion in the 1790s.  They appear to have 
had a far better lifestyle in Sydney than they would have expected in Europe.  They ate well off 
fine china and expensive oriental porcelain, and furnished their houses with fine figurines and 
exotic curios.  Many made substantial fortunes from investing in ships trading with Asia and the 
Pacific.  
                                                
2 Both the Australian Heritage Commission (national) and the NSW Heritage Office (state) have identified themes for 
research relating to places of heritage significance 
3 NSW Heritage Office, Heritage Information Series, Historical Research for Heritage, 2000, p. 2. 
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As Sydney expanded in the 1790s the initial concentration of the colony’s occupants in The 
Rocks thinned out, with those remaining consolidating larger areas around them.  In 1809 the 
Government instituted a system of town leases, and new arrivals to the area were forced to 
register the land they occupied and pay a fee to the colonial secretary.  

The Port Town (1800-1900) 
Following the opening up of Sydney to free settlement after 1822 the government surveyors 
surveyed and issued titles to the land in The Rocks and other parts of Sydney.  Long-term 
occupants were granted title of ownership to their land.  As Sydney underwent a population 
boom after the assisted immigration and then the gold rushes between 1839 and the 1850s, 
many old-time occupants subdivided their lands, either selling off portions or else retaining them 
as landlords. 
 
From c. 1810 the waterfront was extensively developed with wharves and warehouses, 
attracting merchants who built their houses, stores and shops along George and Argyle Streets. 
 
By the late nineteenth century The Rocks had become run down and overcrowded, the dozens 
of pubs being seen as meeting places for criminal gangs, and the back streets the haunts of 
prostitutes.  In short, it was considered a typical waterfront slum. 
 
In 1900 an outbreak of bubonic plague in Sydney was used by the NSW Government as an 
excuse to clean the area up.  Of the 103 deaths attributed to the plague, only 3 occurred in The 
Rocks.  The entire area was bought up (“Resumed”) by the Government, which then 
demolished hundreds of houses considered to be uninhabitable.  

Redevelopment (1900-current) 
The newly formed State Government Housing Board designed and built “workers” housing in 
1911-13 in a move to keep tighter control on the area.  Rows of new terrace-style houses were 
occupied by waterside workers and their families.  Shops, pubs and other commercial buildings 
were simultaneously constructed following the resumption.  In 1913 Sydney Council opposed 
the construction of “terrace” housing as being unhealthy; this being the period of suburban 
expansion and the development of the “Garden Suburb” ideal.  The First World War halted 
much of the Government’s redevelopment plans for the area and effectively stopped further 
demolition. 
 
In the inter-war period (1918-1941) little construction occurred in The Rocks; with notable 
exceptions of a few pubs (Fortune of War & Glenmore), and some NSW Government offices 
(Housing Board, Department of Labour & Industry, State Clothing Factory).  Some private 
factories were also built in The Rocks at this period (Playfair’s butchers, Bushells, Cadbury’s); 
all relied on local labour.  One of the last buildings to be designed, and commenced, was the 
new office for the Maritime Services Board (MSB) which, interrupted by the World War II, was 
not completed until 1953 and now serves as the Museum of Contemporary Art.  
 
The construction of the Sydney Harbour Bridge between 1923 and 1932 saw the demolition of 
some 400 houses in Princes Street, Upper Fort Street and the western side of Cumberland 
Street.  Princes Street itself disappeared from the map.  
 
With the exception of the MSB, almost no development occurred in The Rocks in the period 
from c. 1932-1970.  Further demolition of houses for the Cahill Expressway occurred in 1956-7, 
along with the removal of Little Essex Street (Brown Bear Lane).  The other significant 
construction at this time was the Overseas Passenger Terminal at Circular Quay between 1959 
and 1962, serving as the post-war immigration gateway to Sydney.  
 
In the 1960s it was planned to demolish all the buildings in The Rocks and build high-rise.  The 
local residents, planners, historians and sociologists, with the support of the Builders Labourers 
Federation, opposed the re-development.  Between 1971 and 1973 the Government gave in to 
their demands and it was decided that The Rocks would be redeveloped in a means 
sympathetic to the historic nature of the buildings, whilst at the same time being economically 
viable.  Local residents were rehoused in the area, and the former Victorian residential terraces 
of George, Playfair, Gloucester and Harrington Streets were converted to commercial uses.  
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The area south of the Cahill Expressway, known as the “sacrificial zone” was redeveloped with 
high-rise commensurate with the rest of the city from 1979 onwards. 

2.1.2 Development of the precinct 
The Bushells Building is located near the southern end of Harrington Street and the southern 
edge of the historic precinct of The Rocks.  Harrington Street was formed and named in 1810 
together with other neighbouring streets aligned along the ridge such as Cumberland, Prince 
(now removed), and Gloucester4 with the town leases probably commencing from this time.  
The irregular alignment of the roads and their variable width was determined by the rocky 
natural topography.  Harrington Street commenced at Charlotte Square (now Grosvenor Street), 
at which was located the old St Philip’s Anglican Church, and meandered north to Argyle Street.  
A little later came the Roman Catholic’s St Patrick’s Church and associated schoolhouse. 
 
Over the nineteenth century Harrington Street, as with the neighbouring Cumberland and 
Gloucester streets, developed into a predominantly residential precinct.  Typically the better 
houses had frontage to the street with laneways and passages leading to the poorer tenements 
behind.  The land values were high as was the demand for accommodation close to places of 
employment at the wharves and small industrial manufactories.  Consequently, the density of 
housing, usually terraced, was high.  The subdivision pattern had been established by the early 
decades in the nineteenth century and there was little re-subdivision during the remainder of the 
century.  
 
The Observatory Hill Resumption Lands had been taken up by the Public Works Department in 
December 1900, as part of the government's response to the outbreak of disease in The Rocks 
and other inner city harbourside areas.  The informality of subdivision and the unsanitary nature 
of development in the area were seen as linked, and the government's response was to resume 
the whole area, selectively demolish many buildings, re-subdivide some portions to regularise 
them, and re-sell.  The area around Harrington Street was cleared and the old property 
boundaries erased.  In their place came a cleared and level site of regular allotments suitable 
for developments on the scale of the Bushells Building.  The new buildings on the site were not 
residences for local inhabitants but warehouses and factories to store and process materials for 
the city. 
 
The Board's stewardship of the Observatory Hill Lands allowed more than just a tidy-up of old 
houses.  St. Patrick's Church and School was able to expand its site; the State Clothing Factory 
(now site of The Cove) was developed in 1909 between the Bushells site and the Church lands, 
and Harrington Street was realigned at its junction with Essex Street.  Some of this activity was 
arguably able to take place only because of the Board's prolonged ownership, and does not 
appear to have been entirely intentional.  

2.2 Historic Themes  

 
State Historic Theme Relevance to the Bushells Building and Site  

Commerce − The building was the main office and manufactory for tea and 
coffee merchants. 

Government & 
administration 

− The government has administered the property since 1970. 
− The evolving boundaries of the site over the twentieth century 

were determined by a co-ordinated town plan established by 
government authorities.  

Industry − The Bushells Building was a place of employment for the 
processing and distribution of tea and coffee marketed by H P 
Bushells company. 

 

                                                
4 Sydney Gazette, 6 October 1810, p.1 and 27 October 1810, p.27 
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2.3 Initial Development of the Site 

The land that was to become the site of Bushells' premises formed part of a locale in The Rocks 
known as “Frog Hollow”.  The complexity and irregularity of the land holding pattern of Frog 
Hollow are documented in maps prepared by the Public Works Department around 1901 in its 
attempts to substantiate ownership claims and the dimensions of land parcels.  The plotting of a 
watercourse in the early plans may explain the nick-name, which appears to have been given to 
marshy localities in several parts of Sydney and other towns in Australia.  From the vicinity of 
the intersection of Grosvenor and Cumberland streets originated a small creek, which flowed 
across the northwest corner of Frog Hollow and on down to the shallow bay which also received 
the Tank Stream, at the head of Sydney Cove. 
  
The resumption photographs provide a visual record of the built character of Frog Hollow, 
revealing its modest cottages and terraces, including a terrace skewed across the land on a 
northeast-southwest line that mirrored the land ownership pattern.  
 
By 1900 the site that been developed more or less continuously since the 1810s as a place of 
residence.  The built form of this development is illustrated below through plans and surveys: 
 
1910s 
 

 
Figure 4 :  The Bushells Building is sited within a number of allotments created within the 
Observatory Hill Lands administered by the Public Works Department.  This sale notice of 1910 
shows the new subdivision pattern.  By the time of this sale, most of the site had been cleared 
of its nineteenth century tenements, the houses fronting Harrington Street being the last 
demolished. The Bushells Building is sited within Lots 3, 15-19 incl. and 27-30 incl. of Section 4 
of the newly designated Observatory Hill Lands.  These allotments were initially acquired by the 
Sunday Times Newspaper Company Ltd in 1913.  Bushells Ltd acquired the site in 1920.    
Source:  Mitchell Library Subdivision Plan Z811.1714/5 
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1900s 
 

 
Figure 5 :  The Darling Harbour Resumption and Observatory Hill Resumption undertaken by 
the government in 1900 necessitated the completion of a detailed survey of the resumed areas, 
inclusive of determination of the lawful owners of the properties.  This survey of the future 
Bushells Building site was completed in April 1901.  By this date the Harrington Street frontage 
was owned by Alfred Edmund Jacques while Peter Francis Hart owned the area near 
Gloucester Street, which was known as “Frog Hollow”.  Source:  Sydney Council Archives – 
Darling Harbour Resumptions Plan P.   
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1900s 
 

 
Figure 6 : The Harrington Street frontage of the site in 1902.  At this time the property was 
owned by the solicitor Alfred Edmund Jaques (1848-1928), the senior partner in the long 
established Sydney legal firm Stephen Jaques & Stephen, and Edmund Compton Bait and John 
Mitchell Purves.  The City Council rate assessments indicate the terrace of four houses was 
erected in the 1860s for John Kingdom Cleeve.  The 1871 rate return records the houses 
comprised between six and eight rooms each and were valued at either 65 or 55 pounds.5  The 
houses were tenanted.  The terrace evidently was demolished during 1910.  Source:  the 
Foreshore Authority Dataworks (DW) 34628 (HN21) 
 

                                                
5 Sydney City Archives  CRS 27234 Rate Assessment Gipps Ward 1871 No.s 215-218 
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1900s 
 

 
Figure 7 :  The Gloucester Street frontage in August 1901.  This area of the site was known as 
“Frog Hollow”.  By 1900, the property was owned by the building contractor Peter Francis Hart 
(1840-1917); the alderman for Gipps Ward for the period 1883 to 1899.  Gipps Ward included 
the The Rocks.  Frog Hollow was a discrete townscape element in The Rocks with its expansive 
communal yard area being the focus of the various tenements.  Access from Gloucester Street 
was from the stairs near the depicted lamp post.  The Gloucester Street boundary may have 
been defined by either a retaining wall or quarried rock face.  The houses were clearly put up at 
different times, with some being added to provide more accommodation.  All these tenements 
were demolished relatively quickly by the government authorities, while the terrace at the rear 
along Harrington Street lasted until 1910.   Source:  State Records of NSW – COD 121B – 
Frame 1127 
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1880s  
 

 
Figure 8  :  Percy Dove’s survey of 1880 of the city provides a well of information relating to the 
height and materials of the built structures and street addresses of the future Bushells Building 
site.  The City Council rate assessment return for 1882 indicates John Kingdom Cleeve owned 
the terrace of four two storey, brick masonry buildings at 99-105 Harrington Street and the 
neighbouring brick cottage at 97 Harrington Street.  Peter Francis Hart owned the extensive 
tenement off Gloucester Street comprising 15 places of residence in the two-storey brick terrace 
and the single storey weatherboard houses.  By this time a watercourse that traversed the site 
had been channelled and covered over allowing for further development to the north.   Source :  
Sydney Council Archives CRS 160/2/21 
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1860s 
 

 
Figure 9 :  The Trigonometrical Survey of Sydney was completed in 1865 by the City Council 
under the supervision of engineer Edward Bell.  The survey is particularly important in showing 
the watercourse meandering across the site.  This natural landmark accounts for the highly 
irregular boundaries of some of the crown grants and the building stock. Source :  Sydney 
Council Archives 1865 Trig CD-ROM Section B2 
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1830s 
 

 
Figure 10  :  This plan was prepared in the 1830s to record owners and property boundaries.  
This part of the City was known as Section 63.  The owners were the crown grantees who were 
issued their grants in the 1830s and 1840s under the auspices of the Land Commissioners.  
The actual date of European occupation precedes this however by a number of decades.    
Source:  Sydney Council Archives Plan CRS 955/Section 63 
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The area of Frog Hollow (also taking in the area of present day 120 Gloucester Street) was 
owned by the following in the nineteenth century: 
 

Grant 1835 1840 1869 1873 1875 

Lot 8 of Section 63 
14 ¾ perches granted to 
Harriet Callcott 31 
October 1842 

  Death of Louisa 
Callcott and land 
devised to Mrs 
Eliza Pearse and 
Thomas Yeo 

 Exchanged 
with Peter 
Francis Hart 
(Bk. 152 No. 
756) 

Lot 11 of Section 63 
16 ¾ perches granted to 
Anne Whittaker 29 
August 1834 

Sold to 
Edward Hunt  
(Bk. H No. 
147B) 

  Sold to Peter 
Francis Hart 
(Bk. 133 No. 
853) 

 

Lot 12 of Section 63 
5 perches granted to 
James Cooper 11 July 
1835 

 Sold to 
Edward Hunt  
(Bk. S No. 
975) 

 Sold to Peter 
Francis Hart 
(Bk. 133 No. 
853) 

 

Lot 13 of Section 63 
5 perches granted to 
Edward Hunt 2 
December 1836 

   Sold to Peter 
Francis Hart 
(Bk. 133 No. 
853) 

 

Lot 14 of Section 63 
3 ½ perches granted to 
Edward Hunt 9 October 
1838 

   Sold to Peter 
Francis Hart 
(Bk. 133 No. 
853) 

 

 
The Harrington Street side of the site (also taking in the area of present day 117 Harrington 
Street) was owned by the following in the nineteenth century: 
 

Grant 1835 1837 1846 1889 

Lot 9 of Section 63 
18 ¼ perches granted to 
James Chapman, 
George Chapman and 
Edward Chapman. 6 
November 1835 

  Sold to John 
Kingdom Cleeve  
(Bk 10 No. 476) 

Sold to Alfred 
Edmund Jaques  
(Bk. 407 No. 755) 

Lot 9A of Section 63 
3 ¼ perches granted to 
John Kingdom Cleeve.  
11 October 1847 

Sold to Alexander 
Brodie Spark (Bk L 
No. 606) 

  Sold to Alfred 
Edmund Jaques  
(Bk. 407 No. 755) 

Lot 10 of Section 63 
12 ½ perches granted to 
Marianne Dickens. 29 
October 1834 

Sold to Ernest 
August Slade (Bk. H 
No. 232) 
Sold to Alexander 
Brodie Spark (Bk. H 
No. 494) 

 Sold to John 
Kingdom Cleeve  
(Bk 10 No. 475) 
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1820s 
 
 
 

 

 
Figure 11  :  Surveyor Harper surveyed the 
streets of Sydney around 1823.  The survey 
indicates some development along the 
Harrington Street frontage and rear.    Source:  
Tracing by Edward Higginbotham presented in 
The Rocks and Millers Point Archaeological 
Management Plan 
 

1810s 
 

 
Figure 12 :  James Meehan’s plan of the town of 
1807 provides some insight into the very early 
non-indigenous uses of the Harrington / 
Gloucester Street precinct.  The area formed the 
backdrop to the parade ground, but Essex 
Street west of Harrington Street had not been 
formed and the area was characterised by the 
natural topography of rock escarpments.  
Source: Paul Ashton & Duncan Waterson, 
Sydney takes Shape, HEMA Maps, c. 2000 
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2.4 History of the Occupation by Bushell’s Ltd 

2.4.1 Bushells Tea  
P. H. Bushell was born in England on 4th September 1879, the youngest child of Alfred Thomas 
Bushell and his wife Agnes (nee Brooke, a sister of Arthur Brooke, founder of the tea firm 
Brooke Bond).  Following his mother's death, Bushell was brought up by the Brooke family; his 
father and three older brothers migrated to Brisbane in 1883, and set up a grocery/tea merchant 
business.  Bushell joined them in 1890 and after attending Brisbane Grammar, became a tea 
taster.  
 
Reportedly after disagreement with his father's methods, Bushell joined his brother A. W. 
Bushell in Sydney where a branch of the business, or perhaps a separate company, had been 
established in 1895.  This business succeeded, extending operations to Victoria in 1899.  A.T. 
Bushell Senior, P.H. Bushell and A.T. Bushell Junior then formed an apparently new partnership 
in 1902, to consolidate the Sydney business, closing the Victorian operation in 1904 during a 
slump in that State's economy.  Also in 1904, Bushell & Co., "The Tea Men", moved to George 
Street North, The Rocks; Sands Directories list the address of Bushell’s Ltd., tea merchants as 
28, later 83-86 and 88 George Street, from 1906 - 1924.  
 
In 1912, a public company, Bushell’s Ltd., was formed with P.H. Bushell as the chairman.  In 
1920 the firm was reconstructed to extend (or re-extend) operations interstate as well as to 
finance a new building in Harrington Street, The Rocks (the subject of this report).  The decision 
to purchase The Rocks site evidently reflected a change in plans and opportunities, for the 
company already had premises in Harris Street, Pyrmont, used for coffee roasting, the 
manufacture of coffee-and-chicory essence, and general distribution.  Plans had been made to 
create further premises for tea operations on an adjacent site, but these were evidently 
abandoned in favour of Harrington Street.  Company operations were extended to Western and 
South Australia, Tasmania and, in 1922, again to Victoria.  Difficulties of over-extension were 
overcome and evidence of Bushells business skill and confidence was his 1924 distribution of a 
free half-pound of tea to every home in Sydney.  The Harrington Street Building was occupied 
at this time, bringing the entire tea operation of blending, packaging and dispatch for delivery 
under one roof.  
 
Expansion continued with operations restarting in Brisbane in 1929 and a New Zealand branch 
opened in 1937.  The Company absorbed other similar businesses and came to include many 
of the most famous Australian brand-name teas within its range : Gibsons Green Label, Lan 
Choo, Inglis, Billy Tea, and Gordonia.  In all of this, P.H. Bushell appears to have maintained a 
firm, tight control.  
 
Bushell was widely travelled, including a 1930s visit to Russia, as part of an extended world 
tour.  During the years 1942-1953, a period of supply difficulties and tea-rationing, Bushell was 
a member of the Commonwealth Tea Control Board. While prominent in business and industry 
circles, in the 1940s he also established the Bushell Trust, set up by the family to anonymously 
support medical research and education which it has done generously, distributing very 
substantial funds.  
 
Bushell died in 1954, survived by his wife and two daughters.  His son-in-law Mr. Anthony Oxley 
maintained the direct family connection with the Company, initially through his place on the 
Board and later, his management of the Company.  
 
In 1957 Bushells Investments Pty. Ltd. was formed to acquire Bushells Pty. Ltd., with nominal 
capital of £3 million.  Development of new Sydney manufacturing premises at Concord had 
commenced in the mid-1950s with Brewster Murray Architects, beginning the relocation of 
emphasis from the inner-city premises.  In 1959 Bushells Instant Coffee was introduced, 
becoming a major success and important product line for the Company.  In 1970, the Board 
comprised Sir John Cadwallader, T.F. Bagot, R.C. Higginson, A. Oxley, H.D. Gooch, and Sir 
Percy Spender.   
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The Sydney Cove Redevelopment Authority by way of resumption purchased the Harrington 
Street site in 1971, which Bushells continued to occupy, operations being wound down as the 
Concord plant was being further developed.  Operations were incrementally removed to 
Concord, first the printers, then packaging, and finally the office staff in 1975.  
 
The Company was sold to Brooke Bond in 1978, that company having previously owned a 25% 
share of Bushells.  Shortly thereafter, c. 1987-8, with the acquisition of Brooke Bond 
International by Unilever in Britain, ownership of Bushells (Australia) Pty. Ltd. passed to 
Unifoods, a division of Unilever.  Bushells is still part of the Unilever group. 

2.5 Development of Building Components 

2.5.1 Site acquisition and building construction 
The Harrington Street site was acquired by Bushells Ltd in March 19206 with the building 
subsequently being completed and occupied by 1924.  The Company acquired the site from the 
Sunday Times Newspaper Company Ltd, which had purchased the site from the government in 
1913.7  The site comprised then Lots 3, 15-19 inclusive and 27-30 inclusive of Section 4 of the 
Observatory Hill lands.   
 
Commencing around 1909, the stock of warehousing and factories in The Rocks was 
redeveloped by the various government authorities managing the resumed area.  Prior to 1912 
this was the City Improvement Advisory Board aided by the Government Architect’s Branch of 
the Public Works Department and after 1912 through to about 1922, by the Housing Board, 
which had its own architectural branch headed by William Henry Foggitt.   
 
The Board owned the site as part of the Observatory Hill Resumption Lands, which had formerly 
been the responsibility of the NSW Public Works Department.  These allotments had been first 
offered for sale by public auction in December 1905.  Initially, the land was in leasehold title for 
a term of 99 years, this was subsequently changed to freehold title by 1910. 
 
Sydney City Council Archives record Building Application No. 136/23 of 15th February 1923 in 
respect of a warehouse 127 feet by 124 feet, the design having been prepared by architects H 
E Ross and Rowe.  The building was built by A. C. Lewis Constructions, later to become 
Concrete Constructions, and whose principal Mr. Alan Lewis was a friend of P. H. Bushell.  
Apart from minor changes, the building was to remain virtually unaltered while P.H. Bushell 
remained in charge of the business, in an apparent reflection of his commercial prudence, 
cautious business practice, and firm control.  Changes were made to plant, equipment and 
servicing, but not to the essential placement of functions within the building.  The unpacking, 
blending and packaging of tea, and its dispatch by Bushells vehicles to the distribution centre at 
Ultimo, continued throughout its occupation by the Company.  
 
A modernisation of the Board Room was effected during Bushells absence overseas in 1936-7, 
but after his initial concern and displeasure, was reportedly accepted. Other proposals for 
improvement were not pursued, and the partitioning of the sixth floor was installed after 
Bushells death, subdividing the previously open plan arrangements.  Other changes proposed, 
such as the incorporation of a further vehicle egress opening to Gloucester Street, planned by 
Brewster Murray, architects, were not proceeded with, although formal Council approval was 
gained.  The "Voucher Room" was however removed in the 1950s to make way for some 
executive parking on the basement floors.  A formal Development Application, in 1962, for use 
of the premises for "tea packing and delivery" may have been a procedural requirement by 
Council for continued use.  
 
Under the provisions of the Sydney Cove Redevelopment Authority Act of 1969, the Bushells 
site in freehold title was required to be acquired by the newly established authority.  The 
resumption was gazetted on 27th April 1971.  With sale of the building to the Authority for $1 
million and the subsequent departure of the Company to its new premises at Concord, the 
building was vacated and most of the plant within removed.  Some demolition seems to have 
been pursued on the uppermost floor, but this may be subsequent unauthorised salvage of 

                                                
6 Land & Property Information Certificate of Title 0 Transfer D566338 - Vol. 2819 Fol. 155 
7 Land & Property Information Primary Application 19475 
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materials for reuse, or vandalism. Its basement floor with access from Harrington Street was 
adapted to serve as a commercial car park - it is interesting that Council records reveal approval 
for this use in 1970, sought by Brewster Murray, though this was presumably associated with 
company purposes.  The removal of dispatch handling equipment, some sections of brick walls 
and the lowest (landing) sections of a goods lift and box elevator were probably about the most 
substantial intervention the building had undergone in its lifetime.  Further concrete ramps were 
also introduced to assist vehicle circulation.  
 
 
 
 
 
 
 
 

 

Figure 13: Sheet 1 of H E Ross and Rowe Contract 2395 

Gloucester Street Elevation 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman.  Source: 
City of Sydney Archives BA 136/23 
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Figure 14: Sheet 2 of H E Ross and Rowe Contract 2395 

Harrington Street Elevation 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 15: Sheet 3 of H E Ross and Rowe Contract 2395 

East/West Section 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 16: Sheet 4 of H E Ross and Rowe Contract 2395 

North/South Section 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source:  
City of Sydney Archives BA 136/23 
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Figure 17: Sheet 5 of H E Ross and Rowe Contract 2395 

Foundation Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 18: Sheet 7 of H E Ross and Rowe Contract 2395 

First Floor Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 19: Sheet 8 of H E Ross and Rowe Contract 2395 

Second Floor Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 20: Sheet 9 of H E Ross and Rowe Contract 2395 

Third Floor Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 21: Sheet 10 of H E Ross and Rowe Contract 2395 

Fourth Floor Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 22: Sheet 11 of H E Ross and Rowe Contract 2395 

Fifth Floor Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
 
 
 
 
 
 
 
 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 29 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 23: Sheet 12 of H E Ross and Rowe Contract 2395 

Sixth Floor Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 24: Sheet 13 of H E Ross and Rowe Contract 2395 

Roof Plan 
Approved on 22nd February 1923 by Acting City Building Surveyor James H Merriman. Source: 
City of Sydney Archives BA 136/23 
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Figure 25: Undated (c.1960s) drawing of the sixth floor prepared by Brewster Murray and 
Partners Pty Ltd. Reproduced in Moore and Doring CMP 1991 
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2.5.2 How the Building Worked  
Offices and Showroom  
Offices located at the 6th floor, Harrington Street, were the administration centre for the building, 
and the head office of Bushells Australian organisation.  There were also small offices at lower 
floors for the Packing Department Forelady, Department Supervisor, etc.  
 
The 6th floor offices were originally laid out in open plan form, according to the policy of P. H. 
Bushell, with senior staff (including "Old Bushell" himself) at desks near the windows, and more 
junior staff in the centre.  The first change came when a Board Room lined with vertical boards 
was built next to the eastern stairwell, during P. H. Bushells absence on a trip.  It is said to have 
caused a row on Bushells return, but to have stayed.  Partitioned offices were installed c. 1955, 
to plans drawn up by Brewster Murray Architects shortly after P. H. Bushell died in 1954.  The 
offices included a Cash Sales section where retailers could buy tea over the counter.  Local 
residents were also permitted to buy here, as a service to the local community, many of whom 
worked in the factory.  

 
Figure 26:  Sixth floor office staff, 1936.  Source: DW 169788 (Arthur J Brown Collection) 

 
There was originally a large well-fitted parquetry-floored showroom at ground floor level, known 
as the Coupon Department, with high-quality domestic goods on display, such as kettles, tea 
sets, dinner services, etc.  Bushells ran a sales-promotion system where customers collected 
"bonus" coupons from the tea packets, and could exchange them for goods at the showroom, 
with larger numbers of coupons entitling the customer to higher value goods.  The bonus 
coupon system was suspended during World War Two.  After the war, the bonus coupon 
system was used again by Lan-Choo tea (a company associated with Bushells), and was 
operated from the Gibsons / Lan-Choo building.  However, bonus coupons were not used again 
with Bushells brand tea.  The Harrington Street Showroom remained closed, and was later 
converted to car parking space for senior executives.  The area is now the commercial café.  
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Figure 27:  Ladies of the Coupon Department, 1936.  (DW 169813, A J Brown Collection) 

 
Personnel  
Estimates of the number of employees at Harrington Street varied from 100 to 220, with the 
average estimate being about 120-130 people total.  The most generally agreed estimates were 
for twenty-two people in the Printing Department, thirty in Packing, seventeen in Blending, eight 
in Casemaking, six in Despatch, five maintenance fitters, and about 30-40 in administration.  
However, these unverified figures were drawn from memory and could be wrong.  It was 
consistently agreed that women outnumbered men by about 2:1, with men doing the printing, 
blending, casemaking, maintenance fitting and despatch work, while women were in the 
majority in the clerical, print collation and tea packing sections.  
 
Women and men not only had separate shower rooms, lavatories and change rooms, on east or 
west sides of the central lightwell in the north wall, but also had separate meal rooms.  There 
was no canteen, and employees brought their own lunches, or a "lunch-boy" was sent out to 
buy lunches from a nearby shop.  
 
The office and factory staff tended to keep separate, and worked different hours. After World 
War Two, office staff worked from 9.00am to 5.00pm Monday to Friday, or a total of 40 hours 
per week, including lunch breaks.  Factory employees worked 7.30am to 4.15pm, with 45 
minutes for lunch, totalling 40 working hours per week, not including lunch. (A government 
notice at 5th floor level stipulated normal factory hours as being 8.00am to 4.45pm, with 45 
minutes for lunch, but variable with permission).  
 
Bushells seems to have had generally good industrial relations with its employees at Harrington 
Street. For example, those interviewed agreed that Bushells treated their employees well, with 
generous provisions of leave and pay for employees off sick or injured.  It was also stated that 
many former employees regularly come to the company's Christmas party, indicating lasting 
good will.  
 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 34 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

 
Figure 28:  Male and female workers in the coffee packing department, 1936.  (DW 169823 (A J 
Brown Collection) 

 

 
Figure 29:  Male workers in the engineering workshop, 1936.  (DW 169801, A J Brown 
Collection) 

 
Tea Operations  
Unlike British tea companies, Bushells did not have their own tea plantations. Bushells bought 
bulk tea from a variety of plantations, gardens or merchants, in types and quantities specified by 
Bushells tasters, to achieve a consistent taste when blended by Bushells.  
 
The tea was shipped to Sydney in the traditional wooden tea chests, each containing about 
100-102 pounds weight (about 46kg) of tea.  At the wharves, the tea chests were loaded onto 
Bushells' own horse-drawn drays, or later flat-tray motor lorries holding about 150 tea chests 
each, and taken to the two receiving docks at the north-eastern corner of the Harrington Street 
building.  It was common for drays or lorries bringing tea from the wharves, to be arriving and 
leaving Harrington Street in a steady stream all day.  
 
Tea chests were manhandled off the drays/lorries in the receiving docks, placed on a short 
roller conveyor, individually weighed and recorded, then rolled into a specially-built timber-
framed electric-drive elevator (mostly still intact), near the receiving docks.  The elevator took 
the tea chests up to either the 3rd or 4th floor, where the tea chests were stored in sorted stacks 
until needed.  
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When a batch of blended tea was to be made up, the Head Taster (or head blender) on the 6th 
floor wrote out a blend formula sheet specifying the number of tea chests of each type from 
each source that would be needed to achieve the required taste for that particular brand of tea 
(e.g., Bushells Blue Label).  The Head Taster placed the formula sheet into a "dumb waiter" at 
6th floor level (upper part still existing), and sent the sheet down to the blenders, who worked on 
the 3rd, 4th and 5th floors.  
 

 
Figure 30:  Sid Milne, coffee taster extraordinaire, 1936.  (DW 169786, A J Brown Collection) 

 
According to various accounts, a typical mix would require a total of 30 to 100 tea chests drawn 
from the product of several plantations.  This means that the tea was blended in batches each 
consisting of about 3,000 to 10,000 pounds weight (about 1,400 to 4,500 kg) or from 6,000 to 
20,000 packets of tea - which placed a lot of responsibility on the Head Taster to get it right.  
P.H. Bushell was reputed to often say that the salesmen and office staff didn't make money for 
him, but that it was the Head Taster and the blenders who sold the tea and made the money, 
while the salesmen were just delivery boys.  
 
Having received the specification sheet from the Head Taster, the blenders at the 3rd and 4th 
floors selected the required tea chests from the stacks, and sent them up to other blenders at 
the 5th floor, via a steel-framed tea chest elevator near the south-west quarter of the building.  It 
is newer than the wooden-framed elevator near the receiving docks, suggesting that tea chests 
to be opened were originally taken from 3rd and 4th floor to 5th floor via the goods lift or via the 
same wooden elevator used for taking tea chests up from the receiving dock.  
 
At the 5th floor, blenders carefully removed the lids from the tea chests using special clawed 
tools to withdraw nails without damaging the lids.  The tea was tipped down chutes to two 
cutting machines at the 4th floor, which chopped the leaf into fine pieces.  The chopped tea was 
sent down other chutes to the two blending or mixing machines (like cement mixers) on the 3rd  
floor, where the tea from various sources was thoroughly mixed to get a uniform blend.  
 
Samples of the blended tea were sent back up to the Head Taster via the dumb waiter, for 
checking and for storage for future reference.  If the Head Taster was not satisfied, additional 
tea of one type or other was (presumably) added to get the correct taste.  When the Head 
Taster approved the mix, it was sent down enclosed tubular chutes to holding bins (possibly still 
existing) on the 2nd floor.  The empty tea chests were sent from the 5th floor to the 2nd floor via 
open spiral chutes for casemakers to repair the tea chests so that they could be re-used or sold.  
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Figure 31:  Tea blenders, 1936.  Source: DW 169782 (Arthur J Brown Collection) 

 
Figure 32:  Tea blending staff, 1936.  Source: DW 169803 (Arthur J Brown Collection) 

 
Figure 33: Frank Keeble, case maker, 1936.  Source: DW 169784 (Arthur J Brown Collection) 
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Figure 34:  The case makers, 1936  Source: DW 169800 (Arthur J Brown Collection) 

 
Blended tea from the 2nd floor bins was sent down tubular chutes to one or other of a row of 
packing machines at 1st floor level.  These machines formed paper liners (i.e. bags or packets) 
from a roll of unprinted paper, put a certain amount of tea into each liner (typically half-pound 
weight per packet, or 250 grams per packet after metrification), sealed the top of the packet, 
wrapped a pre-printed outer label around the packet, and discharged a stream of finished tea 
packets. There were seven or eight packing machines, originally all Rose brand made in 
England, and driven by flat belts from overhead lineshafts.  By the 1960s several Rose 
machines had been removed, and one replaced by a Hesse (name questioned in 1991 CMP) 
packing machine.  
 
Tea packets destined for delivery interstate or to remote areas such as the Pacific Islands, and 
needing to withstand rough handling, were put directly into re-used wooden tea chests with a 
large "Bushells" label pasted on the side.  The lids were nailed back onto the filled tea chests, 
and they were taken away two at a time by men using hand-trolleys of the railway porter type.  
The tea chests were taken to ground floor via the goods lift, for temporary storage and then 
dispatch.  
 
However, most of the tea packets were destined for the local market, and these were wrapped 
in brown paper, to form standardised parcels variously reported to have contained either 24 or 
28 half-pound tea packets each.  The parcels were easy to handle and stack in the factory, or in 
the grocer's shop.  
 
In some instances, the brown paper parcels were stacked onto pallets at 1st floor level, and 
taken to Dispatch at ground floor level via the goods lift.  An alternative (or possibly later) 
method was for the brown paper parcels to be slid individually down short chutes from the end 
of each packing line, to a horizontal belt conveyor at ground floor level, and then packed onto 
pallets at the ground floor.  The pallets are said to have held 100 brown paper parcels, ie either 
1200 or 1400 pounds weight of tea each (544 or 635 kg).  Photographs of the packing line show 
pallets with about 60 or 80 parcels each, but possibly they could be stacked higher.  The 
wooden pallets (or "platforms") had flat tops, and deep wooden runners on two opposite sides, 
leaving the bottom open.  They were moved around manually by use of small wheeled "Collis" 
pallet trucks, which were rolled in under the platform, and raised slightly by use of a lever, to lift 
the pallet just clear of the floor.  (These pallets were not the present-day double-sided type of 
pallets, which can be picked up by fork-lift truck and stacked on top of one another).  
 
When the Harrington Street building began operations, the tea was delivered from Dispatch 
Department to individual corner grocer shops etc., by a large team of 40 or 50 horse-drawn 
vans, with the van drivers collecting cash on the spot for the tea delivered.  The horses were 
stabled at Glebe.  Later, deliveries were made from Harrington Street to individual retailers and 
to some wholesalers, by motor lorries based at Harris Street, Ultimo. 
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Figure 35  George in his Chevrolet delivery truck, 1936  Source: DW 169789 (Arthur J Brown 
Collection) 

 
Printing  
Bushells Harrington Street building had a large printing section on the 5th floor level, mainly for 
printing Bushells own labels for tea packets, but also used for printing Bushells' own stationery 
and envelopes, and for printing and binding huge numbers of cash docket books distributed to 
retail grocers.  These docket books had the name of the individual grocer shop etc., and carried 
an advertisement such as "Bushells - the tea of flavour".  This was reputedly the largest private 
in-house printing establishment in Australia in its day.  
 
The printing shop had a number of M.A.N. vertical 2-colour presses, a huge Meihle (name 
questioned in 1991 CMP) press about 60 feet (20 metres) long, and a small Platten press for 
envelopes. There were also two Saybold (name questioned in 1991 CMP) guillotines for cutting 
large printed sheets into individual labels or docket pages, and a wire stitching machine for 
binding the docket books.  The large press had to be brought in dismantled, and then 
assembled in situ.  The 5th floor was reinforced to take the weight of the presses, but the 
presses still shook the floors when running at full speed.  
 
Some presses printed onto cut sheets, but the main presses printed onto continuous reels of 
paper.  These reels weighed about 500 pounds (225kg) each.  The reels of blank paper were 
brought up from the ground floor to 5th floor via the goods lift, rolled across the floor, then lifted 
by block and tackle and placed into the presses.  
 
The printers used solvent-based inks, and the last 20 minutes of each day was spent in washing 
down the machines with kerosene-soaked rags, or with more powerful solvents to remove 
hardened ink.  The soaked rags and cotton waste were thrown into bins, and there were steel 
plates and cotton waste put under the machines to catch spilled ink and solvent, and prevent it 
dripping through to the floor below. Surprisingly, there were not any fires in the Printing 
Department within memory of the people interviewed.  
 
The printing shop had about 20-22 staff, with men operating the printing presses and guillotines, 
and with women sorting and collating the labels, docket books etc.  They worked a single shift 
of eight hours per day, five days per week.  
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Coffee  
Bushells is reported to have carried on a small coffee roasting operation at Harrington Street 
prior to World War Two, in the area at the north-west corner of the building, identified as 
Building No.2 in the 1950 property file.  This area is partly concrete floored, has its own goods 
lift, and is isolated from the rest of the building by brick walls and fire-doors, which suggests that 
this part of the building was specifically designed to cope with the increased fire risk from coffee 
roasting.  There were said to have been several small fires in the area, but none serious.  
 
Coffee processing was transferred to Harris Street, Ultimo, some time before World War Two.  
The upper part of the former coffee processing area at Harrington Street was reportedly 
converted to producing glue for the tea packing machines, (and probably for storing flammable 
inks and solvents for the printing presses). 
 

 
Figure 36:  Andy at the coffee roasting machine, 1937  Source: DW 169810 (Arthur J Brown 
Collection) 

 
Dust Collection  
The tea leaf cutting, tea mixing and tea packing machines, and the tea chutes and storage bins, 
all gave off tea dust, which was sucked away into a network of tubular metal ducts.  The dust-
laden air was taken to a bank of four conical "cyclone" separators outside the south wall, at the 
bottom of the southern lightwell.  The dust settled out at the bottom of the cyclones, and was 
collected in bags.  The relatively dust-free air leaving the cyclone separators was sent up large-
diameter vertical steel ducts on the outside of the south wall, and discharged above the factory 
roof.  Dust used to accumulate on the inside of the large vertical discharge ducts, and had to be 
regularly dislodged by shaking and swinging a chain suspended inside the duct.  
 
In 1952, the Sydney City Council received Building Application No.860/52, lodged by Air Control 
Equipment Pty Ltd on behalf of Bushells, to install cyclone separator(s) and ductwork, for 
$1,240.  These must have replaced an earlier dust collection system, whose ducts are visible in 
the archival photographs of the tea packing line.  
 
The collected tea dust was burnt in the incinerator at ground floor level. (Some sources said the 
tea dust was sold to a chemical company, for extraction of caffeine used in headache powder 
manufacture, but another more authoritative source said this was not so).  
 
The dust suction had to be carefully controlled to pick up dust but not the usable tea leaf.  A 
close watch was kept on the amount of the dust collected, and on the overall loss of tea from 
dust, spillage, etc.  Questions were asked if there was more than just 0.2% overall loss between 
bulk tea received and packaged tea delivered.  
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Waste Incineration  
Broken tea chests, scrap paper, swept-up tea, tea-dust, oily rags, etc., were burnt in an 
incinerator at ground floor level, at the bottom of a narrow lightwell at the middle of the north 
wall.  The heat was used to generate hot water for washing and showers. Young lads had the 
job of stoking the incinerator, and were said to sometimes stoke it so high that the hot water 
tank on the roof would boil over, and scalding water or steam would come out of the showers.  
 
Care had to be taken not to make smoke and annoy the nearby residents.  In 1939, Building 
Application No. 965/39 was submitted by Stuart Bros Pty Ltd, to erect or install an ash 
interceptor at the Harrington Street building, probably for the incinerator flue.  
 
Lifts, Elevators, and Chutes  
The Bushells Building was equipped with a "front" goods lift and adjoining passenger lift near 
the eastern stairwell, and a "back" goods lift (without passenger lift) near the western stairwell.  
These all ran from ground floor to 6th floor level, are all encased in timber framed and panelled 
liftwells, and were all operated by electric drive mechanisms mounted in small machinery rooms 
above the main roof.  
 
The three electric drives were all similar, with multi-groove wire rope pulleys driven by KRN 
Crompton Parkinson Australia electric motors, via worm-drive (presumably self-locking) 
reduction gearboxes made by Richardson Gears, Footscray.  The control switchgear panels 
were made by Hydraulic Power and Electric Lifts Ltd.  The lifts all appear to be original 
installations, but the electric drives are possibly later upgrades.  
 
There are also two elevators, specially made to carry tea chests between floors.  
 
At the area of the receiving docks at the north-east corner of the building, there was a timber-
framed and timber-clad elevator which ran from ground floor up to the 5th floor level, and was 
used for taking incoming tea chests from the receiving dock up to 3rd or 4th floor level for 
storage.  
 
This elevator had a pair of continuously recirculating chains carrying a series of spaced swing-
trays with forks.  The elevator swing-trays normally picked up one tea chest each from receiving 
dock level, carried the chests up to the top of the elevator at the 5th floor, swing over the top, 
then carried the chests back down to 3rd or 4th floor level.  There the descending tea chests 
were diverted out from the elevator by static forks, then manually removed and stacked for 
storage.  By adjusting various sets of static forks and doorways on the side of the elevator it 
was possible to insert or withdraw the tea chests at other floor levels, but this was not usually 
done.  
 
The top of the wooden elevator, at 5th floor level, has a pair of large sprocket wheels around 
which the pair of hoisting chains turned.  The sprocket wheels are of large enough diameter for 
the rising swing-trays carrying the tea chests to remain hanging vertically from their pivots 
(keeping the tea chests level) while passing over the top of the sprocket axle.  The swing trays 
then descended to the floor level where the chests were picked off.  The sprocket wheels were 
driven by an electric motor, via a set of reduction gears and a large slipping clutch with spring-
loaded wooden blocks, designed to limit the torque delivered to the drive chain sprockets, and 
prevent damage if a tea chest jammed.  
 
In the south-west quarter of the building, near a pair of spiral steel chutes, there is another tea 
chest elevator, with steel frame and sheet steel cladding.  This metal elevator extended from 
2nd to 5th floor levels, up to the 5th floor for opening and emptying.  The steel-framed elevator 
is similar in principle to the wooden elevator, but more compact and more modern in design 
detail.  
 
Near the steel-framed elevator there are two large spiral chutes of similar style, made of 
semicircular open-top sheet steel segments mounted off a central post in the same manner as a 
spiral staircase.  The more southern chute (closest to the steel elevator) extends from the 5th 
floor level down to 2nd floor level, making one 360 degree turn between each floor level.  This 
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was used for sending tea chests emptied at 5th floor level, down to the casemakers at 2nd floor 
level, for repair of the tea chests ready for re-use.  
 
The function of the more northern spiral chute is less obvious.  It extends only from 4th to 3rd 
floor level, and ends in a run-out leading to the bottom of the steel elevator. A makeshift long 
straight timber chute extends from the upper end of the spiral chute, to an opening in the 5th 
floor, and has two lengths of timber hanging above the straight chute to slow down tea chests 
sent down from the 5th floor.  Possibly the northern spiral chute was used to take empty tea 
chests from the more eastern part of the 5th floor down to 3rd floor level, where the chests were 
manually transferred to the southern chute to go down to the 2nd floor.  Alternatively, it may 
have been used to send full tea chests down from 4th to 3rd floor, to go back up to the 5th floor 
level via the elevator.  Either arrangement seems clumsy.  
 
The head Taster had his office at the 6th floor level, but used a "dumb waiter" or miniature 
goods lift to send instruction sheets to the blenders, and to receive back samples of the blended 
tea.  The dumb waiter consisted of a narrow wooden-lined shaft running from the 6th floor down 
to 3rd floor level, with a small travelling carriage inside, an electric winding mechanism at the 
top, and with access ports at the 6th floor and possible 3rd, 4th and/or 5th floor levels.  The 
dumb waiter is remembered as being a "rickety device".  

2.6 End of Bushell’s Occupancy 

By 1990 the building was occupied as site offices and amenities by the company and builder 
associated with a nearby commercial development project.  The first level above basement, 
above Harrington Street but below Gloucester, was appropriated as the principal offices with 
some temporary amenities and associated plumbing introduced, while two further levels above 
were partitioned off, had further toilet areas added, and in some areas, were painted - for 
perhaps only the second time.  
 
In 1991 the then Sydney Cove Authority commissioned the heritage architect Robert Moore and 
industrial archaeologist Carl Doring to prepare a conservation plan for the building.  The building 
had been identified as being of “some significance” in a planning study of the precinct 
undertaken in 1986 by consultants Jackson Teece Chesterman Willis and Partners Pty Ltd.  
 
Over the mid 1990s, the Sydney Cove Authority invited expressions of interest to develop the 
building for a convention centre under a ninety-nine year lease agreement.  In March 1995, CRI 
Ltd. was declared the preferred tenderer for this with its proposal for a 1,000 seat auditorium.  
The CRI bid was inclusive of an exclusive agreement with three nearby hotels (the then named 
ANA, Regent and Sydney Renaissance).  The proposal required the entire removal of the two 
upper floors of the building and demolition of the neighbouring Accountants House (117 
Harrington Street) and the so-called Housing Board Building (120 Gloucester Street), which was 
hardly consistent with both the recommendations of the conservation plan and SCA’s heritage 
strategy. 
 
Following on from this, in late 1997 the Sydney Cove Authority reopened expressions of interest 
from organisations or consortia with financial resources and design and construction experience 
for leasing and development rights over the Bushells Building; the site being offered again with 
a ninety-nine year lease.  The development invitation expressly stated the historic warehouse 
and factory was intended to be used principally for commercial offices.  The winning tenderer 
was Savacombe Pty Ltd. 
 
 

2.6.1 Adaptive Reuse 
Redevelopment work was undertaken from November 1998 to January 2000.  The adaptation 
ensured new elements were inserted in areas of lesser cultural significance with existing 
significant features of the building being appropriately protected and conserved.  The principal 
architect was Tanner and Associates (now Tanner Architects) with Group One (NSW) Pty Ltd 
being the contractor. 
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The most significant building work involved new insertions to enable the building to function as 
modern offices.  These works included: 
• The enclosure of the southern lightwell and provision of new passenger lifts and access 

bridges in a multi-storey foyer/atrium. 
• The provision of a new fully complying fire stair with egress onto Gloucester Street. 
• The provision of service risers and plant rooms for new air conditioning and ventilation 

equipment. 
• The provision of amenities adjacent to and within the existing WC areas. 
• The reglazing of existing windows for acoustic or smoke sealing purposes. 
• The conservation, including adaptation of the building’s artefacts in a manner that allowed 

for interpretation of the building’s history. 
 
The redevelopment introduced a contemporary office fitout with interiors that exhibited the 
sculptural quality of the industrial artefacts and the structural clarity of the warehouse spaces.  
The heritage values of the building were further respected on Level 6 by the conservation of the 
original raked ceiling soffit and roof trusses with dormer accents. 
 
The capacity to incorporate modern electrical and computer services was provided by the 
introduction of a raised access floor system.  Mechanical services were located discretely 
around the periphery of the building and above the central access spine allowing the timber 
ceilings to remain exposed.  Three new lifts were incorporated in the south lightwell, which 
avoided major alteration to the historic interiors and provided an atrium space, foyer and new 
pattern of entry to the building.  New exhaust, and fresh air ducts were located in the north light 
well. 
 
Prior to commencement of the refurbishment, a comprehensive photographic recording was 
completed.  The photographs are held by the Foreshore Authority. 
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3. PHYSICAL EVIDENCE 
The aim of this chapter is to describe the Bushells Building.  The chapter builds on the evidence 
outlined in the previous section to note the physical changes that have taken place over time in 
order to understand why, when and how these alterations were made. 

3.1 Street and Streetscape Description 

The Bushells Building is sited between Harrington Street and Gloucester Street and has 
frontage to both.  The principal entry to the building is from Harrington Street.  Both streets are 
level and of consistent width.  While they date from the 1810s, their current form is derived from 
the post resumption works of the 1900s/1910s. 
 
The streetscape of Harrington Street is characterised by the Grosvenor Place development with 
its towers and urban plaza along the eastern side of the street and former warehouses and 
school halls on the opposing western side.  The southern approach to Harrington Street is from 
Grosvenor Street and is defined by St Patrick’s Catholic Church and its former school halls.  
There is an infill development, The Cove, sited to the south of the Bushells Building.  The 
northern approach is also defined by Grosvenor Place and Accountants House at 117-119 
Harrington Street.  Accordingly, while the built form of the east side of the street is modern, the 
west side is largely early twentieth century building stock characterised by a uniform street 
building line and consistent brick masonry construction relieved by cement render or sandstone 
details.  The Bushells Building façade is a significant contributory element in this streetscape.   
 
Gloucester Street shares many of the characteristics of the built form of Harrington Street in the 
mix of the old and the new.  The number of buildings here is fewer and what there is has a 
larger scale.  The bulk of the Bushells Building is matched by the former Science House 
opposite at 157-169 Gloucester Street.  There is a quaint Arts and Crafts style shop and 
residence at the corner of Essex and 120 Gloucester Street that adjoins the Bushells Building.  
The Cove provides another strong built element in the street, albeit of more recent build. 
 

3.2 Views and Vistas 

The aforementioned Arts and Crafts style building and former Accountants House are both sited 
to the north of the Bushells Building and have a similar height and footprint.  This results in a 
void over the buildings that exposes the upper portion of northern wall of the Bushells Building.  
The predominant view of the building is from the north and it is not the building as such that is 
memorable, but a painted advertisement for Bushells bagged tea.  The sign was reconstructed 
around 2000 based on historical precedent.  Views of the building in historic photographs 
suggest this advertising has long been part of the townscape character of The Rocks. 
Development has been permitted unfortunately for the roof of the former Accountants House 
that partially obscures the sign. 
 
Owing to the location of the Bushells Building mid-way in the street block and the recessive 
form of the facades, the building is not overly visible from elsewhere in the area.  The residential 
tower element of The Cove obscures the building from view from the higher ground to the south. 
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Figure 37 

Harrington Street looking 
north to Essex Street.  In 
the foreground are the 
former halls historically 
associated with St 
Patrick’s Catholic 
Church.  Aside from The 
Cove, which is a recent 
infill development, this 
streetscape is defined by 
early twentieth century 
buildings.   

 
 

Figure 38 

Harrington Street looking 
south to Grosvenor 
Street.  In the foreground 
is former Accountants 
House.  The Bushells 
Building is the largest 
historic building in this 
streetscape.  It is also 
one of the largest of all 
the post 1900 (pre 1950) 
commercial 
developments in The 
Rocks.  The Bushells 
advertising is glimpsed 
from street level. 

 
 

 

Figure 39 

Gloucester Street looking 
south to Grosvenor 
Street.  The predominant 
historic building in this 
streetscape is the 
Bushells Building.  The 
diminished scale of The 
Cove infill development 
at street level 
acknowledges the 
dominance of the 
Bushells Building. 
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Figure 40 

Gloucester Street looking 
north to Essex Street. 

 
 

 

3.3 Building Description 

The building was inspected in early June 2008.  While all floors were made accessible in some 
areas the examination was limited owing to restrictions arising from security, tenancy 
arrangements, and tenancy uses. 

3.3.1 Generally  
The building is a seven-storey structure, comprising a basement/ground floor with six levels 
above.  The floor plans are indented by a light well to the south infilled to create an atrium in 
2000.  There was in the original planning a smaller lightwell on the north wall, which was infilled 
in 2000.  In mass the building appears as a simple regular block, the roof hidden by parapets, 
but not the substantial temple-like former water tower to its western side.  
 
The building uses a typical form of construction for its medium rise, warehouse type and for its 
date; load-bearing brick perimeter walls, pierced by many window openings, enclose an internal 
hardwood frame, which is further stabilised by the two brick-walled, reinforced concrete stair 
towers, to the eastern and western sides.  In the north-west corner of the building in the areas 
formerly used for coffee-processing, parts of the timber frame are replaced by reinforced 
concrete floors, columns and beams, presumably for non-combustibility.  These areas were 
given further fire protection by fire-isolating doors at each access point, similar to those at every 
door from the stairs to each of the floors.  

3.3.2 The Exterior  
The load bearing bonded brickwork of the principal east and west facades is composed into 
giant pilasters, stylistically derived from the Tuscan Order, rising four floors.  They are set 
between bays of brickwork at each end of the building that each feature additional paired 
double-hung sash windows in arched-headed openings.  The pilasters sit on a rendered 
stringcourse and bases, and terminate in rendered capitals supporting the render-faced sixth 
floor and above it, a projecting rendered cornice with parapet behind.  Between the pilasters, 
broad "Venetian" windows comprised of centre six-over-six sashes with four-over-four sashes 
either side are separated floor-to-floor by rendered coffered panels.  The sashes have been 
sealed shut but evidently remain operable with their sash cords. The roof is drained by cast-iron 
downpipes, four on each of the east and west elevations, recessed into the brickwork and 
descending from rainwater heads which interrupt the lowest mould of the cornice.  The 
downpipes do not appear to be of any great age. 
 
On the Harrington Street facade is the panelled front door with fanlight.  These are original 
features but the door no longer forms the formal entry to the building.  There is in situ evidence 
(steel plates) on the wall for the suspended steel awning that was originally located here.  Either 
side of the door, large steel framed “shop” front type window were installed in 2000.  
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The Harrington Street facade now incorporates two roller-shutter doorways, but there were 
originally three.  The two at the north end were receiving docks, which have been converted for 
the building’s car park.  They still have bent steel plates protecting the outer brickwork corners 
against damage in the days of drays and lorries.  These steel fenders still serve their original 
useful function, and also help to demonstrate the original use of the building.  The other 
opening, at the south end, was the despatch dock.  This opening was converted in 2000 to the 
main entry to the building via the new atrium.  There is a modern cantilevered awning framed in 
powdered coated steel elements and glazed panels with etched patterning. 
 
On the Gloucester Street elevation, which loses the basement floor due to the higher level of 
Gloucester Street above Harrington Street, windows and doors dating from the 2000 alterations 
fill the between-pier openings at street level. Otherwise all is similar to the eastern elevation.  
 
In the footpath adjoining the Gloucester Street facade, there are seven pairs of full-size (and 
one pair of half-size) cast-iron and glass-block "prism" panels, to give light to the 
basement/ground floor level of the building.  The name of the manufacturer, "Leopold Barnett & 
Co. Ltd. SYDNDY (sic)", is cast into each full-size panel.  These prism lights are unusually 
intact, and given added interest by the spelling error (like a flawed postage stamp).  They have 
been conserved in situ.  
 
The southern elevations (within the former lightwell) are now obscured from view from the street 
by the neighbouring The Cove residential tower.  The former southern light well has been 
converted to an atrium over the seven levels of the building.  The vast atrium is defined by the 
painted brick walls of the Bushells Building and the new south wall of unpainted asbestos 
cement panels. 
 

Figure 41 

The Harrington Street 
elevation is the principal 
elevation.  It is characterised 
by the symmetry of the 
alternating brick pier walls 
and windows with rendered 
surrounds.  The pier bases 
and capitals are derived from 
the Classical Tuscan Order 
of architecture. 
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Figure 42 

The former main entry into 
the building retains many 
features dating from the 
Bushells era inclusive of the 
pair of panelled door leafs, 
fanlight, rendered architrave 
and terrazzo tread.  The 
design of the entry helps 
identify the building as an 
example of inter-war 
classically inspired 
architecture.  The door is 
currently a fire exit. 

 
 
 
 

Figure 43 

The pair of vehicular 
openings to the car park are 
original; formerly being the 
entries to the receiving dock.  
The steel fender plates are 
original and continue to 
protect the brick walls from 
damage from motor vehicles. 
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Figure 44 

The steel framed, multiple 
paned shop type fronts along 
the ground floor were 
installed as part of the 
refurbishment of the building.  
The window opening and 
rendered surround are 
original.    

  
 
 
 

Figure 45 

The main entry into the 
building is located at the 
southern end of the 
Harrington Street frontage.  
The entry doors, louvred top 
light and awning date from 
the building refurbishment.  
The opening however is 
original and was part of the 
former loading dock. 
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Figure 46 

The Gloucester Street 
elevation is basically the 
same as the Harrington 
Street façade.  It is 
characterised by the 
symmetry of the alternating 
brick pier walls and windows 
with rendered surrounds.  
The pier bases and capitals 
are derived from Classical 
orders of architecture. 

 
  

Figure 47 

An important original feature 
of the Gloucester Street 
façade are the cast iron and 
glass paned pavement lights 
with their stone surrounds.  
They light the basement (or 
ground) level.  They were 
locally manufactured and 
every panel has Sydney 
misspelt.  

 
 

 

Figure 48 

One of the fire doors 
installed on the Gloucester 
Street elevation in the 
refurbishment.  It is located 
within an original wall 
opening.  A sense of the 
scale of the load bearing 
brick walls and the English 
bond pattern of the masonry 
can be readily discerned on 
this frontage. 
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Figure 49 

The steel framed, multiple 
paned shop type fronts along 
the ground floor of the 
Gloucester Street facade 
were installed as part of the 
refurbishment of the building.  
The window opening is 
original. 

 
  

 

Figure 50 

The southern elevation is 
now entirely enclosed within 
the atrium that houses the lift 
service.  Originally, the 
southern elevation was part 
of a lightwell that ventilated 
and lit the interior factory 
floors.  It also housed 
services associated with the 
operation of machinery.  An 
intact former tea hopper has 
been installed in this light 
filled public space.  
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Figure 51 

The north wall with the 
reconstructed Bushells 
advertising sign.  A small 
light well on this elevation 
was infilled in the 
refurbishment to provide a 
services shaft; its 
approximate location can be 
discerned by the shallow 
recess in the wall plane.  
The sign to some extent has 
been obscured by the 
recently permitted roof level 
addition to 117-119 
Harrington Street. 

 
 

 

Figure 52 

The former water tank 
housing on the roof is visible 
from Gloucester Street.  It 
has been described in terms 
of a Classical era temple for 
its pediment, cornice, 
pilasters and capitals. 

 
 

 

3.3.3 The Roof  
The roof itself is a simple combination of gables running east-west and whose ridges and 
valleys end against the parapet upstands.  The roof structure comprises conventional King post 
timber trusses giving good clear spans and space to the office level of Level 6.  The roof is clad 
in galvanised steel sheets with galvanised sheer ridges and flashings.  There is a system of 
raised galvanised steel walkways.  The whole roof was refurbished in 2000 and appears to be in 
good condition.  The southern portion of the roof glazes in the Atrium.  It is slightly raked 
draining to the south wall. 
 
Dormer windows to Level 6 are placed to face both south and north, without apparent pattern.  
There is also an extensive and irregular system of roof vents, their cowls of varying, some very 
intricate design, and well made from galvanised sheet metal.  The ridge cowls are c. 2000 
reconstructions based on an original pattern.  The set of four louvered tin cowls on top of the 
rendered chimneys along the southern wall date from the Bushells era of occupation, are 
probably original and relate to the ducting system employed in the tea blending process.  
Mounted on the roof slope but below the roof ridge are some air conditioning units.  Tucked in 
behind the raised parapet are a number of fibro clad sheds housing services plant. 
 
The most obvious feature at roof level is the somewhat incongruous miniature classical-style 
"temple" above the Gloucester Street parapet.  The upper half of the "temple" is actually the 
former concrete water tank.  It was converted in 2000 to the air conditioning cooling tower.  
Sections of wall panels and the roofing have been altered to powdered coated aluminium 
louvred vents.  Inspection of the interior was not permitted. 
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At the north-east corner is the former electric lift motor room.  Inspection was not permitted.  
 

Figure 53 

The so-called temple.  
Originally housing the water 
tank, the interior has been 
adapted to house the air 
conditioning cooling tower.  
Panels of brick masonry 
have been replaced with 
powdered coated aluminium 
louvres, which are not 
readily visible from the 
street. 

 
 

 

Figure 54 

The roof with dormers and 
roof vents.  The former lift 
motor room (not inspected) 
is located in the background 
of the photograph. 

 
 

3.3.4 Internally  
The brickwork perimeter walls and the timber frame of the building typically reduce in size in 
progression from floor to floor upwards.  The same pattern of column placement is followed until 
the sixth uppermost level where the truss roof allows the deletion of several columns on this 
floor that was designed for the open-plan office principle.  Now covered by a false floor, 
hardwood flooring is laid to all floors on the visible strutted joists spanning between the principal 
bearers of the frame; at the column-bearer-column junctions, sections of large steel girders are 
used as the bolsters with simple bolted connections.  In certain locations there is additional 
strengthening, understood to be associated with the later introduction of heavy plant.  The 
existing floor surface was laid in 2000 and overlays the original flooring boards. 
 
The brickwork of the majority of floors internally is un-rendered and painted.  In the lavatory 
areas new finishes were applied throughout in 2000.  With the exception of the 6th floor, the 
major original fixtures are the aforementioned structural frame and displayed historic machinery 
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(discussed below).  Modern office fitouts have been inserted on floors above the ground floor.  
These fitouts incorporate both the remnant machinery installations and the introduced 
interpretative panels.  At mid distance of each of the floors is a dropped ceiling on a north/south 
axis that was introduced in 2000 to conceal the air conditioning ducts.  On the 6th floor the roof 
trusses are visible, and it is notable for the carpentry displays that would now be considered a 
very high standard of finish - but are probably conventional for such a building at the time.  The 
air conditioning system works round the trusses on this floor. 
 
The ground floor, or basement, has a concrete floor, mostly about one metre higher than 
Harrington Street, and several metres lower than Gloucester Street.  The concrete floor is 
apparently set direct on ground without any sub-basement.  It has vehicular access via two 
large doorways at Harrington Street frontage, originally leading into two low-level receiving 
docks and one low-level despatch dock, but now with ramps giving car access to the main floor 
level.  The commercial café on this floor is accessible from the Atrium by concrete ramp and 
stairs.  The former access from the central stairway (Stair No. 1) has been blocked off. 
 

3.3.5 Sixth Floor  
Historical background 
The 6th floor was mostly occupied by offices, for administration of the factory below, and for the 
head office functions of the whole Bushells organisation.  The 6th floor offices were open-plan 
until P.H. Bushell died in 1954, after which partitioned offices were installed.  The Head Taster 
or Head Blender also had a room for tasting and storing tea samples, in the southeast corner.  
The main evidence of the former use of the 6th floor was in the office partitions, which were of 
cheap construction when installed c. 1955.  They have been removed entirely.  
 
Significant in situ artefacts 
The most significant artefacts at 6th floor level are the former goods lifts and passenger lift 
(Artefacts A6.1, A6.2 & A6.4, refer to photos in Section 3.4 of this CMP), the "dumb waiter" 
(A6.9) used by the Head Taster to send down instructions to the blenders and to receive back 
samples of purchased teas and blended tea, and steel sliding fire doors. 
 

3.3.6 Fifth Floor  
Historical background 
The 5th floor had two main functions.  Firstly, it was there that Bushells Tea labels, office 
stationery etc. were printed, and the grocers' docket books etc. were guillotined, collated and 
bound.  Secondly tea chests were taken to the 5th floor to be opened, and the bulk tea sent 
down chutes to cutting and/or blending machines below.  The 5th floor was also significant for 
having what was reputedly the largest private in-house printing shop in Australia.  The principal 
remaining evidence is in the steel reinforcing built into the 5th floor to support the heavy printing 
presses.  
 
Significant in situ artefacts 
Significant artefacts at 5th floor level are the two tea chest elevators (A5.3 & A5.5), the "dumb 
waiter" (A5.9), the goods and passenger lifts (A5.1, A5.2 & A5.4), and steel sliding fire doors.  A 
notice for the Printers' Annual Picnic, held at Clifton Gardens, Saturday 9th November, has 
been conserved among other historic signage. 
 

3.3.7 Fourth Floor  
Historical background 
Most of the 4th floor was used for storing bulk tea in chests, stacked four or five layers deep 
prior to blending and packing.   
 
Significant in situ artefacts 
Significant artefacts at 4th floor level are the two tea chest elevators (A4.3 & 4.5), the goods and 
passenger lifts (A4.1, 4.2 & A4.4), the “dumb waiter” (A4.9), the southern spiral steel chute 
(A4.6), a straight wooden chute leading to the northern spiral steel chute (A4.7) and steel sliding 
fire doors. 
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3.3.8 Third Floor  
Historical background 
The 3rd floor was used for storage of chests of imported tea awaiting blending.  As well as the 
usual lifts, etc., the 3rd floor also had two rotary machines for uniformly blending mixed tea, 
located near the southern wall.  These are thought to have taken chopped tea from cutting 
machines on the 4th floor or possibly pre-cut tea leaf direct from tea chests, and fed the tea into 
two rotary drum tea mixers or blending machines on this floor.  The machinery has been 
removed, but the in situ funnels (A3.8 & A3.9) are fitted with horizontally sliding baffles to either 
regulate the flow of tea, or to stop tea dust rising back up the funnel.  The funnels also have 
provision for connecting exhaust ducts to suck away tea dust.  The funnels possibly 
incorporated screens and magnets to remove unwanted nails, wood etc.  These funnels are the 
main physical evidence to confirm the existence of the 4th floor tea cutting machines and 3rd 
floor tea blending machines.  
 
Significant in situ artefacts 
Significant artefacts at 3rd floor level are the two tea chest elevators (A3.3 & A3.5), the two 
goods lifts the passenger lift (A3.1, A3.2 & A3.4), the steel spiral chutes (A3.5 & A3.7), the two 
sheet-metal chutes or funnels, like inverted pyramids, mounted in the ceiling (A3.8 & A3.9), and 
steel sliding fire doors. 
 

3.3.9 Second Floor  
Historical background 
The 2nd floor was used to repair tea chests.  The 2nd floor has storage bins for temporarily 
holding blended tea awaiting packaging.  Blended tea from the 3rd floor mixers was sent down 
through chutes into the top of one or other of the holding bins according to the variety of tea.  
Most of the bins held only one variety each, but two bins are subdivided to each hold three 
varieties.  The incoming tea was naturally dusty, and the cutting and blending process probably 
created more tea dust.  Each of the holding bins has a series of vents and ducts around the top, 
allowing clean air to be sucked into the top of the bin, and dusty air to be sucked out, to be sent 
to dust collecting cyclones or filter bags along the southern side of the building. 
 
Significant in situ artefacts 
Significant artefacts at 2nd floor are the wooden-framed tea chest elevators (A2.3 & A2.5), the 
two goods lifts and passenger lift (A2.1, A2.2 & A2.4), the steel spiral chute (A2.6 & 2.7), the tea 
storage hoppers (A2.12 & A2.13, A2.9 &A2.10 and sheet metal ductwork associated with the 
dust extraction system), and steel sliding fire doors.  The hoppers are made of galvanised sheet 
steel on an angle iron frame.  The larger hoppers are about 3.2m diameter, and the smaller 
hoppers are about 1.8m diameter.  All of the hoppers are about 3.5m high and extend from floor 
to ceiling.  The larger hoppers are believed to have been installed c. 1950/60 and the smaller 
ones a little earlier around 1930s or 1940s.  
 

3.3.10 First Floor  
Historical background 
The 1st floor held a row of tea packing machines (since removed) along the south wall.   
 
Significant in situ artefacts 
Significant artefacts at 1st floor are the wooden-framed tea chest elevator (A1.3), the two goods 
lifts and passenger lift (A1.1, A1.2 & A1.4), and steel sliding fire doors. 
 

3.3.11 Ground Floor, Basement and Atrium 
Access to this floor was limited at the time of the inspection 
 
Historical background 
The ground floor was used originally for receiving imported bulk tea chests from the wharves, 
and for storing and despatching the finished product after the tea was blended and packed.  It 
also held the Coupon Department Showroom. 
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There is a central pedestrian access doorway from Harrington Street, giving access to the 
eastern stairwell leading to upper floors.  This was originally the main access to the ground floor 
passenger lift leading to the 6th floor head office, and to the ground floor Coupon Redemption 
Showroom. 
 
Significant in situ artefacts 
Significant artefacts at ground, basement and atrium are the wooden-framed goods lifts and 
passenger lift (AG.1 & AG.2), the suspended hopper (A2.11) and suspended tea hopper cover 
(A2.14) both relocated from 2nd floor, the steel sliding fire doors, and the wooden-framed 
horizontal conveyor slung from the ceiling (AG.3).  The conveyor received brown paper parcels 
of 24 or 28 tea packets each, dropped down short chutes from the tea packing line on the floor 
above.  The parcels were carried to the western end, where they were manually stacked onto 
pallets or into delivery vans.  The conveyor appears to have been installed a short time after the 
building was erected.  The drive motor has been removed, but otherwise the conveyor is still in 
fairly intact original condition.  
 
The north wall in the Atrium was originally the north wall of the despatch dock. It retains deep 
rutting from numerous drays and lorries running too close to the wall, giving tangible evidence of 
50 years of heavy traffic of vehicles taking away the packaged tea for distribution.  The 
openings in the wall and the also the air lock lobby historically derive from the dispatch dock 
use. 
 

3.3.12 Concealed Artefacts  
The Moore and Doring CMP noted that much of the remaining archaeological evidence of the 
tea factory operations was found in the timber floors.  Some floors had areas of double-layer 
floorboards on the upper surface, tracing the route of particularly heavy traffic of wheeled 
porters' trolleys or Collis pallet trucks.  Most floors had numerous patched holes in the 
floorboards, where there were chutes for sending loose tea or packets of tea down to lower 
levels, or where there were ducts for sucking away tea dust.  The underside of some floors 
showed localised strengthening (eg inserted RSJs) to support heavy machinery above, or show 
joists cut away to accommodate chutes, ducts, pulleys, etc.  The underside of many joists also 
showed holes and/or wooden plates which supported hanging bearing brackets for overhead 
lineshafts, used for flat-belt power transmission to the tea packing machines, blending 
machines, tea cutters, etc.  
 
The original timber floors were concealed by a new floor membrane laid in the 2000 
refurbishment and the underside of the framing was cleaned and patched.  The degree of in situ 
retention of the above noted is therefore not readily visible.  However, localised strengthening 
points (the inserted RSJs) were noted in the inspection. 
 

Figure 55 

All office levels aside 
from Level 6 share a 
floor plan determined 
by the timber structural 
frame.  The frame and 
the floor/ceiling framing 
area exposed 
throughout aside from 
partitioning.  In general, 
the partitioning is not 
carried up from floor to 
ceiling.  This 
photographs shows 
Level 2 
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Figure 56 

The northern portion of 
the office floors houses 
the services areas – 
kitchens, lavatories, 
etc.  The masonry walls 
here date from the 
original construction.  
New wall openings 
have been made where 
there were once 
recessed wall panels 
and relieving arches.  
This photograph shows 
Level 4. 

 
 

 
 
 
 
 
 

Figure 57 

Sliding steel fire safety 
doors dating from the 
original construction are 
located at the openings 
to Stair 1 and Stair 2 
(the original stairwells) 
at each level, and the 
north-west corner 
former coffee 
operations area.  The 
fire doors were 
conserved at the time of 
the refurbishment of the 
building inclusive of 
retaining painted signs.  
They have been locked 
in the open position and 
no longer contribute to 
the building’s fire safety 
system.  This 
photograph shows the 
door on Level 4. 
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Figure 58 

Stairs 1 and 2 are 
original however the 
tread/riser units and 
landings were rebuilt at 
the time of the building’s 
refurbishment.  The 
brick walls and window 
joinery however are 
original. This 
photograph shows Stair 
1 at Level 5. 

 
 

Figure 59 

A typical inner face of 
the windows with their 
simple chamfer profiled 
architraves.  In most 
instances the window 
furniture, lifts and 
latches, have been 
retained.  This 
photograph shows a 
window on the southern 
wall on Level 6. 

 
 

Figure 60 

Throughout Level 6 the 
timber King post 
trusses and boarded 
soffit of the roof are 
visible.  Sheet metal 
funnels of the roof 
ventilators have also 
been conserved.  This 
photograph shows the 
air conditioning 
discretely tucked within 
the truss struts. 
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Figure 61 

The atrium bridge 
crossings are located at 
the centre window bay of 
the southern wall.  The 
crossings are at Levels 
1-6.  The window and a 
section of brick masonry 
spandrel have been 
removed at each level to 
insert the new steel 
framed door units. 

 
 

 
 
 
 
 
 

Figure 62 

The ground floor of the 
Atrium is the main 
circulation space for the 
whole building.  From 
here the lifts servicing 
the upper floors are 
accessed, and passage 
to the café and car park 
is also provided.  The 
southern wall is clad in 
unpainted asbestos 
cement sheets.  There 
is a discernible slant in 
the vertical plane of the 
eastern (entry) wall unit 
that gives added 
dynamism to the Atrium.  
The floor is clad in black 
tiles. 

 
 

 
 
 
 
 
 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 59 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

 
 
 

Figure 63 

The ground floor of Stair 
1 has been conserved 
and retains its key 
decorative finishes of 
terrazzo stair risers and 
treads, skirting and floor 
at the landings.  The 
handrail is timber and 
the balustrade mild 
steel.  The fire doors in 
this location are locked 
in a closed position. 

 
 

 
 
 

Figure 64 

As part of the 
interpretation program 
developed for the 
building, artefacts culled 
from various pieces of 
machinery and plant 
have been displayed in 
public areas.  This 
photograph shows a 
display case artfully 
inserted into a former 
loading dock bay on the 
ground floor of the 
Atrium.   
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Figure 65 

The north wall of the 
ground floor of the 
atrium was formerly 
part of the loading dock 
of the building when in 
Bushell Ltd’s 
occupation.  The 
attrition of years of 
trucks and drays 
navigating this narrow 
space is visible on the 
scarred wall surfaces.  

 
 
 
 

Figure 66 

The commercial café 
on the ground floor 
offers customers a view 
of the timber framed 
ceiling and a relocated 
lid of a former tea 
hopper reincarnated as 
sculpture. 
 

 
 
 
 

Figure 67 

The commercial car 
park is located within 
an area that has been 
used for this purpose 
since the 1980s, and 
before that the Bushells 
goods receiving dock.  
The timber structural 
frame and ceiling 
framing have been 
retained and are visible 
to passing patrons. 
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3.4 In situ Artefacts 

3.4.1 Wooden-framed Tea Chest Elevator  

Figure 68 

A1.3, A2.3, A3.3, A4.3, A5.3 
The most significant industrial artefact 
remaining in the building is the wooden-
framed tea chest elevator, in the north-east 
quarter of the building, near the former 
receiving docks.  All of the tea packed in this 
building during its 50 year working life as 
Bushells tea factory was brought in via this 
elevator, which was specially designed to 
handle tea chests and so is very specific to 
the tea trade.  The elevator originally 
extended from ground floor up to 6th floor.  
The ground and sixth floor sections of the 
elevator had been removed by 1991.  The 
elevator is largely intact, and the mechanism 
has been retained.  It is in good condition, 
and its function is easily understood.  The 
shaft has been discreetly sealed at each 
floor. This photograph shows the elevator on 
Level 1. 
 

 
 

3.4.2 Steel-framed Chest Elevator  

Figure 69 

A2.5, A3.5, A4.5, A5.5 
The steel-framed tea chest elevator, 
extending from 2nd floor to 5th floor levels in 
the southwest quarter of the building.  
Although not as old as the wooden-framed 
elevator, the steel-framed elevator is still a 
very significant artefact in the context of this 
building.  It also nicely demonstrates a more 
modern implementation of the successful 
concept used in the design of the wooden-
framed elevator.  The elevator has been 
conserved inclusive of historic signage.  
There is also interpretative signage.  This 
photograph shows the elevator on Level 5. 
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3.4.3 Tea Testers Dumb Waiter 

Figure 70 

A4.9, A5.9 A6.9 
The "Dumb Waiter" against the south wall is 
the main surviving evidence of the crucial 
role of the Head Taster/Blender, in controlling 
the quality and taste of the blended tea.  The 
"Dumb Waiter" mechanism and casing at 6th 
floor level and the casing at 5th floor level are 
substantially intact.  The remaining portions 
at 4th floor level is much less substantial, but 
has been conserved.  The elevator has been 
conserved.  There is also interpretative 
signage.  The shaft has been discreetly 
sealed at each floor. This photograph shows 
the section on Level 6. 

 
 
 

3.4.4 Passenger and Goods Lifts  

Figure 71 

West A1.4, A2.4, A3.4, A4.4, A5.4 & A6.4 
The goods lift at the north-west quarter of the 
building has some significance in that it is the 
main artefact remaining from the former 
coffee operations in that area.  These lifts 
were not rated as having high significance in 
the 1991 CMP, but they have been retained 
for interpretative reasons within the role of 
storerooms.  The machinery has been 
removed.  There is interpretative signage.  
The shaft has been sealed at each floor.  
This photograph shows the lift on Level 4. 
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Figure 72 

AG.1 & 2, A1.1 & 2, A2.1 
& 2, A3.1 & 2, A4.1 & 2, 
A5.1 & 2, A6.1 & 2 
The goods lift near the 
eastern stairwell has some 
significance in that it 
helped to make it feasible 
to use the upper floors for 
printing and tea packing.  
Similarly, the adjacent 
passenger lift helped to 
make it feasible to use the 
6th floor as the Bushells 
head office for 50 years.  
The original drawings 
indicate the passenger 
sevice lift sevice was 
augmented, probably in 
the 1920s, with the 
addition of the southern 
lift.   

 
 

None of these lifts were rated as having high significance in 1991 CMP, but they have been 
retained for interpretative reasons within the role of meeting rooms and storerooms.  The 
machinery has been removed.  There is interpretative signage.  The shaft has been sealed at 
each floor. This photograph shows the elevator on Level 5.  
 

3.4.5 Southern Spiral Chute  

Figure 73 

A2.6, A3.6, A4.6 
The southern spiral steel chute, adjacent to 
the steel-framed tea chest elevator and 
extending from 5th floor down to 2nd floor 
level, is a visually impressive artefact which 
played a moderately significant and very 
easily visualised role in the handling and 
recycling of tea chests.  This chute has been 
conserved and interpreted in conjunction with 
the adjacent steel-framed tea chest elevator. 
The chute has been discreetly sealed at each 
floor.  There is interpretative signage.  This 
photograph shows the chute on Level 4. 
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3.4.6 Northern Spiral Chute 

Figure 74 

A3.7, A4.7 
The northern spiral steel chute, extending 
between 4th and 3rd floors were assessed as 
less significant than the southern spiral 
chute, but have been conserved in situ and 
interpreted.  The chute has been discreetly 
sealed at each floor. This photograph shows 
the chute on Level 3. 

 
 

 
 

3.4.7 Tea Storage Hoppers 

Figure 75 

A2.8, A2.9, A2.10, A2.12, A2.13, & A2.1  
The tea storage hoppers on Level 2 were not 
sighted at the time of the 1991 CMP, but their 
existence was suspected.  Subsequent 
investigations undertaken around the time of 
the refurbishment revealed the hoppers.  The 
hoppers are made of galvanised sheet steel 
on an angle iron frame.  The larger hoppers 
are about 3.2m diameter, and the smaller 
hoppers are about 1.8m diameter.  All of the 
hoppers are about 3.5m high and extend 
from floor to ceiling.  The larger hoppers are 
believed to have been installed c. 1950/60 
and the smaller ones a little earlier around 
the 1930s or 1940s.  Excepting A2.11, the 
internal workings have been removed and 
openings made to accommodate new uses.  
The hoppers have been conserved inclusive 
of historic signage and connecting ductwork.  
There is also interpretative signage.  
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3.4.8 Ceiling Funnels 

Figure 76 

A3.8 & A3.9 
The ceiling mounted funnels 
located on Level 3 ceiling 
and set into the now 
covered over floor of Level 
4, presumably collected 
chopped tea leaf from two 
cutting machines. Both 
funnels have been 
conserved in situ.  One 
(A3.8) is located within a 
partitioned office.  

 
 

 
 

3.4.9 Overhead Conveyor  

Figure 77 

AG.3 
The overhead horizontal 
conveyor, suspended from 
the ceiling of the commercial 
car park, collected parcels of 
tea from the packing line at 
1st floor above, and 
discharged them at the 
western end, for loading 
onto pallets.  An electric 
motor (removed) drove the 
wooden pulley via a flat 
leather belt.  

 
 

 

3.4.10 Lift Motor Room 
It was not permitted to inspect the small roof level lift motor room for the north-east goods lift.  
The 1991 CMP noted lift machinery in this room comprised a grooved pulley, wire ropes and 
gearbox, electric motor, and electric control panel.  A similar motor gearbox/pulley system for 
the passenger lift was also installed here.  This matter could be revisited at some time in the 
future, if changes are proposed to this part of the building. 
 

3.5 Identification of Fabric Development – External 

A few historic photographs of the street elevations of the Bushells Building are available.  These 
indicate there has been relatively little alteration to the above ground floor areas on the 
Harrington Street and Gloucester Street facades.   
 
The elevations at street level have changed over time from the original, with the refurbishment 
of 2000 altering the details again but retaining the important window and door openings.  The 
changes are reversible and the street level façade could be reconstructed to its original detailing 
inclusive of the awning over the centred door if so wished.   
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The southern elevation, which was and continues to be entirely enclosed by the flanking wings 
of the light well, while retaining its window and door openings has lost the various items of 
machinery and ducting described in the 1991 CMP.  The roof over the loading dock has also 
been removed.  
 
The small northern lightwell was infilled in 2000. 
 

 
DW 298179 

 
 

Figure 78:  East Elevation (before and after 2000 works) 

 
The undated, c. 1990s, photograph (Figure 78) records the pre-refurbishment state of the 
Gloucester Street façade.  The refurbishment cleaned and repaired the façade.  The openings 
at the street level were converted to new uses. 
 
 

 
DW 167288 

 
 

Figure 79:  North Elevation (before and after 2000 works) 

 
The north wall had remnant Bushells painted signs, in a poor, peeling off, condition (c. 1998).  
The archival photographs indicate that there were several different signs painted one over the 
other.  There were also remnant steel brackets for supporting a large sign long removed.  It was 
probably a neon sign erected in 1946 by Claude Neon Ltd.   The steel brackets have been 
removed, the wall surface made good, and the sign reconstructed as part of the 2000 works.  
The small light well formerly on the north wall is visible. 
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DW 167072 

 
 

Figure 80  :  West Elevation (before and after 2000 works) 

The Harrington Street façade in 1997.  By this time the lower cement rendered stringcourse had 
been clad with a sign advertising The Rocks Space Station.  The refurbishment cleaned and 
repaired the façade. 

 

 
Figure 81 : The cement-rendered stringcourse between ground and first floor levels, facing 
Harrington Street, originally had a Bushells Tea sign in raised lettering.  Another sign long 
removed was the brass registered office plaque of Bushell’s Ltd.  Both signs had been removed 
by 1991.  The photograph also clearly shows the original design of the street level windows and 
the entry to the southern despatch dock.  The photograph recorded Philip Bushells Bentley 
coupe in 1936.  Source: DW 169804 (Arthur J Brown Collection) 
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DW 167091 

 
 

Figure 82:  South-east (light well) elevation (before and after 2000 works). 

Four tea-dust collection cyclones and their associated ductwork and fans were installed (c. 
1952) in the recessed southern lightwell area.  They almost certainly replaced an earlier dust 
collection system.  The cyclones and fans had been removed by 1991, but four large vertical air 
ducts remained that took the relatively dust-free air leaving the cyclones and discharged it 
above roof level. The four discharge chimneys and tin louvred cowls are extant.  The roof of the 
now removed despatch dock is also visible in this photograph, which was taken in 1997. 

 

3.6 Identification of Fabric Development - Internal 

The refurbishment completed in 2000 was a Foreshore Authority initiative to return a long 
redundant building to a viable commercial use.  As industry and warehousing had long left The 
Rocks, the new use for the building is commercial office.  The adaptive reuse necessitated 
various changes to the finishes and layout of the interior.  Below are a number of before and 
after photographs showing the impact of the changes required.   
 
Aside from the ground floor, determining the original planning of the floors is possible owing to 
the availability of the original H E Ross and Rowe contract documentation, which is reproduced 
in this report.  The configuration of the floors was documented in the 1991 CMP and this 
recorded the cumulative result of some fifty years of change under Bushell’s Ltd. The major 
structural changes in this era were the removal of a timber staircase at the north-west quarter 
on Levels 3, 4 & 5, and the addition of the southern passenger lift.   
 
Aside from the ground floor, overall the building continues to demonstrate a floor layout 
comparable to the Bushells era if the new office partitioning is not taken into account.  The 
location of new, post Bushells era, solid internal walls and openings in original walls can be 
determined through the documentation available for the 2000 refurbishment.  
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Figure 83: Floor layout as at the beginning of Bushell’s Ltd’s occupancy (c.1920s) (based on archive documents and the Foreshore Authority Measured Drawing 614-AR-2000). 
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Figure 84: Floor layout as at the end of the Bushell’s Ltd’s occupancy (c.1980s) (based on archive documents and the Foreshore Authority Measured Drawing 614-AR-2000). 
 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 71 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

 
 
 
 
 
 

 
DW 169854 

 
 
 
 
 
 

 
 

Figure 85 (before and after 2000 works):  This photograph of Level 1 recorded the 
configuration, condition, and fittings as at 1984.  Historically this area was the tea packing 
line.  The archaeological evidence for this activity was the overhead lineshafts that powered 
the packing machines. 

 
 
 
 
 
 

DW 169867 

 
Figure 86 (before and after 2000 works) :  This 1984 photograph of a Stair 1 at Level 3 
records its pre-refurbishment state.  It indicates there is very little difference between the old 
and the new reconstructed reinforced concrete stair. 
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DW 169843 

 
 
 

 
 

Figure 87 (before and after 2000 works) :  The ground floor level of Stair 1 was one of the few 
areas in the building originally finished with a decorative scheme.  This area was conserved in 
the 2000 refurbishment up to Level 1.  This photograph was taken in 1984. 

 
 
 
 

 
DW 19875 

 

Figure 88  (before and after 2000 works):  During the latter part of the Bushells occupancy, 
the ceiling of Level 6 was sheeted over (photo c. 1998).  In the refurbishment, the roof trusses 
and boarded soffit were revealed.  The later fitout also included office partitioning that 
replaced the open planning of the office that was a characteristic of P H Bushells era of 
management. 
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DW 298472 

 

Figure 89 (before and after 2000 works):  This undated, c. 1990s, photograph shows the 
electric passenger and goods lifts located at the north-east quarter of the building in their pre-
refurbishment state. 

 
 
 
 
 

 
DW 193624 

 
Figure 90  (before and after 2000 works):  This 1997 photograph recorded the spiral chutes 
located on Level 3 in their pre refurbishment state.  The southern (right) spiral chute 
continued on down to Level 2, through the crude timber box/desk.  The northern spiral chute 
(left, rear) stopped at this level.  Between them was the top of a small straight chute to Level 
2 floor (possibly for tea chest lids).  There were many other tubular sheet metal chutes 
between floors, to take loose tea from cutters to blenders and then to the various packing 
machines, etc. 
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DW 298198 

 
Figure 91 (before and after 2000 works):  This undated, c. 1990s, photograph recorded the 
tea hoppers located on Level 2 in their pre refurbishment state. 

 
 
 
 
 

 
DW 167376 Tanner Architects 

Figure 92 (before and after 2000 works):  This undated, c. 1990s, photograph recorded the 
ceiling mounted funnels located on Level 3 in their pre-refurbishment state.  Set into the floor 
of Level 4, near the southern wall, these two large rectangular taper chutes or funnels are 
made of sheet metal.  These funnels presumably collected chopped tea leaf from two cutting 
machines said to operate on Level 4, and delivered it to two rotary mixing or blending 
machines on Level 3.  Alternatively, the chutes were possibly used to tip precut tea from 
chests directly into the blending machines. 
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DW 298528 

 
 

Figure 93 (before and after 2000 works) :  The steel-framed tea chest elevator.  Travelling 
forks of one of the swing-trays carried the tea chests.  A lever at the bottom of the opening 
controlled static forks, which here hang down out of sight, but could be swung horizontal to 
stop a tea chest for removal at each level.  The far side had a similar hatch and adjustable 
forks at floor level, for loading tea chests into the elevator.  Both hatches could be covered by 
vertically sliding doors. 

 
 
 
 
 
 
 
 
 
 
 

 
DW 298526 

 
 

Figure 94 (before and after 2000 works):  An undated, c. 1990s, photograph of the steel 
sliding fire door on Level 6, with typical sliding fire door (photo TA 2008). 
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3.7 Assessment of Archaeological Potential 

The archaeological potential of the site was assessed in The Rocks and Millers Point 
Archaeological Management Plan in 1991 as Site R107 and was also assessed in the 
Foreshore Authority’s S.170 Heritage Register. 
 

3.7.1 Below Ground 
The historical development of the site indicates European occupation probably from around 
1810 with successive building phases continuing through into the 1870s.  Given the disparity 
in height between the Harrington and Gloucester streets frontages and the levelled area 
shown in the historic photographs, it is feasible the site was formed through early nineteenth 
century quarrying of the sandstone bedrock with perhaps a natural scarp here. 
 
All nineteenth century structures were demolished in stages between c. 1900 and c. 1910.  
The Rocks and Millers Point Archaeological Management Plan notes the need for a watching 
brief in the instance of major below floor structure excavations.  The Foreshore Authority’s 
S.170 Heritage Register also notes that photographs from c. 1900 show a retaining wall some 
4-5 metres up to Gloucester Street and assesses the site as ‘mostly disturbed’.  The 
photograph referred to seems to be the one of Frog Hollow that does not show a retaining 
wall as such; the wall along Gloucester Street may have been defined by a built masonry 
structure or quarried rock face. 
 

3.7.2 Above Ground 
The above ground archaeology is the remnant machinery or industrial artefacts.  This was 
comprehensively assessed in the 1991 conservation plan by Robert Moore and Carl Doring 
and the relics have been incorporated into the adaptive reuse of the building within an 
effective interpretation programme. 
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4. ASSESSMENT OF CULTURAL SIGNIFICANCE 

4.1 Assessment of Significance 

4.1.1 Comparative Analysis 
Post-Resumption Warehousing in The Rocks 
Commencing around 1909, the stock of warehousing and factories in The Rocks was 
redeveloped by the various government authorities managing the resumed area.  Prior to 
1912 this was the City Improvement Advisory Board aided by the Government Architect’s 
Branch of the Public Works Department and after 1912 through to about 1922, by the 
Housing Board, which had its own architectural branch headed by William Henry Foggitt.   
 
To stimulate the return of private enterprise, in 1909 the Board built a small four-storey 
warehouse building at 120 Gloucester Street, which was subsequently occupied by Chung 
Lun & Co., listed in the Sand’s Directory as softgoods warehousemen.  Designed by the 
Board's Architect W. Foggitt, the building still occupies the corner of Gloucester and Essex 
Streets, framed by the stone balustrades and steps built when Essex Street was closed in 
1916, between Gloucester and Harrington Streets.  In 1913, a five-storey warehouse fronting 
117-119 Harrington Street was built to a design by architects Spain & Cosh and occupied by 
G E Crane & Sons, hardware merchants long established in the area, who used it as their 
bulk store.  This building is now more commonly known as Accountants House.  
 
In the early 1920s the Housing Board seems to have divested its interest in directly designing 
warehouse buildings for its clients and henceforth the lessee became responsible for this.  
These buildings were erected to provide places of employment either as factories or 
warehouses.  Specific examples are listed below together with the government offices of the 
day.  The Bushells Building is one of the largest of these developments and one of the last 
completed. 
 
Year GOVERNMENT ARCHITECT PRIVATE ARCHITECT 

1909 129-131 Harrington Street (State Clothing Factory) 
120 Gloucester Street (So-called Housing Board 
Building8) 

 

1912 68-84 George Street (Metcalfe Bond Stores9) 
86-88 George Street (Bushells Ltd Factory10) 
233-235 George Street (Chamber of Commerce –
Johnsons’ Overalls)  

 

1913  117-119 Harrington Street (G E 
Crane & Sons), Designed by 
architects Spain & Cosh 

1914 33 Playfair Street (Cleland Bond Store11)  

1915 1-11 Gloucester Walk (Tylor & Sons Warehouse12)  

1916 38-36 Cumberland Street (Rowan’s Bonded and 
Free Stores13) 

 

1921 16-18 Grosvenor Street (Housing Board Offices14)  

                                                
8 Designed by the Government Architect's Branch.  The building was completed at cost of 2,978 pounds 
9 Built in two sections, the northern section in 1912 and the southern section in 1916.  Designed by the Government 
Architect's Branch 
10 Designed by the Government Architect’s Branch.  The eastern façade of No.88 was remodelled to aesthetically 
harmonise with the new building.  The extensions and additions to Bushells’ warehouse cost 10,404 pounds.  
11 Built for Dingle & Co. by the Housing Board as additions to Argyle Bond (State Records NSW (SRNSW) Plan 
3093) 
12 Designed by the Housing Board (SRNSW Plan 3058-3061) 
13 Designed by the Housing Board (SRNSW Plan 3022-3030). Demolished for the Sirius House development 
14 Designed by the Housing Board’s architect, W.H. Foggitt, and constructed at a cost of 10,058 pounds 
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Year GOVERNMENT ARCHITECT PRIVATE ARCHITECT 

1922 22-26 Playfair Street (John Turnbull Factory15)  

1923 132-134 George Street (Offices for Department of 
Labour & Industry16) 

 

1924  121 Harrington Street (Bushell’s 
Ltd. Factory), Designed by H E 
Ross and Rowe 

1925  53-55 George Street (Harrington 
Ltd’s Warehouse), Architect not 
known, built by A C Lewis’ 
Concrete Constructions Ltd., the 
builder of the Bushells Building. 

 
 

 
Figure 95 :  The Playfair Street frontage of the former Harrington Ltd.’s Building.  Completed 
in 1925, it is contemporary to the Bushells Building.  Architect unknown.  Source: DW 258550 

 
The Sydney Tea Merchants 
Bushell’s Ltd. was one of the two major tea houses historically associated with the Sydney 
market, the other was Griffiths Bros. Teas.  Griffiths was founded in the 1880s in Melbourne 
by the Schofield family.  The company, which ceased trading in the early 1960s, maintained a 
Sydney office and factory at 46-52 Wentworth Avenue, Surry Hills.  This substantial seven 
storey building was designed by Sydney architects Kent Budden & Greenwell in 1912 and the 
building was completed in 1915.  The building bears many similarities to the Bushells Building 
in its timber post & beam structural system, load bearing brick walls, and expansive window 
openings.  There are also comparable historic associations as the building is located at the 
fringe of the CBD, but was close to the shipping and rail distribution hubs, and within an area 
opened up for new development by government resumption (in this instance the City 
Council). 
 

                                                
15 Designed by the Housing Board (SRNSW Plan 3116-3121)  
16 Designed by the Housing Board (SRNSW Plan 3075 & 3076) 
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Figure 96:  The former Griffiths Bros. Teas warehouse and office in Wentworth Street.  
Completed in 1915, architects Kent Budden & Greenwell  Source: Private Collection 

 
H.E. Ross & Rowe. 
The Bushells Building was designed by the architectural practice H E Ross and Rowe.  This 
Sydney based practice was founded in 1898 by Herbert Ernest Ross with H Ruskin Rowe 
entering into partnership in the 1910s.  While Ross was born in the Inverell district in northern 
New South Wales, he studied science at Edinburgh University and continued his studies at 
the University of Sydney on his return to Australia.  He practised for a time as a metallurgist 
and analytical chemist, but after a period of further study at the University of Sydney under 
town planner and architect Sir John Sulman he set up an architectural and engineering 
practice.  Rowe on the other hand was the son of the noted nineteenth century Sydney 
architect Thomas Rowe, had trained as an architect in his father’s firm Rowe and Spain and 
was employed for a time in the Government Architect’s Branch of the NSW Public Works 
Department.   
 
Very prolific in their day, the reputation of the firm is now strongly associated with the State 
Government Savings Bank (now Commonwealth Bank at 48 Martin Place) designed in 1925 
and completed in 1928.  Another well-known and extant work is the former Mark Foy’s 
Building (the upper four floors added in 1928). 17  Another building of this era by this firm is the 
Royal Automobile Club in Macquarie Street completed in 1928.18  While the facades of these 
buildings are very highly decorated compared to the Bushells Building they employ the same 
underlying restraint in detail, grand scale, and reverence of classicalism derived through 
American contemporary developments.  
 

                                                
17 ‘Australian Architects and their Work’, Building, 12/9/1931 
18 ‘Australian Architects and their Work’, Building, 12/9/1931 
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Figure 97 :  The State Government Savings 
Bank (now Commonwealth Bank) at 48 
Martin Place designed in 1925 and 
completed in 1928.  Image source: Apperly 
et. al. 

Figure 98:  Royal Automobile Club in 
Macquarie Street completed in 1928.  Note the 
highly decorated roof tower, an approach to an 
otherwise functional building element that is 
replicated at the Bushells Building.  Image 
source: Apperly et. al. 

 
 

4.1.2 Assessment Criteria 

The following assessment of heritage significance has been prepared utilising the current 
evaluation criteria established by the New South Wales Heritage Council.   

 

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 Bushells Building has historic associations at a local level as its location and use in The 
Rocks provides evidence of the historical development of the area over the course of the 
twentieth century.  Bushell’s Ltd. was an important source of employment for residents of The 
Rocks for over 50 years, and the building continues to provide a physical and symbolic link to 
an earlier, now lost age in The Rocks.  The building had landmark status as one of the 
commercial institutions of The Rocks, and the Company enjoyed community and employee 
regard as a benevolent employer.  

 

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

The Bushells Building is of historic significance at a state level for its association with a 
prominent and important Australian business enterprise, the maker of some of the most 
popular and ubiquitous brand-name staple products in the nation whose principal P.H. 
Bushell was notable for his contributions to Australian commerce, social life and philanthropy 
in the twentieth century.  Bushells Ltd as a company retains symbolic Australian connotations; 
Bushells advertising is intrinsic to the Australian historic environment and is amply 
demonstrated by the prominent signage on the north wall.  
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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 Bushells Building is of aesthetic significance at a local level given the building's simple, 
massive form, coupled with all its material characteristics that  identify it as a commercial 
warehouse if its age with its simple utilitarian style embellished with Classical architectural 
details.  The building is set within a precinct of the city with buildings of comparable scale, 
materials and façade treatments.  The interiors of the building with their timber framing and 
well-lit spaces are impressive.  The surviving equipment and signs have a sculptural quality 
but also continue to imbue the building with the character of a former working factory, and 
demonstrate past attitudes and approaches to the workplace. 

 

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

Not applicable in this instance. 

 

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

The Bushells Building is of technological significance at a local level given the current 
legibility of its fabric to inform on past work practice in the factory environment inclusive of the 
former packing line activities and in the extensive evidence for the materials handling 
methods. 

 
Criterion (f) – An item possesses uncommon, rare or endangered aspects of NSW’s 
cultural or natural history (or the cultural or natural history of the local area) 

The Bushells Building is of rare cultural value at a local level for its in situ, albeit 
decommissioned, material handling and storage artefacts.  These conserved pieces of 
equipment were introduced at various dates during the history of the building in Bushells Ltd’s 
ownership and today collectively provide rare insight into this aspect of the historic work 
environment. 

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

The Bushells Building is of representative cultural value at a local level as it is similar to a 
number of warehouse/factory type buildings of its era in respect of its design.  Its timber 
construction is a remnant of nineteenth century building technique that soon became obsolete 
with the introduction of the more economical reinforced concrete frame. 

 

4.1.3 Ability to Represent Historic Themes 

State Theme Relevance to the Bushells Building and Site  

Government & 
administration 

The building continues in public ownership through the leasehold 
property title, which maintains a broader tradition in The Rocks that dates 
to 1900. 

Commerce The Bushells Building was the main office founded by P H Bushell.  This 
is amply demonstrated by the signage on the north wall and the 
association of the building in the community with the company. 

Industry The Bushells Building was a place of employment for the processing and 
distribution of tea marketed by H P Bushell.  This is demonstrated by the 
retention of the floor levels and de-commissioned machinery handling 
goods across and between the floors.  
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4.2 Statement of Significance 

The Bushells Building is of state heritage significance for its associations with a prominent 
and important Australian business enterprise, maker of a nationally-ubiquitous staple food 
product (tea), and whose principal, P H Bushell, is notable for his contributions to Australian 
commerce, social life and philanthropy in the twentieth century.  It was an important source of 
employment for The Rocks residents over 50 years, and the building remains a physical 
landmark within the historic fabric of The Rocks providing evidence of the area's later 
development after the plague clearances.  The building is of aesthetic significance for both its 
design as an excellent representative example of the Inter-War Stripped Classical style, 
construction technology in its hardwood post and beam internal frame, and contribution to the 
streetscape of Harrington and Gloucester Streets, which are recognised for their townscape 
character.  The building continues to demonstrate varied aspects of its factory role through 
the retention of the processing and distribution equipment and associated floor plans. 

4.3 Curtilage 

The historic curtilage of the Bushells Building is the existing real property boundary.  The 
boundary was defined by the acquisition by Bushells Ltd of multiple town allotments in the 
1920s and subsequent consolidation preparatory to the construction of the building.  This is 
the site that was acquired by the government from Bushells Ltd in 1971.  
 
The visual or expanded curtilage required for retention of significant views and/or for 
adequate presentation and interpretation of the place to the general fabric, however, is much 
broader.  It takes in the section of Gloucester Street and Harrington Street between Essex 
Street and Grosvenor Street within which the building’s facades make a significant 
contribution to the streetscape character.  It also takes in the broader area to the north of the 
building up to the Harbour Bridge from which the building is visible.  To some extent this 
broader curtilage has already been eroded through the building of an additional level to 117-
119 Harrington Street, which partially but none the less detrimentally obscures the painted 
Bushells Tea sign. 
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5. GRADING OF SIGNIFICANCE 
Grading reflects the contribution an element makes to overall significance of the Bushells 
Building, and the degree to which its significance would be diminished if the component were 
removed or altered.  Therefore, the Bushells Building has been assessed to determine a 
relative grading of significance of five tiers.  The assessment examines a number of factors, 
including: 
• Original design quality 
• Degree of intactness  
• Relative age and authenticity (original, replaced) 
• Extent of subsequent alterations 
• Association with important people or events 
• Ability to demonstrate a rare quality, craft or construction process 
 
The standard five-tier grading has been applied to assess the individual contribution of each 
element to the overall significance of the Bushells Building.  This system is a planning tool, 
and assists in the development of a consistent approach to the treatment of different 
elements.  The various grades of significance generate different requirements for retention 
and conservation of individual spaces and the various elements.  The following grades of 
significance have been defined: 
 
EXCEPTIONAL SIGNIFICANCE 
Includes fabric that makes the greatest direct contribution to the item’s significance.  This 
particularly refers to rare or outstanding original fabric and spaces of particular historic and 
aesthetic value, and unaltered original elements and features.   
 
Elements identified as being of Exceptional significance should be retained and conserved in 
situ.  Any work, which affects the fabric or external appearance of these elements, should be 
confined to Preservation, Restoration and Reconstruction as defined by The Burra Charter. 
 
HIGH SIGNIFICANCE 
Includes elements and features that make an important contribution to the recognition of the 
item’s significance albeit the fabric may not be in good condition.  This may include elements 
that have been altered, or elements created as part of a generally sympathetic alteration to 
the building.  This category is likely to include much of the extant fabric from the early phases 
of construction and many reconstructed early or original elements wherever these make an 
important contribution to the significance of the item. 
 
Elements identified as being of High significance should also generally be retained, restored 
and conserved in situ subject however to other relevant factors including technological 
feasibility of proposed works.  Minor intervention into fabric including Adaptation and 
Alteration as defined by The Burra Charter is permissible, provided that level of significance 
of each element is retained, with an aim not to remove or obscure significant fabric, giving 
preference to changes, which are reversible.  
 
MODERATE SIGNIFICANCE 
Includes building fabric and relationships that are supportive of the overall significance of the 
item and have some heritage value, but do not make an important or key contribution to that 
significance.  Also includes elements and features which were originally of higher 
significance, but have been compromised by later, less significant modifications or elements 
that have deteriorated beyond repair and cannot be reconstructed in a technologically 
feasible manner. 
 
Where the fabric is of Moderate significance a greater level of intervention is permissible.  
Adaptation and relocation to components of these elements and spaces is acceptable 
provided that it protects the overall cultural significance of the item.  Such work should take 
place within defined work programs and should not be the product of general maintenance or 
sporadic alterations. 
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LOW SIGNIFICANCE 
Includes fabric that detracts from the heritage value of the item.  Also includes most of the 
fabric associated with unsympathetic alterations and additions made to accommodate 
changing functional requirements.  These are components generally of neutral impact on the 
complex’s significance. 
 
Elements assessed as being of Low significance are generally not regarded as essential to 
the major aspects of significance of a building or place, often fulfilling a functional role.  Both 
retention and removal are acceptable options, depending on the element.  Any major 
interventions to the item should be confined to areas where the fabric is of low significance. 
 
INTRUSIVE 
Includes fabric that adversely affects the significance of the complex or fabric created without 
respect for the intangible values of the building.  Removal of elements of this category would 
directly increase the overall heritage value of the item.  
 
Elements identified as Intrusive can reduce or obscure the overall significance of the place, 
despite their role as illustrators of the site’s progressive development.  The preferred option is 
for their removal, conversion to a more compatible form, or replacement in a way which helps 
to retain the overall significance of the item. These works should be done without damage to 
adjacent fabric of significance. These items need not be addressed immediately. 
 
This grading has been established as a tool to assist in developing appropriate conservation 
measures for the treatment of the Bushells Building and its elements.  Good conservation 
practice encourages the focussing on change or upgrading of historical buildings to those 
areas or components that make a lesser contribution to significance.  The areas or 
components that make a greater or defining contribution to significance should generally be 
left intact or changed with the greatest care and respect. 
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5.1 Grading of Significant Elements and Spaces 

5.1.1 East Façade (Harrington Street) External Elements 

 
Figure 99: Harrington Street (East) Elevation  

ELEMENT SIGNIFICANCE 

Overall design of the façade and the component elements that contribute to defining 
its character as an excellent representative example of the Inter-War Stripped 
Classical style.  This is inclusive of: 

− Symmetrical composition 
− Unpainted face brick masonry and arched window lintels 
− Painted timber window joinery 
− Multiple paned windows of a consistent glazing pattern and joinery details 
− Painted cement rendered stringcourses, parapet, capital and bases, coffered 

window panels, window sills, and door surrounds and architraves 
− Multiple panelled painted timber door leafs, fanlight and terrazzo tread 

Exceptional 

− Pair of vehicular door entries at the north side of the façade 
− Steel fender plates at the vehicular entry 
− Pedestrian entry as the former goods dock 
− Interpretative signage 

High 

− Wormald fire alarm bell 
− Metal mesh air vents 

Moderate 

− Fire drencher below the parapet 
− Reconstructed steel framed windows within the original window openings 
− Tenancy signage 
− Steel framed and glazed door and awning at the pedestrian entry 
− Vehicular entry roller shutters and louvred top 
− Electric light fittings, and the non-original fire and security alarms 
− Door furniture 
− Retractable canvas awnings in the ground floor windows 
− Painted steel down water pipes (modern fabric) 

Low 
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5.1.2 West Façade (Gloucester Street) External Elements 
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Figure 100: Gloucester Street (West) Elevation  

ELEMENT SIGNIFICANCE 

Overall design of the façade and the component elements that contribute to defining 
its character as an excellent representative example of the Inter-War Classical style.  
This is inclusive of: 

− Symmetrical composition 
− Unpainted face brick masonry and arched window lintels 
− Painted timber window joinery 
− Multiple paned windows of a consistent glazing pattern and joinery details 
− Painted cement rendered stringcourses, parapet, capital and bases, coffered 

window panels, and window sills 
− Cast iron framed pavements lights 
− The roof level painted cement rendered classically detailed former water tower 

Exceptional 

− Metal mesh air vents Moderate 

− Fire drencher below the parapet 
− Tenancy signage 
− Timber fire doors  
− Electric light fittings 
− Fire and security alarms 
− Painted steel down water pipes (modern fabric) 
− Steel framed windows within the original openings 

Low 

 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 87 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

 

5.1.3 South Façade (Atrium) External Elements 
 

SOUTH ELEVATION

EXCEPTIONAL 
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MODERATE 

LOW 

KEY: 

NEW ATRIUM INFILL WALL  
- LITTLE SIGNIFICANCE

 
Figure 101: South Façade (Atrium) Elevation  

ELEMENT SIGNIFICANCE 

− Symmetrical composition 
− Painted face brick masonry  
− Painted timber window joinery 
− Multiple paned windows of a consistent glazing pattern 
− Painted cement rendered stringcourses, window sills and lintels 
− Former cart dock openings at ground level 
− Interpretative signage 
− Wall mounted relocated tea hopper 

High 

− Wall mounted fire sprinklers 
− Tenancy signage 
− Electric light fittings 
− Fire and security alarms 
− Steel framed and glazed louvres and roof lights 
− Steel framed and glazed entry doors at lift landings 
− Painted steel down water pipes (modern fabric) 
− Enclosure of former light well 

Low 
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5.1.4 North Façade (Sign) External Elements 
 

NORTH ELEVATION 

EXCEPTIONAL 

HIGH

MODERATE 

LOW 

KEY: 

APPROXIMATE OUTLINE OF ADJACENT ACCOUNTANTS HOUSE. APPROXIMATE OUTLINE OF ADJACENT ARTS & CRAFTS BUILDING.

 
 
Figure 102: North Façade (Essex Street Elevation) 

ELEMENT SIGNIFICANCE 

− Painted face brick masonry  
− Painted Bushells advertising signage (reconstructed) 

High 

− Enclosure of former light well Low 
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5.1.5 Roof External Elements 
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Figure 103: Roof Plan 

ELEMENT SIGNIFICANCE 

− Roof form and framing 
− The ‘Temple’ (former water tower) 

Exceptional 

− Four southern chimneys and tin louvred vents 
− Dormers (possibly reconstructed) 
− Tin ridge vents (reconstructed) 
− Former lift motor room 
− All redundant plant and machinery (subject to confirmation)  

High 

− Atrium roof 
− Galvanised steel roof materials, flashings, gutters, downpipes (new fabric), and 

walkways 
− Louvred panels in The ‘Temple’ 
− Air conditioning units and services duct work 
− All functioning plant and machinery and housings 

Low 
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5.1.6 Ground floor and basement  
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Figure 104: Ground Floor and Basement Plan  

ELEMENT SIGNIFICANCE 

The ground floor in its current configuration bears little direct relationship to the era of 
the Bushells occupation.  However, key aspects of the Bushells occupancy can still 
be determined in the: 

− Wall openings of the former loading dock 
− Enclosing walls of stairwells No. 1 & 2 and the finishes of Stairwell No. 1 

(terrazzo, set plaster, timber handrail and steel balustrade) 
− Cluster of lavatories spaces on the north wall 
− Hardwood post and beam structural framing in the car park and café areas 
− Reinforced concrete columns in the north-west corner 
− Brick walls and their surface abrasions where this provides insight into the 

Bushells’ era use  
− Steel sliding fire doors 
− Intact individual items of significance demonstrating the mechanised distribution 

and processing of goods, including A2.11 and AG.3 
− Modified individual items of significance demonstrating the mechanised 

distribution and processing of goods, including: A2.14, AG.1, and AG.2 

High 

Within the floor plan much of the fabric is not significant as it reflects the adaptive 
reuse of the building completed in 2000.  This fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Finished concrete floor surfaces 
− Floor tiles 
− Wall partitions 
− All doors (excluding DG10) 
− Lavatory/kitchen fittings and surface finishes 
− All a/c, lighting, communications, sprinklers, fire detection, and hydraulics  
− The café area has an interesting associational use in reflecting the former 

Coupon Department/Voucher Room, but the surface finishes aside from the 
ceiling are not significant 

Low 
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5.1.7 Level 1 
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Figure 105 : Level 1 Floor Plan  

ELEMENT SIGNIFICANCE 

The first floor in its current configuration bears little resemblance to the era of the 
Bushells occupation.  However, key aspects of the Bushells occupancy can still be 
determined in the: 

− Enclosing walls of stairwells No. 1 & 2 
− Cluster of brick wall partitions spaces at the north west corner 
− Hardwood post and beam structural framing  
− Timber ceiling framing and boarding 
− Reinforced concrete columns in the north-west corner 
− Steel sliding fire doors 
− Individual items of significance demonstrating the mechanised distribution and 

processing of goods: A1.1 & A1.2, A1.3, and A1.4 

High 

Within the aforementioned spaces of high significance, much of the fabric is not 
significant as it reflects the adaptive reuse of the building completed in 2000.  This 
fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Secondary floor surfaces 
− Non-original wall partitions 
− Office partitions and secondary ceiling coverings including dropped ceiling 
− All doors 
− Lavatory/kitchen fittings and surface finishes 
− All air conditioning, lighting, communications, sprinklers, fire detection, and 

hydraulics  
− Stairwells 3 & 4 
− Steel and glass bridge link in atrium 

Low 
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5.1.8 Level 2 
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Figure 106 : Level 2 Floor Plan 

ELEMENT SIGNIFICANCE 

The second floor in its current configuration bears little resemblance to the era of the 
Bushells occupation.  However, key aspects of the Bushells occupancy can still be 
determined in the: 

− Enclosing walls of stairwells No. 1 & 2 
− Cluster of brick wall partitions spaces at the north west corner 
− Hardwood post and beam structural framing  
− Timber ceiling framing and boarding 
− Reinforced concrete columns in the north-west corner 
− Steel sliding fire doors 
− Individual items of significance demonstrating the mechanised distribution and 

processing of goods including: A2.1 & A2.2, A2.3, A2.4, A2.5, A2.6 & 2.7, A2.12 
& A2.13, A2.9 & 2.10 

High 

Within the aforementioned spaces of high significance, much of the fabric is not 
significant as it reflects the adaptive reuse of the building completed in 2000.  This 
fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Secondary floor surfaces 
− Non-original wall partitions 
− Office partitions 
− Fitouts within the tea hoppers and lifts 
− Secondary ceiling coverings including dropped ceiling 
− Doors 
− Lavatory/kitchen fittings and surface finishes 
− All air conditioning, lighting, communications, sprinklers, fire detection, and 

hydraulics  
− Stairwells 3 & 4 
− Steel and glass bridge link in atrium 
− Wall opening west of Store A2.4 

Low 
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5.1.9 Level 3 
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Figure 107 : Level 3 Floor Plan  

ELEMENT SIGNIFICANCE 

The third floor in its current configuration bears little resemblance to the era of the 
Bushells occupation.  However, key aspects of the Bushells occupancy can still be 
determined in the: 

− Enclosing walls of stairwells No. 1 & 2 
− Cluster of brick wall partitions spaces at the north west corner 
− Hardwood post and beam structural framing  
− Timber ceiling framing and boarding 
− Reinforced concrete columns in the north-west corner 
− Steel sliding fire doors 
− Trolley way floor sheathing (concealed) 
− Individual items of significance demonstrating the mechanised distribution and 

processing of goods: A3.1 & A3.2, A3.3, A3.4, A3.5, A3.6 & 3.7, A3.8 & A3.9 

High 

Within the aforementioned spaces of high significance, much of the fabric is not 
significant as it reflects the adaptive reuse of the building completed in 2000.  This 
fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Secondary floor surfaces 
− Non-original wall partitions including office partitions 
− Fitouts within the tea hoppers and lifts 
− Secondary ceiling coverings including dropped ceiling 
− Doors 
− Lavatory/kitchen fittings and surface finishes 
− Air conditioning, lighting, communications, sprinklers, fire detection, and 

hydraulics  
− Stairwell 3 
− Steel and glass bridge link in atrium 
− Wall opening west of Store A3.4 

Low 
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5.1.10 Level 4 
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Figure 108 : Level 4 Floor Plan 

ELEMENT SIGNIFICANCE 

The fourth floor in its current configuration bears little resemblance to the era of the 
Bushells occupation.  However, key aspects of the Bushells occupancy can still be 
determined in the: 

− Enclosing walls of stairwells No. 1 & 2 
− Cluster of brick wall partitions spaces at the north west corner 
− Hardwood post and beam structural framing  
− Timber ceiling framing and boarding 
− Reinforced concrete columns in the north-west corner 
− Steel sliding fire doors 
− Trolley way floor sheathing (concealed) 
− Individual items of significance demonstrating the mechanised distribution and 

processing of goods: A4.1 & A4.2, A4.3, A4.4, A4.5, A4.6, A4.7 & A4.8, A4.9 

High 

Within the aforementioned spaces of high significance, much of the fabric is not 
significant as it reflects the adaptive reuse of the building completed in 2000.  This 
fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Secondary floor surfaces 
− Non-original wall partitions and office partitions 
− Fitouts within the tea hoppers and lifts 
− Secondary ceiling coverings including dropped ceiling 
− Doors 
− Lavatory/kitchen fittings and surface finishes 
− A/C, lighting, communications, sprinklers, fire detection, and hydraulics  
− Stairwell 3 
− Steel and glass bridge link in atrium 
− Wall opening west of Store A3.4 

Low 
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5.1.11 Level 5 
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Figure 109 : Level 5 Floor Plan  

ELEMENT SIGNIFICANCE 

The fifth floor in its current configuration bears little resemblance to the era of the 
Bushells occupation.  However, key aspects of the Bushells occupancy can still be 
determined in the: 

− Enclosing walls of stairwells No. 1 & 2 
− Cluster of brick wall partitions spaces at the north west corner 
− Hardwood post and beam structural framing  
− Timber ceiling framing and boarding 
− Reinforced concrete columns in the north-west corner 
− Steel sliding fire doors 
− Individual items of significance demonstrating the mechanised distribution and 

processing of goods are: A5.1 & A5.2, A5.3, A5.4, A5.5, A5.9 

High 

Within the aforementioned spaces of high significance, much of the fabric is not 
significant as it reflects the adaptive reuse of the building completed in 2000.  This 
fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Secondary floor surfaces 
− Non-original wall partitions 
− Office partitions 
− Fitouts within the tea hoppers and lifts 
− Secondary ceiling coverings including dropped ceiling 
− Doors 
− Lavatory/kitchen fittings and surface finishes 
− A/C, lighting, communications, sprinklers, fire detection, and hydraulics  
− Stairwell 3 
− Steel and glass bridge link in atrium 
− Wall opening west of Store A5.4 

Low 
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5.1.12 Level 6 
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Figure 110 : Level 6 Floor Plan  

ELEMENT SIGNIFICANCE 

The sixth floor in its current configuration bears little resemblance to the era of 
the Bushells occupation.  However, key aspects of the Bushells occupancy can 
still be determined in the: 

− Enclosing walls of stairwells No. 1 & 2 
− Cluster of brick wall partitions spaces at the north west corner 
− Hardwood post and beam structural framing  
− Roof trusses and boarded soffit 
− Dormer roof lights 
− Steel conical roof vents 
− Steel sliding fire doors 
− Individual items of significance demonstrating the mechanised distribution 

and processing of goods: A6.1 & A6.2, A6.4, and A6.9 

High 

Within the aforementioned spaces of high significance, much of the fabric is not 
significant as it reflects the adaptive reuse of the building completed in 2000.  
This fabric includes the: 

− Lifts and lift enclosures 
− South wall in the lift lobby 
− Secondary floor surfaces 
− Non-original wall partitions and office partitions 
− Fitouts within the tea hoppers and lifts 
− Secondary ceiling coverings including dropped ceiling 
− Doors 
− Lavatory/kitchen fittings and surface finishes 
− A/C, lighting, communications, sprinklers, fire detection, and hydraulics  
− Stairwell 3 
− Steel and glass bridge link in atrium 
− Wall opening west of Store A6.4 and east of Kitchen 

Low 
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5.2 Schedule of Significant Elements 

Refer to Section 7 for further elaboration on the above and conservation actions. 

5.3 Archaeological Significance 

The archaeological potential is considered low. Refer to Section 7 for further elaboration on 
this. 
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6. CONSTRAINTS AND OPPORTUNITIES 
This section outlines major issues for the conservation of the building.  It takes into 
consideration matters arising from the statement of significance and procedural constraints 
imposed by cultural conservation methodology, such as that of the Australia ICOMOS Burra 
Charter, and identifies all statutory and non-statutory listings that apply for the site and 
describes constraints and opportunities arising from these listings. 

6.1 Issues Arising from Physical Condition of the Place 

No issues related to the condition of the fabric of the Bushells Building were identified at the 
time of the inspection.  Some problems in the past have been experienced with the glass 
panels of the atrium roof being broken through falling debris from the neighbouring The Cove 
residential tower.  A fabric cover has been installed, and it is understood any glass breakages 
are attended to as soon as possible, but there is potential for water penetration if this matter 
is not promptly addressed. 

6.2 Sydney Harbour Foreshore Authority 

The Rocks area is managed by the Sydney Harbour Foreshore Authority, constituted on 1 
February 1999 under the Sydney Harbour Foreshore Act 1998.  The Rocks area is not within 
the jurisdiction of the Council of the City of Sydney.  
 
The primary functions of the Foreshore Authority, stated in its Act, are to: 
• Protect and enhance the natural and cultural heritage of the foreshore area; 
• Promote, co-ordinate, manage, undertake and secure the orderly and economic 

development and use of the foreshore area, including the provision of infrastructure; 
• Promote, co-ordinate, organise, manage, undertake, secure, provide and conduct 

cultural, educational, commercial, tourist, recreational, entertainment and transport 
activities and facilities. 

 
In recognition of the importance of heritage conservation in the area, The Rocks Heritage 
Management Plan (adopted in February 2002) has been prepared to provide a basis for 
understanding and conserving the heritage value of The Rocks and to assist in preparing 
individual conservation management plans for heritage buildings within The Rocks. 

6.2.1 Sydney Harbour Foreshore Authority’s Vision and Charter 

Vision 
To demonstrate vision and leadership in creating quality environments that are enriching, 
diverse, accessible and sustainable by continually improving Sydney’s significant waterfront 
precincts, balancing visitor, community and commercial expectations. 

Charter 
The Sydney Harbour Foreshore Authority’s Charter committed the Authority to: 
 
1. Add value by redevelopment of surplus government land through a highly skilled 
organisation that creates new city precincts on the harbour; 
2. Capitalise on the economic and cultural worth of foreshore precincts, notably The Rocks, 
Circular Quay, Darling Harbour, as core attractions for both visitors and Sydneysiders; 
3. Balance economic return, vibrancy and diversity of harbour foreshores, including the 
working waterfront; 
4. Deliver excellence in its role as place manager for Sydney’s premier harbour sites; 
5. As custodian, ensure preservation and interpretation of natural and cultural heritage around 
the foreshores, promoting a sense of community ownership; 
6. Facilitate the opening up of foreshore areas to the public, balancing protection with active 
use while improving and extending waterfront public domain. 

6.2.2 Asset Owner’s Requirements  
The Bushells Building is held in leasehold (period 99 years) from the Crown.  It is understood 
the leaseholder and its tenant of the office floors intend to retain the status quo.  The café and 
car park are held under separate lease, which may be subject to change in the short to 
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medium term.  It is preferable in regard to the management of the heritage values of the 
building that the existing uses be retained into the foreseeable future.  This would also satisfy 
the TAM Guidelines for Government Agencies prepared by NSW Treasury (see below). 

6.3 Heritage Management Framework 

It is essential the Foreshore Authority is consulted in order to determine any approvals that 
may be required for the execution of any works.  Approvals for works may be required under 
both the Environmental Planning and Assessment Act and the Heritage Act.  The Authority 
has delegation to determine development applications valued under $5 million.  Projects 
valued above $5 million are to be determined by the minister.  Applications are to be made to 
the Sydney Harbour Foreshore Authority. 
 
In some instance, for major projects applications may be required to be made to the 
Department of Planning.  In all cases, liaison with the Sydney Harbour Foreshore Authority’s 
Planning Assessment Team should occur to ensure correct statutory processes are followed. 

6.3.1 New South Wales Heritage Act 

Built Fabric 
The Bushells Building is listed in the NSW State Heritage Register, under SHR No. 1534.  
This listing recognises the building as being of State significance and provides statutory 
protection under the NSW Heritage Act (1977). 
 
Under Section 57(1) of the Heritage Act, Heritage Council approval is required for a wide 
range of works to a SHR item.  Unless an item constitutes a danger to its occupants or the 
public, demolition of a SHR item is prohibited under the Heritage Act.  An element of a SHR 
item may only be demolished if it does not contribute to the significance of the item. 
 
To gain approval for any of the above works, an application must be made to the Heritage 
Council (Section 60 application).  The Foreshore Authority can determine Section 60 
applications for minor works that do not materially affect the significance of the item under 
delegation.  The Foreshore Authority can advise applicants whether applications can be 
assessed under delegation, or whether they need to be approved by the Heritage Council.  
Section 60 application forms are available from the NSW Heritage Office, or from the 
Foreshore Authority. 

Archaeological Management 
Under Section 57(1) of the Heritage Act Heritage Council approval is required to move, 
damage, or destroy a relic listed in the State Heritage Register, or to excavate or disturb land 
that is listed on the SHR and there is reasonable knowledge or likelihood of relics being 
disturbed.  The Act defines a ‘relic’ as: Any deposit, object or material evidence  (a) which 
relates to the settlement of the area that comprises New South Wales, not being an 
Aboriginal settlement, and  (b) which is 50 or more years old. 
 
A Section 60 application is required to disturb relics on an SHR listed site.  The delegation to 
the Foreshore Authority to approve minor Section 60 applications extends to archaeological 
works. 

Standard Exemptions for works to State Heritage Register listed items 
Under Section 57(2) of the Heritage Act, the Minister may make exemptions from approval 
otherwise required under Section 57(1) for works to State Heritage Register items.  Such 
exemptions are intended to streamline the approvals process.  There are two types of 
exemptions: 
• Standard exemptions: apply to all State Heritage Register items and cover maintenance 

and repair and minor alterations. 
• Site specific exemptions: apply only to an individual State Heritage Register item. 
 
If proposed works are covered by a standard exemption, an Exemption Notification Form (not 
a Section 60 application) must be completed, with sufficient detail provided to determine 
whether the proposed works meet the standard exemption guidelines.  The Foreshore 
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Authority has delegation from the Heritage Council to approve standard exemption 
applications, and forms are available from the Authority.  For details of the standard 
exemptions, refer to Appendix 10.1. 
 
Applicants should confirm with the Foreshore Authority whether proposed works fall within the 
Standard Exemptions, and what documentation will be required. 
 
Site specific exemptions relate to the particular requirements of an individual State Heritage 
Register item, and can only be for works which have no potential to materially affect the 
significance of the item.  Site specific exemptions are only applicable if the works to which 
they refer are identified as exempt development in a CMP endorsed by the Heritage Council, 
or in a Conservation Management Strategy endorsed under delegation by the Executive 
Director of the Tennant and Asset Management Services, Sydney Harbour Foreshore 
Authority.  CMP endorsement by the Heritage Council is normally required only for particularly 
complex or exceptionally significant sites.  Currently, there are no site specific exemptions for 
the Bushells Building. 

Minimum Standards of Maintenance and Repair 
Section 118 of the Heritage Act provides for the regulation of minimum standards for the 
maintenance and repair of State Heritage Register items.  These standards were regulated in 
1999 and apply to all State Heritage Register items.  The minimum standards cover the 
following areas: 
• Weatherproofing 
• Fire protection 
• Security 
• Essential maintenance 
 
An inspection to ensure that the item is being managed in accordance with the minimum 
standards must be conducted at least once every year (or at least once every 3 years for 
essential maintenance and repair standards).  For details of the minimum standards see the 
minimum standards regulation attached to this CMP as Appendix 10.2). 
 
Failure to meet the minimum standards may result in an order from the Heritage Council to do 
or refrain from doing any works necessary to ensure the standards are met.  Failure to 
comply with an order can result in the resumption of land, a prohibition on development, or 
fines and imprisonment. 

6.3.2 NSW Government Total Asset Management Guidelines 
The Total Asset Management (TAM) Manual prepared by NSW Government’s Asset 
Management Committee requires that ‘Sustainable management of heritage values should be 
treated by an agency as part of its core business’.  Similarly, TAM Guidelines for Government 
Agencies prepared by NSW Treasury require ‘planning use of heritage assets to maximise 
their service delivery while protecting their cultural values’. 
 
While protection of built heritage in The Rocks area is part of the core business of the 
Foreshore Authority, these TAM Guidelines can be interpreted to indicate that the retention of 
heritage value overrides the financial feasibility of the ongoing reuse of items.  The cultural 
importance of The Rocks is widely recognised as paramount, and in any eventual situation 
where retention of heritage significance could collide with the financial feasibility of the 
project, the importance of retention of the heritage significance shall be given a priority. 

6.4 Environmental Planning Instruments (EPIs)  

There are three main EPIs under the Environmental Planning and Assessment Act 1979 that 
are applicable to The Rocks:  

A. State Environmental Planning Policy (Major Projects) 2005   
Under SEPP (Major Projects) 2005, Part 3A of the Environmental Planning and Assessment 
Act applies to development valued at over $5 Million within the specified Sydney Harbour 
Foreshore sites (including The Rocks).  Part 4 of the Act applies to development valued under 
$5 million. 
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The Minister is the consent authority for development in Foreshore Authority sites under both 
Part 3A and Part 4 of the Act.  The Foreshore Authority’s Planning Assessment Team 
receives and processes development applications under Parts 3A and 4 of the Act. 
 
The authority to determine applications under Part 4 of the Act (development under $5 
million) has been delegated from the Minister to the Foreshore Authority’s Planning 
Assessment Manager.  The Minister remains the consent authority for applications under Part 
3A of the Act (development over $5 million).  

B. Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005 
The Rocks is included in the 'Foreshores and Waterways Area' defined in the SREP, and as 
such any development must be considered in terms of the criteria set out in clauses 21 to 27 
of the SREP.  The SREP does not identify any heritage items within The Rocks, however it 
does identify the Sydney Harbour Bridge and the Circular Quay Ferry Wharves as heritage 
items and any development within their vicinity needs to be considered in terms of impacts on 
these items, including views to the items.  Draft Amendment 1 to the SREP also identifies a 
‘Buffer Zone’ for development in the vicinity of the Sydney Opera House, which covers a 
majority of The Rocks area, and any impacts on views to the Opera House are to be taken 
into consideration.  
 
The SREP also requires the consideration of potential to impact on archaeological or potential 
archaeological relics.   
 
The Rocks is also included as a ‘Strategic Foreshore site’ on Sheet 1 of the SREP, for which 
a Master Plan (deemed DCP) is required.  However this only applies to the City Foreshores 
area if the Minister directs, and as yet there has been no such direction.  
 
The DCP that exists under the SREP is also relevant to development in The Rocks.  Its 
primary focus is on ecological and landscape character areas, and built form design 
guidelines for development very close to the water’s edge.  The only relevant landscape 
character area in The Rocks is Dawes Point.  

C. Sydney Cove Redevelopment Authority (SCRA) Scheme 
The Rocks is covered by the SCRA Scheme which has the status of an EPI under Schedule 6 
of the Environmental Planning and Assessment Act 1979.  The SCRA Scheme comprises a 
series of Building Site Control Drawings which provide for the maximum height of buildings on 
any particular site, and which also specify permissible uses for a particular site or precinct.   

6.5 Non-statutory listings and Community Groups 

6.5.1 National Trust of Australia (NSW) 
The Bushells Building has been classified by the National Trust of Australia (NSW). 
 
Classification carries no statutory implications.  The Trust’s opinions, however, are usually 
sought when major proposals are being formulated in heritage precincts or in relation to 
heritage buildings. 

6.5.2 Australian Heritage Commission  –  Register of the National Estate 
The Bushells Building has been classified by the former Australian Heritage Commission by 
listing in the Register of the National Estate.  Listing carries no statutory implications, however 
it is indicative of high cultural values of a place. 

6.6 Building Regulations 

The Building Code of Australia (BCA) is concerned with establishing uniform building 
regulations across Australia.  The BCA is implemented in NSW through the Local 
Government Act 1993. 
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The main provisions of the BCA concern structural requirements, fire resistance, access and 
egress (including provisions for people with disabilities), services and equipment and health 
and amenities.  Generally, minimum standards are required to be reached in building works.  
 
An assessment of compliance of the complex with the BCA has not been carried out for this 
report.  It is appreciated however that any DA/CC application will need to comply, or be 
deemed to comply with the BCA. 
 
In general, when considering the BCA in heritage buildings, proposals must ensure that 
significant fabric and spatial qualities are not compromised while full BCA compliance is 
achieved and public safety is assured. 

6.7 Application of The Burra Charter 

The Australia ICOMOS Burra Charter 199919, known as The Burra Charter, is widely 
accepted in Australia as the underlying methodology by which all works to sites/buildings, 
which have been identified as having national, state and regional significance are undertaken. 
 
Because the Bushells Building is of demonstrated cultural significance, procedures for 
managing changes and activities at the complex should be in accordance with the recognised 
conservation methodology of the Burra Charter. 

Principles of the Burra Charter 
In dealing with the built fabric, the conservation principles of The Burra Charter should be 
adopted.  The relevant principles are established in the Articles of The Burra Charter as 
follows: 

Cautious Approach (Article 3) 
All conservation work should be based on a respect for the original fabric, should involve the 
minimum interference to the existing fabric and should not distort the evidence provided by 
the fabric. 

Location (Article 9) 
A building or work should remain in its historical location. 

Contents (Article 10) 
Contents, fixtures and objects contributing to the cultural significance of a place should be 
retained at that place. 

Change (Article 15) 
The contribution of all periods to the place must be respected, unless what is removed is of 
slight cultural significance and the fabric which is to be revealed is of much greater cultural 
significance. 
 
Removed significant fabric should be reinstated when circumstances permit. 

Adaptation (Article 21) 
Adaptation is acceptable where it does not substantially detract from the cultural significance 
of the place and involves the minimal change to significant fabric. 

New Work (Article 22) 
New work may be acceptable where it does not distort or obscure the significance of a place. 
 
New work should be readily identifiable as such on close inspection. 

Use and Conserving Use (Article 7 and Article 23) 
Where the use of a place is of cultural significance it should be retained and a place should 
have a compatible use. 
 

                                                
19 The Burra Charter: The Australia ICOMOS Charter for the Conservation of Places of Cultural Significance 1999. 
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Modifying or reinstating a significant use may be appropriate and a preferred form of 
conservation. 

Managing Change (Article 27) 
Existing fabric, use, associations and meaning should be recorded before disturbance occurs. 

Disturbance of Fabric (Article 28) 
Minimal disturbance of fabric may occur in order to provide evidence needed for the making 
of decisions on the conservation of the place. 

Responsibility for Decisions (Article 29) 
The decision-making procedure and individuals responsible for policy decisions should be 
identified. 

Direction, Supervision and Implementation (Article 30) 
Appropriate direction and supervision should be maintained at all stages of the work. 

Records (Article 32) 
A record should be kept of new evidence and future decisions and made publicly available. 

Removed Fabric (Article 33) 
Removed significant fabric should be catalogued and protected in accordance with its cultural 
significance.  Where possible it should be stored on site. 
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7. CONSERVATION POLICIES 
Conservation in some instances can be regarded as the management of change.  In such 
instances it seeks to safeguard that which is significant to an item within a process of change 
and development.  It is essential to establish criteria, policies and recommendations of the 
conservation, and on-going use of the item to ensure best practice heritage management.  
Within this framework owners and managers of the item will be able to formulate suitable 
proposals, and planning authorities will be able to assess those proposals against the site 
specific criteria.  
 
The conservation policies are intended to assist in the ongoing use, maintenance and 
conservation of the site.  These policies are intended to manage change, rather than prohibit 
it.  Each policy is supported by a series of guidelines, which will ensure that future decisions 
are made in an informed manner, ensuring the significance of the place.  

7.1 Current and Potential Future Use 

Background 
The Bushells Building is a landmark within the historic The Rocks area.  The building is 
important for its warehouse/factory character and its historical association with the Bushells 
tea company – a company that has become synonymous with Australian cultural identity 
through prolific and successful marketing campaigns or branding over the last century and 
because of its ubiquitous brand name product.  It also played an important social role by 
providing a source of employment, to both men and women, predominantly from The Rocks, 
for over 50 years.   
 
The building was maintained for the same use by the same company from 1923 to 1975.  The 
building was refurbished in 2000 for office use.  The external presentation of the building and 
key features of the interior such as the timber structural frame and mechanised distribution 
and processing features have been retained.  

Policy 1 
The building retains the ability to illustrate its designed purpose and use for Bushell’s 
Ltd, and is of interest for both its design and construction techniques, all of which 
have proven to be compatible with the adaptive reuse.  The historic significance of the 
building is derived from its historic associations, architectural historical value, and 
industrial archaeological value.  The long-term management of the building should 
continue to be undertaken with a full appreciation of the building’s significance as a 
SHR listed heritage item. 

Guidelines  

• Future uses should be compatible with the nature and significance of the building 
components and should enable the Bushells Building to remain a vital and important 
component of The Rocks precinct. 

• The adaptive re-use of all building components is acceptable, with compatible new uses 
selected that utilise the original character or permit a creative and responsible re-use of 
the fundamental architectural, functional and spatial characteristics. 

• The Foreshore Authority shall ensure that any new uses selected for the existing building 
shall adopt the principle of "loose fit", where the new use is adjusted as necessary to 
work within the available spatial and architectural configuration. 

• Future adaptation of the building's interior should ensure that the original fabric or 
significant architectural and spatial features are retained and interpreted as far as 
possible. 

• The detailed requirements of future new uses should not generate undue changes to the 
existing fabric that cannot be reversed in the long term, or which do not respect and work 
within the existing architectural framework. 

• Future subdivision of internal spaces, where appropriate, should continue to be 
undertaken in a secondary manner, using such items as partitions that can eventually be 
removed and which do not impact on the existing finishes or structural details.  At least 
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one large open (non-partitioned) space should be available, such as the conference 
facility currently on Level 6. 

• External alterations or additions are discouraged; however, if required to meet approved 
re-use or cultural tourism requirements, these should be of a minor nature, subservient to 
the primary architectural features and composition of the existing structure, and not 
impact on the timber structural frame and/or timber roof trusses. 

• The introduction of new services and associated fittings as part of approved re-use 
programs should be carried out with the minimum of disruption to the fabric and spaces. 

• Future uses that require an unacceptable degree of intervention for upgrading to 
ordinance compliance are to be avoided. 

7.2 Asset Management 

7.2.1 Sydney Harbour Foreshore Authority responsibilities 

Background 
The Bushells Building, as part of The Rocks, is owned by the Crown vested in the Foreshore 
Authority.  The Foreshore Authority has overall statutory responsibility for the management of 
the place.  Additional responsibilities derived from the NSW TAMS Guidelines are also 
recognised. 

Policy 2 
Sydney Harbour Foreshore Authority shall retain management of the Bushells Building 
as a single entity within the overall context of The Rocks precinct. 

Guidelines 

• The Foreshore Authority should ensure that conservation is its primary consideration in 
the overall management of the Bushells Building. 

• A program of regular monitoring should be established, related to the condition of the 
significant features of the Bushells Building identified in this CMP. 

• The intention, aims and policies of this CMP shall be disseminated through, and 
implemented by, relevant key staff of the Foreshore Authority. 

• The Foreshore Authority shall adequately assess the impact of proposed modifications to 
significant fabric, prior to the granting of development consent under the provisions of the 
EPA Act. 

• All recording, when required, should be undertaken and archived in accordance with the 
recording guidelines prepared by the NSW Heritage Office. 

• The Foreshore Authority should make this CMP a publicly accessible document. 
 

7.2.2 Total Asset Management Plans and CMPs 

Background 
This CMP will be one of the documents used by the asset owners, managers, leaseholder 
and tenants for management and maintenance of the Bushells Building.  It needs to be fully 
compatible with other relevant Foreshore Authority documents addressing the same property, 
including any current Maintenance Plans and Total Asset Management (TAM) Plans.   

Policy 3 
This Conservation Management Plan should be used to provide feedback to all future 
Management Plans for the same property. 

Guidelines 

• The Authority should include findings of this CMP into the Foreshore Authority’s asset 
management systems and plans, particularly TAM Plans and Maintenance Plans for the 
Bushells Building 
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7.2.3 Adoption, Endorsement and Review of the CMP20 

Background 
This CMP for the Bushells Building proposes a framework for the management of heritage 
issues in relation to upgrading and adaptive re-use projects and, into the long term, to ensure 
that the identified significance of the building is retained and maintained.  Circumstances will 
change over time as various recommendations are implemented and new use requirements 
emerge.  Conservation policies will need to respond to changing situations if they are to 
remain relevant. 

Policy 4 
This Conservation Management Plan should be adopted as the basis for the future 
heritage management of the building.  The conservation policies should be reviewed 
every five to ten years. 

Guidelines 

• Reviews of the CMP should be based on The Burra Charter and other guidelines 
prepared by the NSW Heritage Office. 

• Reviews should also take into account any other relevant legislation, planning 
frameworks, appropriate literature and widely recognised conservation practices and 
procedures. 

• Reviews should be undertaken by experienced conservation practitioners in conjunction 
with relevant ownership and management representatives. 

• Irrespective of the requirement to review the document every five to ten years, the CMP 
should remain as a valid basis for on-going heritage management until such reviews are 
completed. 

 

7.2.4 Approvals Process and Landowners Consent 

Background 
To prevent gradual loss of cultural significance through gradual change, a mechanism needs 
to be established for controlling any modifications by tenants to the significant fabric.  This will 
be achieved through the statutory requirements stipulated by the EPA Act.  The forms for 
development applications, Section 60 applications and Standard Exemption applications are 
available from the Foreshore Authority. 

Policy 5 
Prior to the lodgement of applications and the commencement of works the proponent 
should liaise with the Foreshore Authority’s heritage architect and obtain the consent 
of the Foreshore Authority as landowner.   

Guidelines 
• On endorsement of this CMP by the NSW Heritage Council, all works and activities 

specifically identified in Chapter 8 of this CMP will be exempt from further reference to 
the NSW Heritage Council.  The consent of the Authority is required prior to lodging an 
application for other works.  This part of the process is separate from approving the 
works and the Authority’s consent to lodge an application does not present the approval 
to actually undertake the works. 

• Prior to granting consent to a proposal, the Foreshore Authority in its capacities as both 
the land owner and the consent authority should be satisfied that there are no adverse 
heritage impacts associated with the proposal.   

• Where necessary, a heritage impact assessment and adequate documentation of the 
proposed works will be required to assist in the assessment. 

                                                
20 Adoption (the Foreshore Authority), Endorsement (NSW Heritage Council) and Review (the Foreshore Authority) 
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7.2.5 Tenancy 

Background 
To prevent the gradual loss of cultural significance through incremental change, a mechanism 
for controlling any modifications undertaken by tenants to the significant fabric needs to be 
established. 

Policy 6 
All tenants of the building should be made aware of the cultural significance of the 
item.  Tenants should be aware that existing or future uses need to be compatible with 
the significance of the building and its components and that required changes will 
need to be reversible (can be installed and removed without detrimental impact). 

Guidelines 

• Tenants shall comply with the guidelines of this CMP in planning and design of fitouts.  
Full compliance with the requirements of this CMP should be required for the Foreshore 
Authority’s consent to the proposed development.  This includes completion of the 
Schedules of Works as per the Chapter 8 of this CMP.  

• Tenants should be aware of the Foreshore Authority’s policies relating to cultural 
resource management. 

• Tenants should ensure an allocation of appropriate personnel under a clear management 
structure to undertake ongoing management of the building and its artefacts.  Clear 
delineation of responsibility in this regard is important. 

7.3 Management of Significance 

7.3.1 Retention of Significance 

Background 
The Bushells Building should continue to be conserved and used for purposes compatible 
with the importance and significance of its fabric.  The exterior of the building should be 
conserved and should not be modified.  The continued use and any adaptation for new uses 
of the building's interiors should have the utmost regard to the conservation of the building's 
fabric and the evidence of the building's previous use by Bushell’s Ltd.  

Policy 7 
The statement of significance should be adopted as the basis for heritage 
management.  All decisions should consider and seek to retain the values identified in 
the statement of significance. 

Guidelines 

• Evidence of the progressive evolution of the Bushells Building within the time frame of 
acknowledged cultural significance (1925-1975) should be respected and retained. 

• The significant aspects of the architectural character of the Bushells Building should be 
retained and conserved.  

• Future conservation, adaptation and maintenance of the Bushells Building should 
continue to be approached with the general principle of changing “as much as necessary 
but as little as possible”. 

• The exterior of the building should be conserved and should not be modified.   
• Structural alteration to the building components that impact on the integrity or significance 

of the Bushells Building should not occur. 
• Internal alterations and renovations are acceptable within the context of compatible use, 

however they should not impact on the significance of the internal original fabric and 
spatial qualities of the building, or the external presentation.   

• No externally mounted air-conditioning, ventilation equipment, water heaters, 
telecommunication equipment, or other service components should be visible from the 
street or impact negatively on the façade.  
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7.3.2 Appropriate Conservation Skills and Experience 

Background 
The skills and experience required and creative approaches taken in the context of a 
conservation project are quite different to those applied to the design and construction of new 
buildings.  The Burra Charter encourages the use of skilled and appropriate professional 
direction and supervision from a range of disciplines for conservation activities. 

Policy 8 
Appropriate conservation skills and experience should be employed for 
documentation and supervision within project teams to deal with any future programs 
of conservation and upgrading of the building components of the Bushells Building. 

Guidelines 

• Appropriate professional skills and experience assembled to work on the detailed 
conservation of the building could include, as appropriate, researchers, archaeologists, 
conservation architects, structural engineers, building code compliance advisers, 
materials conservation specialists and cost planners. 

• Building contractors, project managers and trades personnel who are experienced with 
working on historic buildings should be selected to work on the project. 

 

7.3.3 Conservation of Significant Fabric 

Background 
One of the key objectives of contemporary conservation practice is that as much of the 
significant original fabric of the building should be retained and conserved in order to preserve 
the essential integrity of the heritage resource for future generations.  While any conservation 
activity will affect the building in some way, the aim, consistent with responsible re-use or 
management aims, should be to minimise the work necessary.  In this way the authenticity of 
the item will be retained as far as possible within a process of evolutionary change and good 
maintenance practice.  Article 3 of The Burra Charter indicates that conservation is based on 
a respect for the existing fabric of a place and should therefore involve the least possible 
physical intervention in order not to distort the evidence provided by the fabric. 
 
The existing building fabric of the Bushells Building both internally and externally is, in the 
limitations of the visual inspection, good. 

Policy 9 
Extant significant building fabric, both internally and externally should be retained and 
conserved, in accordance with the levels of significance identified in Section 5.0 
Grading of Significance and in accordance with particular actions specified in Section 
7.3.5 Element Specific Policies of this CMP. 

Guidelines 

• External and internal fabric, which has been identified as of Exceptional or High 
significance should be retained and conserved. 

• No conservation or maintenance work should alter or negatively impact on the elements 
of the external façades or internal fabric/space that have been identified as elements of 
High or Exceptional level of significance.  

• Aged building fabric that is not likely to be causing on-going deterioration should not be 
repaired for visual reasons if by doing so the patina of age and ability to successfully 
interpret various stages of use is degraded. 

• Where repairs or alterations are required, new material should closely match original or 
adjacent materials.  However, evidence of change should be identifiable on close 
inspection. 

• All structural elements will need to be retained as existing, with appropriate maintenance.  
No original structural members should be removed, other than to re-instate significant 
architectural elements.  All original doors, windows, floors, balustrades, staircases and 
associated landings, industrial artefacts and interpretative signage should be retained, 
with appropriate maintenance. 
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• Where it is clear that original or significant fabric has been removed it is considered 
appropriate if proposed to adaptively reconstruct based on documentary evidence.  

• All hazardous fabric has been assumed to have been removed. 
• Redundant but significant equipment, fittings and fixtures are to be retained on site in 

their existing location. 
• Intervention into any building fabric should respect the integrity of the extant material, be 

carefully controlled, and be limited to that required by the proposed works. 
• The conservation of particular materials requires due consideration and the expertise of 

appropriately experienced personnel.  The NSW Heritage Office ‘Maintenance Series’ 
provides general advice as to the cause, treatment and remediation of various traditional 
building materials.  These publications can be sourced from the NSW Heritage Office. 

• While the Foreshore Authority is liable for the execution of works identified in the Section 
8.2 –Schedule of Conservation Works of this CMP, the Foreshore Authority may, as part 
of a tenancy contract, require tenants to execute the required works and provide 
auditable trace of the completion of required works.  

 

7.3.4 Conservation of Significant Spaces 

Background 
The significance of various spaces of the Bushells Building is characterised by the timber 
structural frame and dispersed in-situ items of historic machinery associated with the 
processing and distribution of materials.  These demonstrate both the construction technology 
of the building and the historic use associations.  A comprehensive interpretation program 
amply supports the intrinsic demonstrable values of these elements.  The existing fitouts in 
general work to reveal rather than conceal these significant elements.  This philosophy should 
continue into the future. 

Policy 10 
The spatial qualities of the Bushells Building contribute to its significance and 
interpretation and therefore should be conserved, as part of the on-going use, on-
going management and any future development strategy. 

Guidelines 

• The in situ retention and display of the historic machinery and artefacts is important in the 
understanding of the heritage values of the building.  Any conflicts between their retention 
and occupational health and safety issues should be addressed as part of the risk 
management programs. 

• Partitioning should be determined by the existing grid of structural columns. 
• As much open office planning as feasible is encouraged. 
• Partitioning should not be full floor/ceiling height throughout on Ground and Levels 1-5, 

and the underside of the ceiling and roof trusses should be open to view on Level 6. 
• Partitioning should not obstruct window openings. 
• A focus of public activity such as currently available by the ground floor café use should 

continue. 
• The existing layout of service lifts in the adjoining atrium should continue.  
• Services should continue to be clustered together and concealed as is practicable.  
• If window coverings are required, Holland blinds should be installed.  These should be of 

a consistent colour throughout the building.  Neutral colours compatible with the painted 
joinery colour are preferable. 

 

7.3.5 Element Specific Policies 

Background 
In addition to general policies applicable to all areas of the site, a strategic direction for 
management of individual elements was considered appropriate to the level of significance of 
each element and the condition of fabric.   
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Policy 11 
Surviving segments of the historic built fabric and other site elements shall generally 
be retained and conserved in accordance with the levels of significance identified in 
Section 5.1 of this CMP – Grading of Significant Elements and Spaces, and managed in 
accordance with Element Specific Conservation Policies presented in the Table in 
Section 7.3.5 of this CMP. 

Guidelines 
The following schedule contains conservation policy statements for specific individual 
elements of the Bushells Building.  The conservation actions should not attempt to recreate a 
particular situation from the history, but acknowledge past and recent changes and 
modifications as evidence of technological advancements and evolution of the use of the 
place.  
 

Element Specific Conservation Policies 
The Bushells Building – Exterior 

East Elevation – Harrington Street 

Element Significance Policy 

Fenestration pattern Exceptional Retain and conserve 

Brickwork and cement 
render 

Exceptional Original fabric. Retain and conserve 

Windows WG/13-16 Low Non-original fabric. Retain or replace as 
required with consideration of the historical 
precedent. Conserve adjacent original fabric 

Windows WG/9-16, W1/9-
16, W2/9-16, W3/9-16, 
W4/9-16, W5/9-16, W6/9-16 

Exceptional Original fabric. Retain and conserve in situ 

Door DG/10 Exceptional Original fabric. Retain and conserve in situ 

Door DG/11 Low Non-original fabric. Retain or remove as 
required. Conserve adjacent original fabric 

Awning over DG/11 Low Non-original fabric. Retain or remove as 
required 

Steel Roller Shutters DG8 & 
DG9 

Low Non-original fabric. Retain or remove as 
required. Conserve adjacent original fabric 

Retractable canvas 
awnings WG/13-16 

Low Non-original fabric. Retain or remove as 
required 

Downpipes  Medium Early fabric. Conserve as necessary 

Steel awing brackets High Original fabric. Retain and conserve in situ 

Wall ventilators High Original fabric. Retain and conserve in situ 

West Elevation – Gloucester Street 

Fenestration pattern Exceptional Retain and conserve 

Brickwork and cement 
render 

Exceptional Original fabric. Retain and conserve 

Doors D1/1 & D1/2 & D1/11 Low Non-original. Retain or replace as required.  
Conserve adjacent original fabric  

Windows W1/2-8 Low Non-original. Retain or replace as required.  
Conserve adjacent original fabric 
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Element Specific Conservation Policies 
The Bushells Building – Exterior 

East Elevation – Harrington Street 

Element Significance Policy 

Windows W2/1-8, W3/1-8, 
W4/1-8, W5/1-8, W6/1-8  

Exceptional Original fabric. Retain and conserve in situ 

Pavement lights Exceptional Original fabric. Retain and conserve in situ 

Downpipes  Moderate Early fabric. Conserve as necessary 

Ventilators High Original fabric. Retain and conserve in situ 

North Elevation –  

Brickwork  High Original fabric. Retain and conserve 

‘Switch to tea’ sign High Conserved fabric. Retain and conserve 

South Elevation –  

Brickwork and cement 
render 

High Original fabric. Retain and conserve 

Windows W1/17-21, W2/17-
21, W3/17-21, W4/17-21, 
W5/17-21, W6/17-21 

Exceptional Original fabric. Retain and conserve in situ 

Doors D1/14, D2/13, D3/13, 
D4/13, D5/13, D6/13 

Low Non-original. Retain or replace as required.  
Conserve adjacent original fabric 

Ventilators High Original fabric. Retain and conserve in situ 

Roof 

Timber structural roof 
Frame 

Exceptional Original fabric. Retain and conserve in situ 

Galvanised steel roof 
materials, flashings, gutters, 
downpipes, and walkways  

Low Non-original fabric. Replace as required 

Ridge ventilators High Reconstruction of original fabric. Retain and 
conserve in situ 

Four southern chimneys 
and tin louvred vents 

High Original fabric. Retain and conserve in situ 

Dormer roof lights High Original/early fabric or reconstruction of 
original. Retain and conserve in situ 

Former water tank room – 
below roof 

Exceptional Original/early fabric. Retain and conserve in 
situ 

Former water tank room – 
louvred panels  

Low Non-original fabric. Replace as required or 
reconstruct original details 

Functioning plant and 
equipment and housing 

Low Non-original fabric. Replace as required 

Lift motor room and 
redundant plant and 
machinery (subject to 
confirmation 

High Original/early fabric. Retain and conserve in 
situ 
Refer to Note E below 

Atrium roof Low Non-original fabric. Replace as required 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Ground Floor and Basement – Car parking and cafe tenancy 

Spatial organization 
generally 

Low Retain general character of open plan area as 
appropriate within the context of the overall 
planning of uses of the building as this floor 
can support more change without detrimental 
impact than the upper floors. 
Continue to define the historic south light well 
area as a discrete element within the floor 
plate.  

Significant historic uses  Low Retain relative location of conserved in situ 
industrial artefacts throughout. 
Vehicle access/egress should continue using 
the Harrington Street vehicle points. 
Stairs No. 1 & 2 should continue as primary 
historic stairwells. 
Historic use of paired toilet blocks on the 
north wall should continue. 
Historic use of the area around Stair No. 1 for 
distinct and well-defined use should continue 
Harrington Street entry should continue as the 
primary address for the building 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Reinforced concrete 
columns 

High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or remove as 
required 
Refer to Note G below 

Ceiling framing and surface 
finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric.  Retain or remove as 
required 
Refer to Note H below 

Concrete floor  Low Non-original fabric. Retain, remove or replace 
as required 

Stair No. 1 High Original main entry. Retain and conserve 
fabric in situ.  Continue historic use 

Stair No. 2 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Industrial Artefacts A2.14 & 
A2.11 

High Original fabric. Retain and conserve fabric 
Refer to Note C below 

Industrial Artefacts A2.8 & 
AG.3 

High Original fabric. Retain in situ and conserve 
fabric  
Refer to Note A below 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Historic signage High Bushells era fabric. Retain and conserve 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows WG13-16 Moderate Refer to exterior schedule 

Doors DG/8-11 High to Low Refer to exterior schedule 

Doors DG/12-14 Low Non-original fabric. Retain or remove as 
required 

Internal doors Low Non-original fabric. Retain or remove as 
required 

Sliding fire doors High Original fabric. Retain and conserve fabric in 
situ in their open position 

Display Cases (South Wall) Moderate Non-original fabric. Retain for uses 
associated with interpretation of the building 

South Lift Lobby Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Lift Motor 
Rooms 

Low Non-original space and fabric. Retain or 
replace as required 

Pump Rooms 1 & 2 Low Non-original space and fabric. Retain or 
replace as required 

Sprinkler & fire hydrant Low Non-original fabric. Retain or replace as 
required 

Level 1 – Office tenancy 

Spatial organization 
generally 

High Retain general character of the open plan 
area 
Insert new uses necessitating physical 
change at the north-west corner of the floor 
plate 
Continue to define the historic north and 
south light well areas as discrete elements 
within the floor plate 

Significant historic use  High Retain relative location of industrial artefacts 
throughout 
Stairs No. 1 & 2 should continue as primary 
historic stairwells 
Historic use of paired toilet blocks on the 
north wall adjacent the former light well 
should continue 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Reinforced concrete 
columns 

High Original fabric. Retain and conserve fabric 
Refer to Note I below 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note G below 

Ceiling structure and 
surface finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note H below 

Concealed timber flooring High  Original fabric. Retain and conserve fabric 
Refer to Note F below 

Concrete floor topping Low Non-original fabric. Retain, remove or replace 
as required 
Refer to Note F below 

Stair No. 1 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 2 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 3 Low Non-original fabric/space. Retain or remove 
as required 

Stair No. 4 Low Non-original fabric/space. Retain or remove 
as required 

Industrial Artefacts A1.1, 
A1.2, & A1.3 

High Original fabric. Retain in situ and conserve 
fabric 
Refer to Note A below 

Historic signage High Bushells era fabric. Retain and conserve 
fabric 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows W1/2-21 High Refer to exterior schedule 

Windows W1/17-21 High Original fabric. Retain and conserve fabric 

Doors D1/1-2 & D1/11 Low Refer to exterior schedule 

Internal doors Low Non-original fabric. Retain or remove as 
required 

Sliding fire doors High Original fabric. Retain and conserve fabric in 
situ in their open position 

South Atrium Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Lift Motor Room Low Non-original space and fabric. Retain or 
remove as required 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Level 2 – Office tenancy 

Spatial organization 
generally 

High Retain general character of the open plan 
area 
Insert new uses necessitating physical 
change at the north-west corner of the floor 
plate 
Continue to define the historic north and 
south light well areas as discrete elements 
within the floor plate 

Significant historic use  High Retain relative location of industrial artefacts 
throughout 
Stairs No. 1 & 2 should continue as primary 
historic stairwells 
Historic use of paired toilet blocks on the 
north wall adjacent the former light well 
should continue 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note G below 

Ceiling structure and 
surface finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note H below 

Concealed timber flooring High  Original fabric. Retain and conserve fabric 
Refer to Note F below 

Concrete floor topping Low Non-original fabric. Retain, remove or replace 
as required 
Refer to Note F below 

Stair No. 1 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 2 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 3 Low Non-original fabric/space. Retain or remove 
as required 

Stair No. 4 Low Non-original fabric/space. Retain or remove 
as required 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Industrial Artefacts A2.1, 
A2.2, A2.3, A2.5, A2.6, 
A2.7, A2.8, A2.9, A2.10, 
A2.11, A2.12, A2.13, & 
A2.14 

High Original fabric. Retain in situ and conserve 
fabric 
Refer to Note A below 
Refer to Note B below 
Refer to Note C below 
Refer to Note D below 

Bushells tea sign on 
hopper A2.11 

High Bushells era fabric. Retain and conserve 
fabric 

Other historic signage  High Bushells era fabric. Retain and conserve 
fabric 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows W2/1-16 High Refer to exterior schedule 

Windows W2/17-21 High Original fabric. Retain and conserve fabric 

Doors Low Non-original fabric. Retain or remove as 
required 

Sliding fire doors High Original fabric. Retain and conserve fabric in 
situ in their open position 

South Atrium Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Shafts Low Non-original space and fabric. Retain or 
remove as required 

Level 3 – Office tenancy 

Spatial organization 
generally 

High Retain general character of the open plan 
area 
Insert new uses necessitating physical 
change at the north-west corner of the floor 
plate 
Continue to define the historic north and 
south light well areas as discrete elements 
within the floor plate 

Significant historic use High Retain relative location of industrial artefacts 
throughout 
Stairs No. 1 & 2 should continue as primary 
historic stairwells 
Historic use of paired toilet blocks on the 
north wall adjacent the former light well 
should continue 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Reinforced concrete 
columns 

High Original fabric. Retain and conserve fabric 
Refer to Note I below 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note G below 

Ceiling structure and 
surface finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note H below 

Concealed timber flooring High  Original fabric. Retain and conserve fabric 
Refer to Note F below 

Concrete floor topping Low Non-original fabric. Retain, remove or replace 
as required 
Refer to Note F below 

Stair No. 1 Moderate 
Low 

Original stairwell.  Continue historic use.  
Non-original fabric.  Retain or remove as 
required 

Stair No. 2 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 3 Low Non-original fabric/space. Retain or remove 
as required 

Industrial Artefacts A3.1, 
A3.2, A3.3, A3.4, A3.5, 
A3.6, A3.7, & A3.8, 

High Original fabric. Retain in situ and conserve 
fabric 
Refer to Note A below 
Refer to Note B below 

A3.6 floor boxing Low Non-original fabric. Retain or remove as 
required 

Historic signage High Bushells era fabric. Retain and conserve 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows W3/1-16 High Refer to exterior schedule 

Windows W3/17-21 High Original fabric. Retain and conserve fabric 

Doors Low Non-original fabric. Retain or remove as 
required 

Sliding fire doors High Original fabric. Retain and conserve fabric in 
situ in their open position 

South Atrium Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Shafts Low Non-original space and fabric. Retain or 
remove as required 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Level 4 – Office tenancy 

Spatial organization 
generally 

High Retain general character of the open plan 
area 
Insert new uses necessitating physical 
change at the north-west corner of the floor 
plate 
Continue to define the historic north and 
south light well areas as discrete elements 
within the floor plate 

Significant historic use High Retain relative location of industrial artefacts 
throughout 
Stairs No. 1 & 2 should continue as primary 
historic stairwells 
Historic use of paired toilet blocks on the 
north wall adjacent the former light well 
should continue 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or replace as 
required 
Refer to Note G below 

Ceiling structure and 
surface finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or remove as 
required 
Refer to Note H below 

Concealed timber flooring High  Original fabric. Retain and conserve fabric 
Refer to Note F below 

Concrete floor topping Low Non-original fabric. Retain, remove or replace 
as required 
Refer to Note F below 

Stair No. 1 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 2 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 3 Low Non-original fabric/space. Retain or remove 
as required 

Industrial Artefacts A4.1, 
A4.2, A4.3, A4.4, A4.5, 
A4.6, A4.7, A4.8, & A4.9 

High Original fabric. Retain in situ and conserve 
fabric 
Refer to Note A below 
Refer to Note B below 
Refer to Note C below 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

A4.6 floor boxing Low Non-original fabric. Retain or remove as 
required 

Historic signage High Bushells era fabric. Retain and conserve 
fabric. 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows W4/1-16 High Refer to exterior schedule 

Windows W4/17-21 High Original fabric. Retain and conserve fabric 

Doors D4/1-13 Low Non-original fabric. Retain or remove as 
required 

Sliding fire doors High Original fabric.  Retain and conserve fabric in 
situ in their open position 

South Atrium Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Shafts Low Non-original space and fabric. Retain or 
remove as required 

Level 5 – Office tenancy 

Spatial organization 
generally 

High Retain general character of the open plan 
area 
Insert new uses necessitating physical 
change at the north-west corner of the floor 
plate 
Continue to define the historic north and 
south light well areas as discrete elements 
within the floor plate 

Significant historic use High Retain relative location of industrial artefacts 
throughout 
Stairs No. 1 & 2 should continue as primary 
historic stairwells 
Historic use of paired toilet blocks on the 
north wall adjacent the former light well 
should continue 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or remove as 
required 
Refer to Note G below 

Ceiling structure and 
surface finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or remove as 
required 
Refer to Note H below 

Concealed timber flooring High  Original fabric. Retain and conserve fabric 
Refer to Note F below 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Concrete floor topping Low Non-original fabric. Retain, replace or remove 
as required 
Refer to Note F below 

Stair No. 1 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 2 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 3 Low Non-original fabric/space. Retain or remove 
as required 

Industrial Artefacts A5.1, 
A5.2, A5.3, A5.4, A5.5, & 
A5.9 

High Original fabric. Retain in situ and conserve 
fabric 

Picnic sign High Original fabric. Retain and conserve fabric 

Other historic signage High Bushells era fabric. Retain and conserve 
fabric 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows W5/1-16 High Refer to exterior schedule 

Windows W5/17-21 High Original fabric. Retain and conserve fabric 

Doors Low Non-original fabric. Retain or remove as 
required 

Sliding fire doors High Original fabric. Retain and conserve fabric in 
situ in their open position 

South Atrium Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Shafts Low Non-original space and fabric. Retain or 
remove as required 

Level 6 – Office tenancy 

Spatial organization 
generally 

High Retain general character of the open plan 
area 
Insert new uses necessitating physical 
change at the north-west corner of the floor 
plate 
Continue to define the historic north and 
south light well areas as discrete elements 
within the floor plate 

Significant historic use High Retain relative location of industrial artefacts 
throughout 
Stairs No. 1 & 2 should continue as primary 
historic stairwells 
Historic use of paired toilet blocks on the 
north wall adjacent the former light well 
should continue 
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Element Specific Conservation Policies 
The Bushells Building – Interior 

Element Significance  Policy 

Timber structural frame High Original fabric. Retain and conserve fabric 
Refer to Note I below 

Wall structure and surface 
finishes  

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or remove as 
required 
Refer to Note G below 

Roof structure and surface 
finishes 

High 
Low 

Original fabric. Retain and conserve fabric 
Non-original fabric. Retain or remove as 
required 
Refer to Note H below 

Concealed timber flooring High  Original fabric. Retain and conserve fabric 
Refer to Note F below 

Concrete floor topping Low Non-original fabric. Retain, remove or replace 
as required 
Refer to Note F below 

Stair No. 1 Moderate 
Low 

Original stairwell. Continue historic use.  
Non-original fabric. Retain or remove as 
required 

Stair No. 2 Moderate 
Low 

Original stairwell.  Continue historic use.  
Non-original fabric.  Retain or remove as 
required 

Stair No. 3 Low Non-original fabric/space. Retain or remove 
as required 

Industrial Artefacts A6.1, 
A6.2, A6.4, & A6.9 

High Original fabric. Retain in situ and conserve 
fabric 
Refer to Note A below 
Refer to Note D below 

Historic signage High Bushells era fabric. Retain and conserve 
fabric 

Interpretative signage Moderate Retain or replace within a co-ordinated 
interpretation program 

Windows W6/1-16 High Refer to exterior schedule 

Windows W6/17-21 High Original fabric. Retain and conserve fabric 

Doors Low Non-original fabric. Retain or remove as 
required 

Dormer roof lights High Original fabric. Retain and conserve fabric 

Sliding fire doors High Original fabric. Retain and conserve fabric in 
situ in their open position 

South Atrium Low Non-original fabric. Retain historic association 
with lightwell 

Lifts 1-3 & Shafts Low Non-original space and fabric. Retain or 
remove as required 
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Element Steel Box Elevator A2.5-A6.5  
Timber Box Elevators A1.3-A5.3 & A1.4-A6.4 

Note A  

These items must be given particular care by occupants.  Partitions and furniture must be 
kept clear of at least some sides to allow their aesthetic appreciation.  

Fire and lighting services have been installed in both elevator shafts so access for 
maintenance purposes will be required on an intermittent basis.  Service personnel must be 
instructed to take particular care to not damage the fabric.  Glazed access panels have been 
integrated into the box elevator shaft, in part, for this purpose.  The steel framed elevator 
allows access via existing sliding doors.  Again, these are robust but care must be taken as 
they do not slide easily. 
 
Element Spiral (Tea Chest) Chutes A2.6, A3.5, A3.6, A4.6, A4.7 

Note B  

Particularly important to the appreciation of the chutes is their need to remain uncluttered by 
office workstations and other furniture.  This principle must be observed during planning of 
fitouts. 

Glazed viewing panels have been incorporated in some of the enclosing joinery.  These are 
to been kept clear at all times to allow appreciation of the artefact. 
 
Element Tea Hoppers A2.8-A.2.9, A2.11, A2.12-A2.14 

Note C  

Tea hoppers A2.12 & A2.13 on Level 2 have been transformed into useable rooms under the 
redevelopment works but with their basic form and location retained.  It is important for the 
appreciation of the function of this floor that they remain recognisable as tea mixing hoppers 
and remain located where they sit. Some have been removed from this floor but their 
locations recorded on the ceiling of Level 1 by retaining their outlets in place. Care should be 
taken to ensure that these outlets are not dislodged, obscured or relocated by future works. 
Similarly, future alterations by tenants are not to remove any more of the remaining hopper 
carcasses. 

Hopper A2.11 is the only one with fabric remaining intact and should be preserved this way. 

Hopper A2.14 relocated in the Café was not considered essential for retention on Level 2 but 
still serves some value in providing a record of what had existed.  Whilst it may be modified to 
suit the needs of the retail tenancy, it should not be removed from the building without  

appropriate authorisation. 
 
Element Lifts AG.4-A6.4,   

Passenger and Goods Lifts AG.1/2-A6.1/2 

Note D  

The former Goods Lift (AG.4-A6.4) in the north west corner and the former Passenger and 
goods Lift (AG.1/2-A6.1/2) represent important historical and sculptural elements within the 
building.  They have been adapted for re-use by the recent redevelopment in a manner that 
has maximised the retention of original fabric.  As such any proposed uses or changes by 
prospective tenants must be approved.  Some sections of both have been reconstructed 
because of the high degree of previous deterioration.  It should be noted that the door heights 
on the passenger/goods lift were raised to account for the new finished floor level height. 
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Element Roof Level Lift Motor Room 

Note E  

The Tanner & Associates Pty Ltd, ‘Bushells Building Redevelopment Management Plan’ 2001 
noted the former Lift Motor Room to the passenger/goods lift located on the roof had been 
reused as an artefact store for the storage of items removed from their position in the building 
during the redevelopment works and deemed significant enough to be retained.  The old lift 
machinery, while of no significant heritage merit was retained and advised to be conserved.  
The Lift Motor Room over the former Goods Lift in the north-west corner was been retained 
on the same basis.  It was not permitted to inspect the Lift Motor Room and the above advice 
needs to be affirmed when it is convenient to do so. 
 
Element Flooring 

Note F  

The original timber boarded floors have been concealed with a concrete topping for structural, 
fire and acoustic reasons.  The topping is reversible however, as it has been laid over a 
heavy-duty plastic membrane separating the two surfaces. 

The existing floors must not be disturbed or drilled through for fitout or any other purpose 
without consent from the building owner.  Every effort is to be made to locate future services 
requirements within existing penetrations and risers so as minimise the destruction of 
historical building fabric. 
 
Element Wall structure and surface finishes 

Note G  

Any form of demolition of existing wall fabric including new openings or penetrations in walls 
must receive prior development consent.  Similarly, wall surfaces must be maintained with 
their current finish unless otherwise approved ie, painted brick surfaces are to remain so and 
the few rendered surface which exist, also remain as they are. 

Wall hangings, works of art or other fittings should be fixed with the minimum number of 
fixings, and shall be into the mortar joints of walls as these can be discretely patched once 
the fittings are removed.  No chasing into brickwork is to be undertaken as later patching is 
highly visible and non-reversible. 

Existing wall vents in external walls have been sealed for air conditioning and acoustic 
purposes and are not to be tampered with.  Similarly, while existing exhaust cavities have 
been retained in the recent redevelopment, they have been smoke sealed at each floor level 
and should not be disturbed. 

Some areas of walls retain evidence of original fixtures ie, timber grounds, fixing points and 
sections of structural brackets used to support machinery.  No attempt is to be made to 
remove or conceal these as they are demonstrative of the building’s history. 
 
Element Ceiling structure and surface finishes 

Note H  

The integrity of the existing ceilings must be strictly conserved as they contribute significantly 
to the buildings’ character and history. 

Structural modifications, no matter how minor must not be undertaken without approval. 

Fixing of items to the timber structure by occupants must also receive approval.  In general 
terms only essential items relating to the buildings’ services requirements should be fixed into 
the structure.  Ceilings must not become perforated with disused fixing points and fillings as 
this will obscure existing evidence of past machinery suspension points. 

Ceiling timbers must not be painted.  
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Level 1 ceiling contains remnants, including signage, of outlets from hoppers that have been 
removed from Level 2.  These must be conserved and not obscured as they provide 
important evidence of the buildings’ past function now that the hoppers have been relocated. 

Timber mounting plates are scattered throughout ceilings on most levels.  These provide 
evidence of former machinery and conveyor locations and must not be moved or removed 
without approval.  

Existing steel beams within the ceiling plane on some levels provide important evidence of 
the building past workings.  These are not to be concealed or modified in any manner.  They 
should not be drilled into for the fixing of services as it will in future be difficult to determine if 
these are original or new fixing perforations.  They should preferably not be painted. 
 
Element Column structure and surface finishes 

Note I  

Some timber columns contain bracket fixings from the mounting of former machinery. These 
have been retained as evidence of the building past character and use; they are not to be 
interfered with or obscured.  

New fixings into columns for partitioning or any other purpose must receive approval from the 
building owner, as additional fixings into the timber cannot be fully concealed once the fitting 
is removed. 

Columns with signage are not be obscured with new partitions. 
 

7.3.6 On-going Maintenance and Repair 

Background 
The nature of any built structure is that its fabric will deteriorate due to the effects of age, 
weather and use.  To ensure the on-going conservation of significant building fabric, a regular 
maintenance schedule should be implemented, which provides for regular inspection and for 
remedial action to be taken where necessary. 

Policy 12 
The significant fabric of the Bushells Building should be maintained by the 
implementation of the short, medium and long-term maintenance program outlined in 
Section 8.  As a necessary minimum, the ongoing maintenance should include works 
that will ensure that each element retains its current level of significance and not allow 
the loss of significance due to the deterioration of fabric. 

Guidelines 

• The building fabric and services should be subject to continuing care and maintenance by 
the Foreshore Authority. 

• In addition to regular maintenance activities, prompt preventative action and repair should 
be taken as necessary. 

• Prevention of continuing deterioration should take priority over widespread repair or 
reconstruction. 

• Inspection and maintenance works should only be conducted by those with professional 
knowledge and demonstrated experience with buildings and materials of this nature. 

• No maintenance work or repairs should negatively impact on significant fabric. 
• While the Foreshore Authority is liable for the execution of works identified in the Section 

8.3 –Schedule of On-going Maintenance Works of this CMP, the Foreshore Authority 
may, as part of the tenancy contracts, require tenants to execute the required works and 
provide auditable trace of the completion of required works.  
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7.3.7 Retention of Fixtures and Fittings 

Background 
The displayed and interpreted items of historic machinery are relics of the building’s historic 
use that contribute to the special character of the building’s spaces and the building as a 
whole and should continue to be conserved. 

Policy 13 
Features and fixtures associated with the building’s historic use by Bushell’s Ltd are 
to be retained and conserved. 

Guidelines 

• The retention and conservation of these features and fixtures should be considered as 
part of the design work for future adaptive re-use programs. 

 

7.3.8 Interpretation 

Background 
Interpretation of historic places essentially reveals long-term connections and cohesions 
which underpin our cultural identity.  To "interpret" a historic place, in its geographic and 
physical setting, is to bring its history to life to increase the public’s understanding, and, 
through this extended understanding, to give them an enhanced perception of the 
significance of the place. 
 
Due to its history, significance and setting in The Rocks area the Bushells Building is 
promoted for its cultural values and this is supported by a comprehensive interpretation 
strategy. 

Policy 14 
The heritage significance of the Bushells Building and its components should continue 
to be interpreted by the existing interpretative scheme or one of comparable stature. 

Guidelines 

• One of the primary components of the conservation management of the Bushells Building 
should be to continue to make the values of its cultural significance physically, 
intellectually and/or emotively accessible to the public.   

• The ongoing management of the Bushells Building should continue to maintain and 
monitor the effectiveness of the interpretation strategy, which reveals the cultural 
significance of the place to employees and public alike. 

7.4 New Work Policies 

7.4.1 Integration of New Work 

Background 
Because of the significance of the Bushells Building scope for new development is limited.  In 
general, no external alterations or additions should occur, except minor additions for services 
within the roofscape and reconstruction of the awning of DG/10 if required.  Within the 
general principles outlined in this CMP, some relatively minor internal alterations could occur.  
These should generally be confined to the less significant areas and should only affect limited 
amounts of original fabric.  New work should be carefully designed and integrated with the 
original character of the significant components. 

Policy 15 
The introduction of new fabric should be undertaken in such a manner that it does not 
result in a lessening of the cultural significance of the building.  New work should be 
identifiable as such and should, wherever possible, be capable of being removed 
without damage to significant fabric or spaces. 
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Guidelines 

• When a new function is being introduced, a new architectural vocabulary of details and 
materials may be adopted to complement the existing architectural character. 

• Any new development should be carried out only within the existing building envelope. 
• Period detailing should be used to reconstruct elements for which there is clear evidence 

of the original detail, either remaining in the fabric or in documents. 
• Where there is no evidence of the original detail, it is not necessary or appropriate to 

invent a period detail unless the original character of the space is to be recreated and the 
new element is required to blend in. 

• Careful detailing will ensure minimal damage to the significant fabric and will allow for 
reversibility. 

• Where a function is being re-established, new fittings and fixtures may be adopted to 
complement the existing architectural character. 

 

7.4.2 Integration of Services 

Background 
Despite being refurbished in 2000, further adaptations of existing fabric may be required for 
practical reasons such as installation of new services and equipment, the need to meet 
evolving fire safety and other statutory requirements, and for securing a viable use if the 
current tenancy uses change. 

Policy 16 
The extension or alteration of existing services in the Bushells Building is acceptable 
in the context of re-use, but should not have a detrimental impact on the significance 
of the building components as a whole. 

Guidelines 

• Any proposed upgrading of services should be carefully planned.  The preparation of 
schematic layouts is not sufficient and service routes must be planned so as not to 
damage the significant fabric or disrupt significant spaces. 

• Any upgrading of services is subject to the proper approval process. 
• Existing or old service chases or conduits should be re-used in preference to new chases.  

Services should be rationalised, grouped and treated to minimise intrusion.  
• Areas previously modified for services should be re-used, in preference to modifying 

significant fabric. 
• Intervention into any building fabric should respect the integrity of the extant material, be 

carefully controlled, and be limited to that required by the proposed works. 
• Brackets or fixings for services should not damage significant fabric. 
• No externally mounted air-conditioning, ventilation equipment, water heaters, 

communication equipment or service components should be visible from the street or 
impact negatively on the façades and roof.  

 

7.4.3 Ordinance Compliance 
The Building Code of Australia (BCA) is the operative building ordinance in New South 
Wales.  In terms of on-going use programs, the key issues are usually compliance with fire 
resistance, egress provisions, and provision of disabled access and facilities.  It is essential 
that the cultural values of the building not be degraded by inappropriate responses to meeting 
ordinance requirements. 
 
It was not feasible in the 2000 refurbishment to satisfy all prescriptive requirements of the 
BCA given the cultural values of the building.  A fire-engineered solution was implemented 
with the use of specialist fire modelling techniques to comply with the performance objectives 
of some requirements.  Sprinkler protection and an EWIS facility were provided to assist in 
the achievement of these objectives.   
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As a consequence of the fire engineering analysis, the following BCA requirements have 
been satisfied on a performance basis: 
− CP1  The building would maintain structural stability. 
− CP2  Spread of fire avoided. 
− DP4 Exits provided allow occupants to evacuate safely. 
− DP5 Exits are fire isolated to the degree necessary for safe egress. 
− EP1.4 An adequate sprinkler system has been installed. 
− EP2.2(a) Conditions on the evacuation route will be maintained at a level not 

 endangering human life. 
− EP2.2(b) Occupants will be able to evacuate within the appropriate period of time. 

Policy 17 
Approaches to compliance with building ordinances for the conservation and 
upgrading and re-use programs of the various building components of the Bushells 
Building should focus on responding to the spirit and intent of the ordinances if strict 
compliance would adversely affect the significance.  Uses which require an 
unacceptable degree of intervention for upgrading to ordinance compliance should be 
avoided.  

Guidelines 

The building property manager should make its own specific reference to the existing Fire 
Safety Study available from the leaseholder to ensure understanding of the particular fire 
safety requirements of this building.  The following salient items can be noted by way of 
summary however: 

• All tenants of the building are to ensure that a Fire Emergency Plan is prepared for their 
personnel.  Occupants of the office floors are to be thoroughly instructed and know their 
routes of emergency escape and be drilled to begin their evacuation as soon as possible.  
The general public is not to be permitted onto the office floors unaccompanied. 

• The operation of the sprinkler system is essential for the safety of occupants on the office 
floors, therefore occupation of the floors where the system is not operative (eg, 
maintenance), is to be prohibited.  No section of the sprinkler system should ever be 
disabled for a time greater than that needed for maintenance, repair or upgrade of the 
system. 

• In the café space, emergency exits are to remain available at both the southern and 
northern ends.  An automatic wet chemical fire extinguisher should continue to be 
installed in the kitchen.  Furniture is to be of low combustibility. 

Other items relevant to this CMP as a result of the refurbishment works include the following: 

• The floors are not fire separated, however all floors have been smoke separated from 
each other and from the Atrium.  Any penetrations occurring as a result of future tenancy 
activity must be smoke sealed.  Atrium windows have been smoke sealed shut and are 
not to be disturbed.  Windows overlooking the Atrium on level 6 seem to have mechanical 
seals installed for regular access.  Lift Lobby doors have been mechanically smoked 
sealed and placed on fire trip; this operation is not to be interfered with in any manner by 
occupants. 

• One of the two egress routes from the Atrium occurs via the disabled persons’ ramp, 
through the carpark and out through Stair 2.  It is therefore imperative that valet parking 
attendants are made aware of this possibility and ensure that a clear access route of 
1.0m min. width is available at all times.  This route must constitute the most obvious and 
direct path to Stair 2.  In practice the roller shutters to the carpark will trip open and allow 
an alternative point of egress; this however has not been recognised as a required exit.  

• The Fire Emergency Plan makes detailed provisions for evacuation of disabled persons.   
No safe haven other than the fire stairs has been provided, however the space 
immediately outside of Stair 3 has been constructed in such a manner as to allow its 
enclosure into a fire rated compartment for this purpose, should the building owner 
require such a provision in the future.  At the time of the refurbishment (2000) this was not 
a statutory requirement. 
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7.4.4 Signage and External Lighting 

Background 
It is recognised that commercial and retail tenancy identification and temporary signage are 
an intrinsic component of the commercial use and viability of the Bushells Building as a 
whole.  Tenancy signage and external lighting, however, should have no adverse impact on 
significant heritage fabric and the overall character of the place.   
 
The major signage is the painted advertising on the north wall.  This not only respects historic 
tradition but also provides serendipitous insight into the historic role of the building. 
 

Policy 18 
Tenancy external signage and lighting should be in harmony with the overall character 
of the place, and complement the historic character of the facades on which it is 
mounted.  

Policy 19 
All signage should be consistent with the Foreshore Authority’s Signage Policy where 
relevant. 

Guidelines 

• Suitably located signs that provide a legible and clear message and contribute to the 
vitality of the Bushells Building are encouraged. 

• Exterior historic signage is to be inspected on an annual basis.  The conservation work 
undertaken in 2000 will have a life span of another 2-7 years before any further 
maintenance is required.  

• Signs on the individual building components should be discreet and complementary in 
terms of colour, material, proportion, positioning and font. 

• Signs should be harmoniously integrated with the architecture of the building and should 
not obscure or damage the significant features or fabric. 

• Aside from the north wall sign, it is not otherwise necessary to attempt to create or 
recreate an “historic” reference in the signage. 

• Modern standardised “trademark” signage in some instances may not be appropriate and 
should be subject to Foreshore Authority review. 

• Fluorescent and iridescent paints are inappropriate. 
• The illumination of the Bushells Building should highlight architectural features rather than 

floodlighting whole façades.  Care should be taken to ensure that over-illumination does 
not occur.   

 

7.4.5 New Services and Other Relevant Foreshore Authority’s Policies 

Background 
In addition to specific requirements for new work as presented in this section, all new work 
has to comply with other relevant Foreshore Authority planning policies to assure granting of 
consent to the proposal. 

Policy 20 
Any proposed work to the Bushells Building will need to fully comply with all the 
relevant Foreshore Authority planning policies applicable to development in The 
Rocks. 

Guidelines 

• In addition to the Foreshore Authority policies for lighting and signage, as presented in 
this section, all new work will have to comply with the policies for disabled access, 
telecommunications, commercial outdoor seating and building ventilation installation.  
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7.5 Archaeological Resources 

7.5.1 Prehistoric (Aboriginal) Archaeological Resources 

Background 
Sites of pre-historic archaeological potential are protected under clauses of the NSW National 
Parks and Wildlife Act 1979. 

Policy 21 
Any potentially encountered Aboriginal archaeological resources should be conserved 
in accordance with the requirements of the NSW National Parks and Wildlife Act 1979 
and their potential for interpretation considered. 

Guidelines 

• In the unlikely event archaeological material is discovered during works to this site, work 
shall immediately cease in the affected area and the Foreshore Authority and the NSW 
National Parks and Wildlife Service will be contacted for advice. 

• Should disturbance be required where Aboriginal archaeological material has been 
identified, an application under Section 90 of the National Parks and Wildlife Act will be 
required for this disturbance. 

7.5.2 Historic (European and Aboriginal) Archaeological Resources 

Background 
Sites of Historic archaeological potential are protected under clauses of the NSW Heritage 
Act 1977. 
 
During the course of excavation in 2000 for services installed in associated with the building’s 
refurbishment, a sandstock brick surround to a nineteenth century cesspit was discovered, 
together with the rim of a well.  This area is to remain conserved and undisturbed by future 
servicing of existing installations.  The property manager or proprietor is to brief any trades 
person working in the vicinity to this effect. 
 
Also during the course of excavation in the atrium area (southern lightwell) a diesel storage 
tank was discovered.  It was deemed to have no heritage value and removed in accordance 
with statutory guidelines for the removal of contaminated items and soil. 

Policy 22 
Any potential historic archaeological resources on the site should be conserved in 
accordance with the requirements of the NSW Heritage Act 1977 and their potential for 
interpretation considered.  

Guidelines 

• Wherever possible, works to this site should avoid the identified area of high 
archaeological potential or significance. 

• In the event that archaeological material is discovered during any works to this site, work 
shall immediately cease in the affected area and the Sydney Harbour Foreshore Authority 
will be contacted for advice. 

• Should disturbance be required to areas of archaeological potential or significance, an 
application under Section 60 of the Heritage Act will be required for this disturbance. 

• Any archaeological resources must be managed in accordance with the 
recommendations arising from the Archaeological Assessment and any approval issued 
by the Foreshore Authority or the NSW Heritage Council. 
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8. IMPLEMENTING THE PLAN 
This Conservation Management Plan has been prepared to provide guidelines for the 
conservation, re-use, interpretation and management of the Bushells Building and to ensure 
that the heritage value of the place is maintained and enhanced. 
 
This section sets out the implementation guidelines for the policies, including a list of 
management issues and a list of exemptions endorsed by the Heritage Council which will not 
require further reference for approval. 

8.1 Minimum Standards of Maintenance and Repair 

Standards that need to be addressed to assure the compliance of the Bushells Building with 
their provisions are those for Inspection.  
 
It is considered that the current arrangements fully satisfy Standards for Essential 
Maintenance and Repair, Weather Protection, Fire Protection and Security, and in the current 
situation these are not of concern.  It is also considered that the Standards for Conservation 
Management Plans will be satisfied with the adoption of this CMP by the Foreshore Authority.   
 
To assure compliance with the Minimum Standards of Maintenance and Repair on the site of 
the Bushells Building the following works need to be undertaken: 
 
Minimum Standards of Maintenance and Repair 
Bushells Building, Harrington Street, The Rocks 

Work or Activity Required for Compliance with the Standards for: INSPECTION 

ALL AREAS AND ELEMENTS GENERALLY 
All floors should be inspected at twelve month intervals to the condition and integrity of the 
machinery relics. 

 

8.2 Schedule of Conservation Works  

Fabric condition ratings in this report use the following table: 
 
Condition 
Ratings 

Description 

5 – Excellent Building or fabric element has no defects.  Condition and appearance are 
as new.  

4 – Good Building or element exhibits superficial wear and tear, minor defects, minor 
signs of deterioration to surface finishes, but does not require major 
maintenance.  No major defects exist. 

3 – Fair Building or element is in average condition.  Deteriorated surfaces require 
attention.  Services are functional but require attention.  Deferred 
maintenance work exists. 

2 – Poor Building or element has deteriorated badly.  Serious structural problems 
exist.  General appearance is poor with eroded protective coatings.  
Elements are defective, services are frequently failing, significant number 
of major defects exist.  

1 – Very Poor Building or element has failed.  It is not operational and is unfit for 
occupancy or normal use. 

 



Conservation Management Plan  
Bushells Building, 121-127 Harrington Street, The Rocks, Sydney 

TANNER ARCHITECTS  Page 131 
Report prepared for the SYDNEY HARBOUR FORESHORE AUTHORITY 

These condition grades should inform future building condition reports and maintenance 
schedules.  For elements in Very Poor condition, reconstruction may be the only available 
option.  For elements assessed as being in Poor or Fair condition, various degrees of repair 
or maintenance may be required, immediately or in the short term, to prevent further 
deterioration and the subsequent loss of significance.  Elements in Good condition may need 
some maintenance but the need for repair is not anticipated in the next two or three years, 
while elements in Excellent condition are likely to need only minor maintenance in the next 
five to ten years. 
 
The Bushells Building is a high quality commercial address in The Rocks.  Under the current 
management regime the building is very well maintained and the fabric, old and new, is in 
good to excellent condition.  This reflects both the quality of the refurbishment works 
undertaken only some eight years ago and the role of the full-time building manager.  
Therefore under the current circumstances no conservation works are required aside from 
reconstruction of the awning of DG/10 if so desired by the leaseholder.  If these 
circumstances change, then this matter may need to be reviewed. 
 
In the short-term cleaning of the external face of the painted joinery elements is 
recommended, and the downpipes should be further inspected as replacement in part may be 
required.  No other conservation works were identified. 

8.3 On-going Maintenance  

The on-going maintenance schedule refers to cyclical maintenance works to fabric that 
should be implemented by the Authority as part of the process of on-going management of 
the Bushells Building.  Performed work and any faults discovered or repairs made, should be 
recorded and kept separately alongside a copy of this maintenance schedule. 
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Schedule of Ongoing Maintenance 
Bushells Building – Exterior 

Element Every Year Every 2 Years Every 5 Years Every 10 Years 

Elevation – Harrington Street 

Brickwork    Inspect condition, and repair 
and clean as required. 
Repaint brickwork already 
painted. 

 

Cement render   Inspect condition, and repair 
and clean as required. 
Repaint brickwork already 
painted. 

 

Steel Windows WG/13-
16 

Inspect for signs of rust; ensure 
fixings are secure 

 Monitor condition, repair and 
repaint as required 

 

Timber Windows WG/9-
16, W1/9-16, W2/9-16, 
W3/9-16, W4/9-16, 
W5/9-16, W6/9-16 

Inspect condition, paintwork and 
working order. 
Inspect for loose or decayed 
sash joints and broken or 
cracked glass or putty.  Check 
internal facings around windows 
for stains that can indicate failed 
flashings. 

 Repair and repaint as required Strip, seal and repaint. 

Elevation – Harrington Street 

Timber Door DG/10 Inspect condition. 
Inspect for loose jambs, decay 
at the threshold or damage from 
locks being forced. Check that 
door joints are firm and that 
mouldings are not missing or 
damaged.  Inspect for broken or 
cracked glass and missing or 
defective door furniture. 

 Repair and repaint as 
required. 
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Schedule of Ongoing Maintenance 
Bushells Building – Exterior 

Element Every Year Every 2 Years Every 5 Years Every 10 Years 

Glass Door DG/11 Replace glazing to match 
existing as required 

   

Awning over DG/11 Inspect for grime and graffiti and 
clean and repair as required. 

   

Steel Roller Shutters 
DG8 & DG9 

Inspect for grime and graffiti and 
clean and repair as required. 

   

Retractable canvas 
awnings WG/13-16 

Inspect for grime and graffiti and 
clean and repair as required. 

   

Downpipes Inspect for rust stains around 
downpipe outlets, 
internal/external corners and 
downpipe offsets and shoes.   

 Clean, repair and repaint/ 
replace as required. 

 

Ventilators     Inspect, clean and repair / 
replace defective elements 
as required 

Elevation – Gloucester Street 

Brickwork    Monitor condition, repair and 
repaint as required 

 

Cement render   Monitor condition, repair and 
repaint as required 
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Schedule of Ongoing Maintenance 
Bushells Building – Exterior 

Element Every Year Every 2 Years Every 5 Years Every 10 Years 

Timber Door D1/1, D1/2 Inspect condition. 
Inspect for loose jambs, decay 
at the threshold or damage from 
locks being forced. Check that 
door joints are firm and that 
mouldings are not missing or 
damaged.  Inspect for broken or 
cracked glass and missing or 
defective door furniture. 

   

Glass door D1/11 Inspect for signs of rust; ensure 
fixings are secure. 
Replace glazing panels as 
necessary 

 Monitor condition, repair and 
repaint as required 

 

Steel Windows W1/2-8 Inspect for signs of rust; ensure 
fixings are secure 

 Monitor condition, repair and 
repaint as required 

 

Elevation – Gloucester Street 

Timber Windows W2/1-8, 
W3/1-8, W4/1-8, W5/1-8, 
W6/1-8 

Inspect condition, paintwork and 
working order. 
Inspect for loose or decayed 
sash joints and broken or 
cracked glass or putty.  Check 
internal facings around windows 
for stains that can indicate failed 
flashings. 

 Repair and repaint as required  

Pavement lights  Inspect for signs of rust; ensure 
glass panes are secure 

 Monitor condition, repair and 
repaint as required 
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Schedule of Ongoing Maintenance 
Bushells Building – Exterior 

Element Every Year Every 2 Years Every 5 Years Every 10 Years 

Downpipes Inspect for rust stains around 
downpipe outlets, 
internal/external corners and 
downpipe offsets and shoes.   

 Clean, repair and repaint / 
replace as required. 

 

Ventilators     Inspect, clean and repair / 
replace defective elements 
as required 

Elevation – North (Painted Sign) 

Brickwork   Monitor condition, repair and 
repaint as required 

 

‘Switch to tea’ sign    Monitor condition, and 
repaint as required 

Elevation – South (Atrium) 

Brickwork   Monitor condition, repair and 
repaint as required 

 

Render   Monitor condition, repair and 
repaint as required 

 

Glass Doors D1/14, 
D2/13, D3/13, D4/13, 
D5/13, D6/13 

Clean with soft, clean, grit-free 
cloths using mild soap detergent 
or slightly acidic cleaning 
solution.  Clean water rinse and 
remove excess water. 
Replace broken glass panes. 
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Schedule of Ongoing Maintenance 
Bushells Building – Exterior 

Element Every Year Every 2 Years Every 5 Years Every 10 Years 

Timber Windows W1/17-
21, W2/17-21, W3/17-21, 
W4/17-21, W5/17-21, 
W6/17-21 

Inspect for loose or damaged 
mouldings, architraves, decayed 
stiles at sill level, weathered 
sills, sashes that bind, noisy 
pulley wheels that need to be 
oiled, and sash cords that are 
decayed or broken. 
Inspect for loose or decayed 
sash joints and broken or 
cracked glass or putty.  Check 
internal facings around windows 
for stains that can indicate failed 
flashings 

   

Ventilators     Inspect, clean & repair / 
replace defective elements 
as required 

Roof  

Drainage Clear gutters, sumps and 
rainwater heads of leaves and 
rubbish each autumn.  Check if 
gutters are sagging and water 
falls to outlets.  Ensure 
rainwater heads and sumps sit 
correctly. 

   

Galvanised steel 
elements 

   Inspect, clean and repair / 
replace defective elements 
as required 

Rendered brickwork   Monitor condition, repair and 
repaint as required 
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Schedule of Ongoing Maintenance 
Bushells Building – Exterior 

Element Every Year Every 2 Years Every 5 Years Every 10 Years 

Painted joinery   Monitor condition, repair and 
repaint as required 

 

 
 
Schedule of Ongoing Maintenance 
Bushells Building –Interior  

Interior Spaces Every Year Every 2 Years Every 5 Years Every 10 Years 

Steel Box Elevator A2.5-A5.5  
Timber Box Elevator A1.3-A5.3 

Fire and lighting services have been installed in both elevator shafts so access for maintenance purposes will be required 
on an intermittent basis.  Service personnel must be instructed to take particular care to not damage the fabric.  Glazed 
access panels have been integrated into the box elevator shaft, in part, for this purpose.  The steel framed elevator allows 
access via existing sliding doors.  Again, these are robust but care must be taken as they do not slide easily. 

Spiral (Tea Chest) Chutes A2.6, 
A3.5, A3.6, A4.6, A4.7 

Protective pads have been added to some sections of the spirals for the protection of building users.  These should be 
maintained. 
Cleaning and maintenance of chutes should follow the general guidelines noted above. 

Tea Hoppers A2.8-A.2.9, A2.11, 
A2.12-A2.14 

All the hoppers on Level 2 have been coated in a transparent corrosion inhibitor to both mitigate corrosion and protect 
graffiti which has been considered an interesting reflection of the workers’ social history within the company. Care is to be 
taken that furniture does not damage the film. Periodic inspections are to be undertaken to ensure that the coatings are 
undamaged and no corrosion is continuing.  
Hopper A2.11 in the Atrium space does not have a corrosion inhibitor applied, as the internal environment will be 
somewhat benign.  Inspections should however confirm that corrosive activity is dormant, otherwise an inhibitor should be 
applied. 
With Hopper A2.14 relocated in the Café a suitable rust inhibitor should be applied to prevent deterioration given that the 
operable windows of the café will allow coastal air to mix in with the internal environment if the space is not fully air 
conditioned. 

Ceiling framing (steel) In the unlikely event that corrosive activity becomes apparent, a clear corrosion inhibitor is to be applied. 
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Schedule of Ongoing Maintenance 
Bushells Building –Interior  

Interior Spaces Every Year Every 2 Years Every 5 Years Every 10 Years 

Stored artefacts The former Lift Motor Room to the passenger/goods lift located on the roof has been reused as an artefact store for the 
storage of items removed from their position in the building during the redevelopment works and deemed significant 
enough to be retained.  The room must be inspected annually to ensure the well being of these items and the weather-
tightness of the enclosure.  Basic cleaning of dust and debris is to be undertaken on a yearly basis. 

Reinforced concrete fire stairs & 
galvanised iron balustrade 
(Stairs 1, 2, 3 & 4) 

Inspect for cracks and chips   Monitor condition, repair as 
necessary. 

 

Terrazzo risers and treads  
(Stair 1) 

Use solution of neutral 
cleaner with electrical 
scrubbing machines to 
loosen fixed dirt. 

   

Timber handrail and wrought 
iron balustrade (Stair 1) 

Clean with mild detergent 
and water using soft, grit-
free cloth 

 Monitor condition and repair 
as necessary 

 

Bushells tea sign on hopper 
A2.11 

Consolidated and protected with a clear screen.  Inspections should ensure the internal atmosphere has not caused 
delamination of the surface layer. Furniture and partitions are not to be placed against it as the sign needs to be clearly 
evident. 

Miscellaneous historic signage These should be retained in accordance with the general principle that as much original fabric as possible is to remain.  
Care must be exercised to avoid damage. 

Internal doors i.e. DG/1-7, 
DG/14-19, D1/1-D1/15, D3/1-
13, D4/1-13, D5/1-13, D6/1-13 

  Monitor wear. Repaint surfaces intended 
for painting. 

Sliding fire doors   Monitor wear. Repaint surfaces intended 
for painting.  
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Schedule of Ongoing Maintenance 
Bushells Building –Interior  

Interior Spaces Every Year Every 2 Years Every 5 Years Every 10 Years 

Glass display cases Clean with soft, clean, grit-
free cloths using mild soap 
detergent or slightly acidic 
cleaning solution.  Clean 
water rinse and remove 
excess water. 

 Repair as required.  

Interpretative signage These should be retained in accordance with the general principle that as much information on the history of the building 
and its components will lead to enhanced appreciation of its cultural values.  Care must be exercised to avoid damage. 

Sewerage services Monitor condition, and repair 
/ replace as required. 

Monitor condition, and repair 
/ upgrade as required. 

  

Water services  Monitor condition, and repair 
/ replace as required. 

   

Electrical Monitor condition, and repair 
/ replace as required. 

   

Elevator Cars Generally Inspect and repair as 
required. 

   

Toilets and Utility Spaces  Repair and make good as 
required 

 Upgrade service as 
required. 

Carpark Inspect for car wheel stops 
and whether these prevent 
damage and exhaust stains 
to the surface of the timber 
columns 

 Repaint surfaces intended 
for painting. 
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10. APPENDIX 
10.1 Standard Exemptions 

STANDARD EXEMPTIONS FOR WORKS REQUIRING HERITAGE COUNCIL APPROVAL 

INTRODUCTION 

In NSW important items of our environmental heritage are listed on the State Heritage 
Register. Any changes to those items should respect and retain those qualities and 
characteristics that make the heritage place special.  

Any major works proposed for State Heritage Register items therefore need to be 
assessed and approved by the Heritage Council to ensure that the heritage significance of 
the item will not be adversely affected.  

However, the assessment process can waste the time and resources of both the owner and 
the Heritage Council if the works are only minor in nature and will have minimal impact on 
the heritage significance of the place. The Heritage Act allows the Minister for Planning, on 
the recommendation of the Heritage Council, to grant exemptions for certain activities 
which would otherwise require approval under the NSW Heritage Act.  

There are two types of exemptions which can apply to a heritage item listed on the State 
Heritage Register:  

1 standard exemptions for all items on the State Heritage Register. Typical activities 
that are exempted include building maintenance, minor repairs, alterations to certain interiors 
or areas and change of use.  

2 site specific exemptions for a particular heritage item can be approved by the 
Minister on the recommendation of the Heritage Council.  

These guidelines have been prepared to inform owners and managers of heritage items 
listed on the State Heritage Register about the standard exemptions. They also explain 
how to develop site specific exemptions for a heritage item.  

The State Heritage Register  

Heritage places and items of particular importance to the people of New South Wales are 
listed on the State Heritage Register. The Register was created in April 1999 by amendments 
to the Heritage Act 1977.  

The key to listing on the State Heritage Register is the level of significance. Only those 
heritage items which are of state significance in NSW are listed on the State Heritage 
Register.  

To check whether an item is listed on the register, check the online heritage database on 
the Heritage Office homepage:  

www.heritage.nsw.gov.au.  

This online database lists all statutorily protected items in NSW.  

 

WHY HAVE STANDARD EXEMPTIONS? 

The standard exemptions apply to all items listed on the State Heritage Register. These 
exemptions came into force on 25 March 2006. They replace all previous standard 
exemptions.  

The current exemptions replace those gazetted on 7 March 2003, 18 June 2004 and 8 July 
2005. They relate to a broad range of minor development and will result in a more 
streamlined approval process.  

The purpose of the standard exemptions is to clarify for owners, the Heritage Office and 
local councils what kind of maintenance and minor works can be undertaken without 
needing Heritage Council approval. This ensures that owners are not required to make 
unnecessary applications for minor maintenance and repair.  
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Heritage Council has drafted guidelines to help owners and managers to interpret and apply 
the standard exemptions. These guidelines were published in 2004 and have been 
incorporated into this document.  

 

HOW WILL EXEMPTIONS ALREADY IN PLACE BE AFFECTED BY THE NEW 
STANDARD EXEMPTIONS?  

1 Standard Exemptions: The new standard exemptions replace all existing standard 
exemptions.  

2 Site Specific Exemptions: Some heritage items have site specific exemptions for 
works other than those in the standard list. Site specific exemptions will continue to remain in 
force.  

 

WHAT OTHER APPROVALS ARE NECESSARY TO DO WORK ON A HERITAGE ITEM?  

The exemptions only reduce the need to obtain approval from the Heritage Council, under 
section 60 of the Heritage Act, to carry out works to a heritage item listed on the State 
Heritage Register. You should check with your local council for information on additional 
development and building approvals, and with the Heritage Office for other approvals which 
may be required under the Heritage Act, such as an Excavation Permit.  

 

HOW TO RELATE THE STANDARD EXEMPTION CLAUSES TO YOUR HERITAGE ITEM 

The standard exemption clauses can be grouped under two headings:  

• maintenance and repairs;  

• alterations.  

Clauses have been kept as concise as possible to avoid ambiguities. The terminology used 
is consistent with the Australia ICOMOS Burra Charter. Australia ICOMOS is the Australian 
Chapter of International Council on Monuments and Sites, a UNESCO-affiliated international 
organisation of conservation specialists. The Burra Charter is a nationally accepted standard 
for assessing and managing change to heritage items.  

Before you develop firm proposals for changes to the heritage item, take the following 
actions:  

[ 1.] Check the boundaries of the item to which the State Heritage Register listing applies;  

[ 2.] Check the exemptions which apply to your heritage item;  

[ 3.] Read these explanatory notes to ensure that the work you propose is exempted;  

[ 4.] If the work is not exempted, apply to the Heritage Council for approval under section 60 
of the Heritage Act;  

[ 5.] Check with the local council concerning other  approvals that may be required; 

[ 6.] Check with the Heritage Office if the work you propose involves the disturbance of relics 
more than 50 years old.  
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SCHEDULE OF EXEMPTIONS TO SUBSECTION 57(1) OF THE HERITAGE ACT 1977 

MADE UNDER SUBSECTION 57(2)  

GENERAL CONDITIONS  

1 These general conditions apply to all of the following Exemptions.  

2 Anything done pursuant to the following Exemptions must be carried out in accordance 
with relevant Guidelines issued by the Heritage Office including “The Maintenance of 
Heritage Assets: A Practical Guide” 1998, “Movable Heritage Principles” 2000 and 
“The Heritage Council Policy on Managing Change to Heritage Items”.  

3 The following Standard Exemptions do not apply to anything affecting relics, places, 
items or sites of heritage significance to Aboriginal people or which affect traditional 
access by Aboriginal people.  

4  The Executive Director, Director and Managers employed by the Heritage Office, 
Department of Planning; the Executive Director, Tenant and Asset Management 
Services, employed by the Sydney Harbour Foreshore Authority; the Executive 
Director Cultural Heritage employed by the Department of Environment and 
Conservation; and the Director of Planning employed by the Sydney City Council may 
perform any of the functions of the Director-General of the Department of Planning 
(Director-General) under these exemptions.  

 The authorisation to the Executive Director, Tenant and Asset Management Services 
of the Sydney Harbour Foreshore Authority is restricted to land for which it is the 
delegated approval body under section 169 of the Heritage Act, and the preparation 
and submission of information required to demonstrate that compliance with the 
criteria contained in these exemptions is satisfied, must not be carried out by the 
Executive Director, Tenant and Asset Management Services.  

 The authorisation to the Executive Director Cultural Heritage of the Department of 
Environment and Conservation is restricted to land for which it is the delegated 
approval body under section 169 of the Heritage Act, and the preparation and 
submission of information required to demonstrate that compliance with the criteria 
contained in these exemptions is satisfied, must not be carried out by the Executive 
Director Cultural Heritage.  

 The authorisation to the Director of Planning, Sydney City Council is restricted to land 
for which the Council is the delegated approval body under section 169 of the Heritage 
Act, and the preparation and submission of information required to demonstrate that 
compliance  

5 In these Exemptions, words shall be given the same meaning as in the Heritage Act 
1977 (“the Act”) unless the contrary intention appears from the context of the 
exemption.  

6 Anything done pursuant to the following Exemptions must be specified, supervised 
and carried out by people with knowledge, skills and experience appropriate to the 
work.  

Guidelines  

In addition to the above guidelines listed in paragraph two , the Heritage Council adopted 
further guidelines on 7 April 2004 for use in interpreting and applying the standard 
exemptions.   

If it is unclear whether proposed development satisfies the requirements of these 
exemptions, an application will be required under section 60 of the Heritage Act.  

 
STANDARD EXEMPTION 1: MAINTENANCE AND CLEANING 

1. The following maintenance and cleaning does not require approval under s. 
57(1) of the Act:  
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(a) the maintenance of an item to retain its condition or operation without the 
removal of or damage to the existing fabric or the introduction of new materials;  

(b) cleaning including the removal of surface deposits, organic growths or graffiti 
by the use of low pressure water (less than 100 psi at the surface being cleaned) and 
neutral detergents and mild brushing and scrubbing.  

NOTE 1: Traditional finishes such as oils and waxes must continue to be used for timber 
surfaces rather than modern alternative protective coatings such as polyurethane or 
acrylic which may seal the surface and can cause damage.  

NOTE 2: Surface patina which has developed on the fabric may be an important part of the 
item's significance and if so needs to be preserved during maintenance and cleaning.  

Guidelines  

Maintenance is distinguished from repairs, restoration and reconstruction as it does not 
involve the removal of or damage to existing fabric or the introduction of new materials. It is a 
continuing process of protective care. Typical maintenance activity includes:  

• the removal of vegetation and litter from gutters and drainage systems;  

• resecuring and tightening fixings of loose elements of building fabric;  

• lubricating equipment and services which have moving parts;  

• the application of protective coatings such as limewash, polish, oils and waxes to 
surfaces which have previously had such coatings applied; and  

• cleaning by the removal of surface deposits using methods other than aggressive 
mechanical or chemical techniques such as high pressure, high temperature or strong 
solvents which may affect the substrate.  

This standard exemption applies to the maintenance of all types of heritage items including 
buildings, works, landscapes, cemeteries and movable heritage. Reference should be made to 
other relevant standard exemptions (#12, 14 and 17) for particular types of items.  

 

STANDARD EXEMPTION 2: REPAIRS 

Repair to an item which is of the type described in (a) or (b) below does not require approval 
under s. 57(1) of the Act:  

a) the replacement of services such as cabling, plumbing, wiring and fire services that uses 
existing service routes, cavities or voids or replaces existing surface mounted services and 
does not involve damage to or the removal of significant fabric;  

b) the repair (such as refixing and patching) or the replacement of missing, damaged or 
deteriorated fabric that is beyond further maintenance, which matches the existing fabric in 
appearance, material and method of affixing and does not involve damage to or the 
removal of significant fabric.  

NOTE 1: Repairs must be based on the principle of doing as little as possible and only as 
much as is necessary to retain and protect the element. Therefore replacement must 
only occur as a last resort where the major part of an element has decayed beyond 
further maintenance.  

NOTE 2: Any new materials used for repair must not exacerbate the decay of existing fabric 
due to chemical incompatibility, obscure existing fabric or limit access to existing fabric 
for future maintenance.  

NOTE 3: Repair must maximise protection and retention of fabric and include the conservation 
of existing detailing, such as vents, capping, chimneys, carving, decoration or glazing.  

Guidelines  

This standard exemption is not intended to allow the cumulative replacement of large 
amounts or a high proportion of the fabric of an item.  If replacement of large amounts of 
fabric is necessary, an application will be required to be submitted under s. 60 of the Heritage 
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Act. If there is uncertainty about whether the proposed extent of repair is exempt from 
approval, advice should be sought from the NSW Heritage Office.  

Repairs should have detailed specifications and carried out by licensed tradespeople with 
experience in the conservation of heritage buildings. It is essential that the composition of 
elements of the fabric such renders, mortars, timber species and metal types remain the same 
to assist with matching appearance and avoiding chemical incompatibility.  

Repair may involve reconstruction which means returning an item to a known earlier state. 
This may involve the use of new or recycled materials.   

Reconstruction must satisfy a four part test to qualify for exemption from approval: 

1 The nature of the earlier state being reconstructed must be known. Where there is 
conjecture about the earlier state of the fabric or where it is proposed to change the 
appearance, material or method of fixing of the fabric an application under s.60 of the 
Heritage Act will be required.  

2 The replacement fabric must be matching in appearance and method of fixing. The use 
of salvaged or recycled fabric can be a valuable resource in matching appearance in 
preference to the use of new fabric which may appear obtrusive. However the damage 
to other heritage buildings by the salvaging of fabric for reuse is unacceptable. Salvaged 
materials must be judiciously sourced so as not to encourage secondary damage to 
other heritage resources. The use of artificial ageing techniques to assist the matching 
of new with original fabric is only advocated where there is an obtrusive mismatch of 
materials which negatively impacts on the heritage significance of the item. Ideally, new 
and original fabric should be subtly discernable on close examination to assist 
interpretation of the history of change to the building.  

3 The fabric being replaced must be beyond further maintenance.  The replacement of 
fabric may only occur where fabric is missing or it is so damaged or deteriorated that it is 
beyond further maintenance. In many cases the judgement about the level of 
deterioration and the effectiveness of further maintenance will require the advice of a 
person who is suitably experienced in similar heritage conservation projects. If it is 
unclear that the fabric is beyond further maintenance, its replacement will require the 
submission of an application under s. 60 of the Heritage Act.  

4 Significant fabric must not be damaged or removed.  In all cases of repair, the 
damage or removal of significant fabric is not permitted without approval. Significant 
fabric is that which contributes to the heritage significance of the item.  The identification 
of the level of significance of fabric will usually require the advice of a person who is 
suitably experienced in similar heritage conservation projects. The damage or removal 
of significant fabric will require the submission of an application under s. 60 of the 
Heritage Act.  

New material used in repairs should where possible be date stamped in a location which 
is not conspicuous but is legible on close examination. Archival recording of removed 
and replacement fabric is advocated and should be used in interpretative displays where 
practicable.  

 

STANDARD EXEMPTION 3: PAINTING 

1. Painting does not require approval under s. 57(1) of the Act if the painting:  

(a) does not involve the disturbance or removal of earlier paint layers other than 
that which has failed by chalking, flaking, peeling or blistering;  

(b) involves over-coating with an appropriate surface as an isolating layer to 
provide a means of protection for significant earlier layers or to provide a stable basis 
for repainting; and  

(c) employs the same colour scheme and paint type as an earlier scheme if they 
are appropriate to the substrate and do not endanger the survival of earlier paint 
layers.  

2. Painting which employs a different colour scheme and paint type from an earlier 
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scheme does not require approval under s. 57(1) of the Act, provided that:  

(a) the Director-General is satisfied that the proposed colour scheme, paint type, 
details of surface preparation and paint removal will not adversely affect the heritage 
significance of the item; and  

(b) the person proposing to undertake the painting has received a notice advising 
that the Director-General is satisfied.  

3. A person proposing to undertake repainting of the kind described in paragraph 2 must 
write to the Director-General and describe the proposed colour scheme, paint type, 
details of surface preparation and paint removal involved in the repainting. If the 
Director-General is satisfied that the proposed development meets the criteria set out 
in paragraph 2(a) the Director-General shall notify the applicant.  

NOTE: Preference should be given to the re-establishment of historically  

significant paint schemes of the item that are appropriate to the  

significance of the building.  

Guidelines  

Painting of surfaces which have not previously been painted such as face brickwork, stone, 
concrete or galvanised iron is likely to adversely affect the heritage significance of the item and 
is not exempt from approval under this standard exemption.  Likewise, the stripping of paint 
coatings which were intended to be protective may expose the substrate to damage and cause 
the loss of the historical record and significance of the building. In cases where surface 
preparation has revealed significant historic paint layers, repainting should facilitate the 
interpretation of the evolution of the building by displaying appropriately located sample 
patches of historic paint schemes. This Paint removal of failed layers to achieve a stable base 
for repainting is exempt from approval but intervention should be minimised to avoid the loss of 
the significant historical record. Where old paint layers are sound they should be left 
undisturbed. The removal of paint with a high content of lead or other hazardous materials 
requires considerable care and use of experienced tradespeople as its disturbance can create 
health hazards. If the removal of such paint layers will adversely affect the heritage 
significance of the item, an application will be required under section 60 of the Heritage Act.  

Reference should be made to The Maintenance Series, NSW Heritage Office, particularly 
Information Sheets 6.2 Removing Paint from Old Buildings, 7.2 Paint Finishes and 7.3 Basic 
Limewash. Available online at www.heritage.nsw.gov.au.  

 

STANDARD EXEMPTION 4: EXCAVATION 

1.  Excavation or disturbance of land of the kind specified below does not require 
approval under s. 57(1) of the Act, provided that the Director-General is satisfied that 
the criteria in (a), (b) or (c) have been met and the person proposing to undertake the 
excavation or disturbance of land has received a notice advising that the Director-
General is satisfied:  

(a) where an archaeological assessment has been prepared in accordance with 
Guidelines published by the Heritage Council of NSW which indicates that any relics in 
the land are unlikely to have State or local heritage significance; or  

(b) where the excavation or disturbance of land will have a minor impact on 
archaeological relics; or  

(c) where the excavation or disturbance of land involves only the removal of 
unstratified fill which has been deposited on the land.  

2. A person proposing to excavate or disturb land in the manner described in 
paragraph 1 must write to the Director-General and describe the proposed 
excavation or disturbance of land and set out why it satisfies the criteria set out in 
paragraph 1. If the Director-General is satisfied that the proposed development 
meets the criteria set out in paragraph (a), (b) or (c) the Director-General shall notify 
the applicant.  
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NOTE 1: Any excavation with the potential to affect Aboriginal objects must be referred to the 
Director-General of the Department of Environment and Conservation.  

NOTE 2: If any Aboriginal objects are discovered on the site, excavation or disturbance is to 
cease and the Department of Environment and Conservation is to be informed in accordance 
with s. 91 of the National Parks and Wildlife Act, 1974.  

NOTE 3: This exemption does not allow the removal of State significant relics.  

NOTE 4: Where substantial intact archaeological relics of State or local significance, not 
identified in the archaeological assessment or statement required by this exemption, are 
unexpectedly discovered during excavation, work must cease in the affected area and the 
Heritage Office must be notified in writing in accordance with s. 146 of the Act. Depending on 
the nature of the discovery, additional assessment and possibly an excavation permit may be 
required prior to the recommencement of excavation in the affected area.  

Guidelines  

Excavation or disturbance to which clause 1(c) applies only involves the removal of 
unstratified fill material of minor heritage significance.  Such fill will have been deposited in a 
single episode.  

 

STANDARD EXEMPTION 5: RESTORATION 

1. Restoration of an item by returning significant fabric to a known earlier location without 
the introduction of new material does not require approval under s. 57(1) of the Act.  

2. The following restoration does not require approval under s. 57(1) of the Act, provided 
that the Director-General is satisfied that the criteria in (a) have been met and the person 
proposing to undertake the restoration has received a notice advising that the Director-General 
is satisfied:  

 (a) the restoration of an item without the introduction of new material (except for fixings) to 
reveal a known earlier configuration by removing accretions or reassembling existing 
components which does not adversely affect the heritage significance of the item.  

1 A person proposing to undertake restoration of the kind described in paragraph 2 must 
write to the Director-General and set out why there is a need for restoration to be undertaken 
and the proposed material and method of restoration. If the Director-General is satisfied that 
the proposed development meets the criteria set out in paragraph 2(a), the Director-General 
shall notify the applicant.  

Guidelines  

Restoration in accordance with clause 1 of this standard exemption does not involve the 
removal of fabric and only relates to the return of fabric which has been removed to storage 
or has been dislodged from its original location.  

 

STANDARD EXEMPTION 6: DEVELOPMENT ENDORSED BY THE HERITAGE COUNCIL 
OR DIRECTOR-GENERAL 

1 Minor development specifically identified as exempt development which does not 
materially impact on heritage significance, by a conservation policy or strategy within a 
conservation management plan which has been endorsed by the Heritage Council of NSW or 
by a conservation management strategy endorsed by the Director-General does not require 
approval under s. 57(1) of the Act.  

2 A person proposing to do anything of the kind described in paragraph 1 must write to 
the Director-General and describe the proposed development. If the Director-General is 
satisfied that the proposed development meets the criteria set out in paragraph 1, the Director-
General shall notify the applicant.  

Guidelines  

This standard exemption does not exempt development that is consistent with a conservation 
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policy or strategy contained in an endorsed conservation management plan or interim 
conservation management strategy other than development that is specifically identified as 
exempt development in that conservation plan or strategy.  

 

STANDARD EXEMPTION 7: MINOR ACTIVITIES WITH NO ADVERSE IMPACT ON 
HERITAGE SIGNIFICANCE 

1 Anything which in the opinion of the Director-General is of a minor nature and will not 
adversely affect the heritage significance of the item does not require approval under s. 57(1) 
of the Act.  

2 A person proposing to do anything of the kind described in paragraph 1 must write to 
the Director-General and describe the proposed activity.  If the Director-General is satisfied 
that the proposed activity meets the criteria set out in paragraph 1, the Director-General shall 
notify the applicant.  

Guidelines  

This standard exemption has the potential to relate to a wide range of minor development. In 
determining whether a proposed development is minor the Director may have regard to the 
context of the particular heritage item such as its size and setting. For instance a development 
may be considered to be minor in the context of Prospect Reservoir’s 1200ha curtilage 
whereas a similar proposal affecting an item on a smaller site may not be considered to be 
minor.  

In order to assess whether a proposal has an adverse affect on heritage significance it is 
necessary to submit a clear and concise statement of the item’s heritage significance and an 
assessment of whether a proposal impacts on that significance.  

 

STANDARD EXEMPTION 8: NON-SIGNIFICANT FABRIC 

1. The following development does not require approval under s. 57(1) of the Act, 
provided that the Director-General is satisfied that the criteria in (a) have been met 
and the person proposing to undertake the development has received a notice 
advising that the Director-General is satisfied:  

(a) the alteration of a building involving the construction or installation of 
new fabric or services or the removal of building fabric which will not 
adversely affect the heritage significance of the item.  

2. A person proposing to do anything of the kind described in paragraph 1 must write to 
the Director-General and describe the proposed development. If the Director-General is 
satisfied that the proposed development meets the criteria set out in paragraph 1(a), the 
Director-General shall notify the applicant.  

Guidelines  

In order to assess the level of significance of fabric it is necessary to submit a clear and 
concise statement of the item’s heritage significance and to grade the fabric of the place in 
accordance with its association with or impact on that significance. It may not always be 
concluded that more recent fabric is of less or no heritage significance.  

 

STANDARD EXEMPTION 9: CHANGE OF USE 

1. The change of use of an item or its curtilage or the commencement of an additional or 
temporary use does not require approval under s. 57(1) of the Act, provided that the 
Director-General is satisfied that the criteria in (a) and (b) have been met and the 
person proposing to undertake the change of use has received a notice advising that 
the Director-General is satisfied:  

(a) the use does not involve the alteration of the fabric, layout or setting of the 
item or the carrying out of development other than that permitted by other standard or 
site specific exemptions; and  
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(b) the use does not involve the cessation of the primary use for which the 
building was erected, a later significant use or the loss of significant associations with 
the item by current users;  

2. A person proposing to change the use of an item or its curtilage or to commence an 
additional or temporary use of an item or its curtilage in the manner described in paragraph 1 
must write to the Director-General and describe the changes proposed. If the Director-General 
is satisfied that the proposed development meets the criteria set out in paragraph 1(a) and (b), 
the Director-General shall notify the applicant.  

Guidelines  

For the purposes of this standard exemption any change of use which is inconsistent with 
specific conditions of any previous approval or consent such as hours of operation or nature of 
conduct of an activity requires approval under section 57(1) or the modification of an approval 
under section 65A of the Heritage Act.  

 

STANDARD EXEMPTION 10: NEW BUILDINGS 

1. Subdivision under the Strata Scheme (Freehold Development) Act or Strata Scheme 
(Leasehold Development) Act of the interior of a building that has been constructed 
since the listing of the item on the State Heritage Register or the publication of an 
interim heritage order in the Gazette which applies to the land does not require 
approval under  

s. 57(1) of the Act.   

2. Alteration to the interior of a building which has been constructed since the listing of 
the item on the State Heritage Register or the publication of an interim heritage order in the 
Gazette which applies to the land does not require approval under s. 57(1) of the Act.   

Guidelines  

Subdivision to which clause 1 of this standard exemption applies must not subdivide the 
curtilage of the exterior of a building other than approved car spaces. A strata plan which 
otherwise proposes the subdivision of the curtilage of a heritage item requires approval 
under section 57(1) of the Heritage Act.  

For the purposes of clause 2 of this standard exemption, alterations to the interior of a 
building:  

• do not include internal alterations to additions to buildings which existed prior to the 
listing of the site on the State Heritage Register or publication of the interim heritage 
order;  

• must not affect the external appearance of the building such as by balcony enclosure 
or window screening; and  

• must not be inconsistent with any specific conditions of a previous approval.  

Such alterations require approval under section 57(1) of the Heritage Act.  

 

STANDARD EXEMPTION 11: TEMPORARY STRUCTURES 

1. The erection of temporary structures does not require approval under  

s. 57(1) of the Act, provided that the Director-General is satisfied that the criteria in 
(a) and (b) have been met and the person proposing to erect the structure has 
received a notice advising that the Director-General is satisfied:  

(a) the structure will be erected within and used for a maximum period of 4 weeks 
after which it will be removed within a period of 2 days and not erected again within a 
period of 6 months; and  

(b) the structure is not to be located where it could damage or endanger 
significant fabric including landscape or archaeological features of its curtilage or 
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obstruct significant views of and from heritage items.  

2. A person proposing to erect a structure of the kind described in paragraph 1 must 
write to the Director-General and set out the nature of the structure, the use for the structure 
and how long it will remain in place and the next occasion on which it is anticipated that the 
structure will be erected. If the Director-General is satisfied that the proposed development 
meets the criteria set out in paragraphs 1(a) and 1(b) the Director-General shall notify the 
applicant.  

Guidelines  

The cumulative impact of the multiple use of this standard exemption will be considered by the 
Director in the assessment of the simultaneous construction of a number of temporary 
structures or a succession of temporary structures which may have a prolonged adverse 
impact on heritage significance of the item.  

 

STANDARD EXEMPTION 12: LANDSCAPE MAINTENANCE 

1. Landscape maintenance which is of the type described below does not require 
approval under s. 57(1) of the Act:  

(a) weeding, watering, mowing, top-dressing, pest control and fertilizing 
necessary for the continued health of plants, without damage or major alterations to 
layout, contours, plant species or other significant landscape features;  

(b) pruning to control size, improve shape, flowering or fruiting and the removal of 
diseased, dead or dangerous material, not exceeding 20% of the crown of a tree within 
a period of 2 years; or  

(c) tree surgery by a qualified horticulturist or tree surgeon necessary for the 
health of those plants.  

NOTE 1: In relation to cemeteries, landscape features include monuments, grave markers, 
grave surrounds, fencing, path edging and the like.  

Guidelines  

Landscape features and gardens are fundamental to the setting of heritage items and are 
important to the appreciation of heritage significance.  Landscape setting is by its nature 
evolving and often requires more regular maintenance than other elements of heritage fabric. 
Horticultural advice may be required to ensure a regime of maintenance appropriate to the 
retention of heritage significance of a place. General advice about landscape maintenance is 
provided by The Maintenance of Heritage Assets: A Practical Guide Information Sheet 9.1 
Heritage Gardens and Grounds, printed versions available from the NSW Heritage Office.  

 

STANDARD EXEMPTION 13: SIGNAGE 

1. The erection of signage which is of the types described in (a) or (b) below does 
not require approval under s. 57(1) of the Act:  

(a) temporary signage which is located behind or on the glass surface of a shop 
window which is not internally illuminated or flashing and is to be removed within eight 
weeks; or  

(b) a real estate sign indicating that the place is for auction, sale or letting and 
related particulars and which is removed within 10 days of the sale or letting of the 
place;  

2. The erection of signage which is of the types described in (a) or (b) below does not 
require approval under s. 57(1) of the Act, provided that the Director-General is 
satisfied that the criteria in (a) and (b) respectively have been met and the person 
proposing to erect it has received a notice advising that the Director-General is 
satisfied:  

(a) the erection of non-illuminated signage for the sole purpose of providing 
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information to assist in the interpretation of the heritage significance of the item and 
which will not adversely affect significant fabric including landscape or archaeological 
features of its curtilage or obstruct significant views of and from heritage items; or  

(b) signage which is in the form of a flag or banner associated with a building used for 
a purpose which requires such form of promotion such as a theatre or gallery, which is 
displayed for a maximum period of eight weeks and which will not adversely affect 
significant fabric including landscape or archaeological features of its curtilage;  

3 A person proposing to erect signage of the kind described in paragraph 2 must write to 
the Director-General and describe the nature and purpose of the advertising or signage. If the 
Director-General is satisfied that the proposed development meets the criteria set out in 
paragraph 2(a) or 2(b), the Director-General shall notify the applicant.  

4. Signage of the kind described in paragraphs 1 and 2 must:  

(a) not conceal or involve the removal of signage which has an integral 
relationship with the significance of the item;  

(b) be located and be of a suitable size so as not to obscure or damage 
significant fabric of the item;  

(c) be able to be later removed without causing damage to the significant fabric of 
the item; and  

(d) reuse existing fixing points or insert fixings within existing joints without 
damage to adjacent masonry.  

Guidelines  

In addition to the requirements of clause 4 of the standard exemptions, signage may be 
controlled by development control plans or signage policies prepared by the relevant local 
council. The operation of the standard exemptions do not affect the requirements for consent  
by local councils or the need to satisfy any signage policies which may have been adopted by 
them.  

Additional forms of signage not addressed by this standard exemption may not require 
approval under section 57(1) of the Heritage Act if they satisfy the requirements of other 
standard exemptions such as Standard Exemption 7 (Minor Activities with no Adverse Impact 
on Heritage Significance) or Standard Exemption 8 (Non-significant Fabric).  

Signage in accordance with clause 2(a) of the standard exemption for the purpose of 
assisting the interpretation of heritage significance:  

• requires approval under section 57(1) of the Heritage Act if additional information is 
provided which is unrelated to heritage interpretation such as commercial promotion or 
sponsorship; and  

• must be in accordance with Interpreting Heritage Places and Items published by the 
NSW Heritage Office and available online.  

 

STANDARD EXEMPTION 14: BURIAL SITES AND CEMETERIES 

1. Development on land within a burial site or cemetery which is of the type described 
in (a), (b) or (c) below does not require approval under  

s. 57(1) of the Act:  

(a) the creation of a new grave;  

(b) the erection of monuments or grave markers in a place of consistent character, 
including materials, size and form, which will not be in conflict with the character of the 
place; or  

(c) an excavation or disturbance of land for the purpose of carrying out 
conservation or repair of monuments or grave markers;  

provided that there will be no disturbance to human remains, to relics in the form of 
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grave goods, associated landscape features or to a place of Aboriginal heritage 
significance.  

1 A person proposing to carry out development in the manner described in paragraph 
1(b) or (c) must write to the Director-General and describe the development proposed. If the 
Director-General is satisfied that the proposed development meets the criteria set out in 
paragraph 1, the Director-General shall notify the applicant.  

2 This exemption does not apply to the erection of above-ground chambers, columbaria 
or vaults, or the designation of additional areas to be used as a burial place.  

NOTE 1: Other standard exemptions apply to the maintenance, cleaning and repair of burial 
sites and cemeteries.  

Guidelines  

In addition to burial remains and artefacts, above ground cemetery elements may include 
headstones, footstones and other burial markers or monuments and associated elements 
such as grave kerbing, iron grave railings, grave furniture, enclosures and plantings. It is 
important that cemeteries listed on the State Heritage Register have a conservation policy or 
conservation management plan endorsed by the Heritage Council and that it records the 
history and significant fabric of the place with policies for conservation, relocation and the 
erection of new monuments and grave markers.  

Additional advice about the management of heritage cemeteries is provided in: 

• Cemeteries: Guidelines for their Care and Conservation, NSW Heritage Office, 1992;  

• Skeletal Remains, NSW Heritage Office, 1998;  

• Guidelines for Cemetery Conservation, National Trust of Australia (NSW), 2002.  

 

STANDARD EXEMPTION 15: COMPLIANCE WITH MINIMUM STANDARDS AND ORDERS 

1. Development which is required for the purpose of compliance with the minimum 
standards set out in Part 3 of the Heritage Regulation 1999 or an order issued under 
either:  

(a) section 120 of the Heritage Act 1977 regarding minimum standards of 
maintenance and repair; or  

(b) section 121S of the Environmental Planning and Assessment Act 1979 
regarding an order which is consistent with a submission by the Heritage Council 
under section 121S(6) of that Act;  

does not require approval under s. 57(1) of the Act.  

Guidelines  

This standard exemption is intended to facilitate and expedite compliance with orders and 
minimum standards of maintenance and repair.  

The Minimum Standards of Maintenance and Repair replaced the “wilful neglect” provisions of 
the Heritage Act in 1999. The minimum standards are contained in Part 3 of the Heritage 
Regulation 1999 and are reproduced in the Heritage Information Series published by the NSW 
Heritage Office. The minimum standards only apply to items listed on the State Heritage 
Register and relate to:  

• weather protection;  

• fire prevention and protection;  

• security; and  

• essential maintenance and repair to prevent serious or irreparable damage.  

Maintenance and repair which exceed the minimum standards in the Regulation may be 
exempt from approval under other standard exemptions (refer to #1 and #2).  
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Orders under s.121S(6) of the EP&A Act are those given by a council or other consent 
authority in relation to an item listed on the State Heritage Register, land to which an interim 
heritage order applies or a heritage item listed under an environmental planning instrument. 
Orders must not be given in relation to items listed on the State Heritage Register or land to 
which an interim heritage order relates unless the consent authority has given notice of it to the 
Heritage Council and considered any submission made by it.  

 

STANDARD EXEMPTION 16: SAFETY AND SECURITY 

1. The following development does not require approval under s. 57(1) of the Act, 
provided that the Director-General is satisfied that the criteria in (a) or (b) have been 
met and the person proposing to undertake the development has received a notice 
advising that the Director-General is satisfied:  

(a) the erection of temporarysecurity fencing, scaffolding, hoardings or 
surveillance systems to prevent unauthorised access or secure public safety which will 
not adversely affect significant fabric of the item including landscape or archaeological 
features of its curtilage; or  

(b) development, including emergency stabilisation, necessary to secure safety 
where a building or part of a building has been irreparably damaged or destabilised 
and poses a safety risk to its users or the public.  

2. A person proposing to undertake development of the kind described in paragraph 1 
must write to the Director-General and describe the development and, if it is of the kind set out 
in 1(b), provide certification from a structural engineer having experience with heritage items 
confirming the necessity for the development with regard to the criteria set out in 1(b) and any 
adverse impact on significant fabric. If the Director-General is satisfied that the proposed 
development meets the criteria set out in paragraph 1(a) or (b), the Director-General shall 
notify the applicant.  

Guidelines  

Development exempt under this standard exemption must be for the temporary or emergency 
securing of safety for users or the public. Permanent upgrading of site or building security may 
be exempt under other standard exemptions such as #7 (Minor Activities with no Adverse 
Impact on Heritage Significance) or #8 (Non-significant Fabric).  Development described in 
1(b) of this exemption is intended to apply in circumstances where there has been damage 
caused by a sudden change in circumstances of the building such as a catastrophic event, 
rather than safety risks which may arise from ongoing neglect of maintenance.  

Emergency maintenance and repairs such as required following a storm event may be exempt 
under other standard exemptions such as #1 (Maintenance and Cleaning) and #2 (Repairs).  
More intrusive means of upgrading security which may damage significant fabric will require 
the submission of an application under section 60 of the Heritage Act.  

Development in accordance with this exemption must be undertaken with minimal 
intervention to significant fabric.  

 

STANDARD EXEMPTION 17: MOVABLE HERITAGE ITEMS 

1 The temporary relocation of movable heritage items, including contents, fixtures and 
objects, to ensure their security, maintenance and preservation, for conservation or exhibition, 
to ensure health or safety, the need for a controlled environment for those heritage items, or to 
protect the place, and which are to be returned to their present location within six months, 
does not require approval under s. 57(1) of the Act.  

2 A person proposing to relocate a movable heritage item as set out in paragraph 1 
must advise the Director-General in writing of the proposed location and the reasons for its 
relocation. If the Director-General is satisfied that the temporary relocation meets the criteria 
set out in paragraph 1 the Director-General shall notify the applicant.  
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Guidelines  

Movable heritage items or objects which are listed on the State Heritage Register must be 
specifically referred to in the gazetted listing.  Unless specifically listed, the movable content of 
buildings such as furniture, paintings and other decoration is not movable heritage for the 
purposes of the Heritage Act which triggers approval requirements to “move, damage or 
destroy it”.  

The permanent relocation of an item of movable heritage such as listed ships or railway 
rolling stock will require the submission of an application under section 60 of the Heritage Act.  

Additional advice regarding movable heritage is provided by:  

• Objects in Their Place: An Introduction to Movable Heritage, NSW Heritage Office, 
1999; and  

• Movable Heritage Principles, NSW Heritage Office and Ministry for the Arts, 1999.  
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10.2 Management Plan Drawings (Tanner Architects, 2001). 

 


