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DA Application Reference: DEV2020/1134/18 
Staged Development at 39 Abbotsford Road, 
Bowen Hills - Lot 1 on SP287744 
 

Work to a local heritage place - ‘Abbotsford’ 
 
HERITAGE SUPPORT TO PROPOSED CHANGES 
AS PART OF A MINOR CHANGE APPLICATION 
 
 
 
This report provides heritage support to a number of proposed changes to the approved work to 
be carried out to the heritage place - ‘Abbotsford’, as part of a Minor Change Application.  This 
heritage support is provided in relation to those changes which impact on the heritage fabric 
only.  Other changes are included in other documentation lodged with the minor change 
application, such as to the ground floor of the heritage building. 
 
Reference documents. 
 

− Architectural drawings by DKO Architects (see list of drawings in Appendix 1.) 

− Brisbane City Council Heritage Citation dated April 2015 (see copy in Appendix 2). 

− ‘Memorandum of Heritage Advice’ dated 26 November 2025 prepared by GJM Heritage 
(EDQ heritage consultant) in relation to previously requested changes (see copy in 
Appendix 3). 

− Approved drawings and conditions of approval DEV2020/1134/18 (Properly made date 
25 August 2024). 

− (Copy of the drawings with ‘purple mark up’ referred to in the ‘Memorandum of Heritage 
Advice’.) 

 



David Carter Architect 
Ph: 0414 396 844 – Email: dsc543@gmail.com – ABN 39 709 808 681 

 

2015-0202 ‘Abbotsford’, 39 Abbotsford Rd, Bowen Hills 
Heritage Report 2015-0202-HR01   Page 2 

Some changes were discussed at a Prelodgement Meeting held on 23 October 2025 between 
Jocelyn Bower (Principal Planner, EDQ), Phil Cristaldi, (Mecone – planners/applicant), Peter 
Tan and Aaron Jeanneret-Gris (Cintra/owner), David Carter (David Carter Architect/owner’s 
heritage architect) and others. 
 
These changes were discussed in more detail at an online meeting on 25 November 2025 
which was attended by Jocelyn Bower (Principal Planner, EDQ), Phil Cristaldi, (Mecone – 
planners/applicant), Peter Tan and Aaron Jeanneret-Gris (Cintra/owner), Ryan Alwi (Binah/main 
contractor), Renae Jarman and Jess (GJM Heritage/EDQ heritage consultant), David Carter 
(David Carter Architect/owner heritage architect) and representatives from DKO (client 
architects). 
 
The proposed changes which were discussed at this online meeting were included in a 
‘Memorandum of Heritage Advice’ dated 26 November 2025 prepared by GJM Heritage (EDQ 
heritage consultant).  (A copy of this memorandum is included in Appendix 3.) 
 
These proposed changes will be discussed first, and are as follows: 
 

PROPOSED CHANGE – EXTERNAL PAINT COLOUR SCHEME 
 
Description 
It is proposed to change the approved colour scheme to a colour scheme using predominantly 
lighter colours with some highlights in contrasting colours. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’:  (Note: This does not provide the 
colours being proposed.) 
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Proposed colours (including materials with natural finish): 
 

 
Proposed colour scheme for painted surfaces.  
(Extract from the drawings.)    (DKO Architecture) 
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The proposed colour scheme for painted surfaces uses some traditional colours together with 
other colours, applying them in a way which harmonises with the aesthetic of the overall 
development. 
 

 
Part of the west elevation showing the colour codes.  (East elevation similar.)   (DKO Architecture) 
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Part of the north elevation showing the colour codes.  (South elevation similar.)   
(DKO Architecture) 
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(Please refer to the drawings for the full extent of the proposed materials and finishes.) 
 
Applicant heritage support 
 
‘Abbotsford’ is included in the Local Heritage Place Sub-category of the Heritage Overlay of 
Brisbane City Council City Plan 2014 Planning Scheme.  Colour schemes for painted surfaces 
(which excludes the natural finish of materials, such as galvanised roof sheeting) for local 
heritage places are not controlled by Brisbane City Council.  Owners of local heritage places are 
free to use paint colours of their choice, the principle being that these do not materially affect the 
fabric upon which they are applied and can be easily changed. 
 
The colour schemes for painted surfaces included in the BCC guideline documents are for the 
guidance of owners who want to replicate authenticity.  Heritage places of State significance are 
required to use the original colour scheme based on evidence (such as by analysis/scrapings), if 
it exists, or by using traditional colour schemes, such as the ones in the BCC guidelines.  The 
use of any other colour scheme is not prohibited – it just requires a level of assessment to 
ensure that the proposed colour scheme does not detrimentally affect the appearance and 
appreciation of the heritage place. 
 
While it is understood that EDQ can apply conditions contrary to those applied by BCC in similar 
circumstances, it seems unreasonable to impose an unfair onus on the owners of this local 
heritage place, thus setting it apart from other local heritage places outside EDQ’s control. 
 
Proposed resolution 
 
Consideration is to be given for approval. 
 
 

PROPOSED CHANGE – CENTRAL DOORWAYS TO THE EAST 
 
Description 
It is proposed to change the doorways to the first floor at the centre of the east elevation. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
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Applicant heritage support 
 
The redundant opening to the north of the central doorway to the hallway serving the original 
stairway (which is to be dismantled and stored) is to be retained and infilled with contemporary 
materials to indicate the location of the original stair.  This will assist in the understanding and 
interpretation of the place. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
 
 

PROPOSED CHANGE – REMOVAL OF NEW REAR STAIR 
 
Description 
It is proposed to delete the new stair which was to be added at the rear of the building for fire 
escape purposes. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 
 
Applicant heritage support 
 
The new stair was considered to be required for fire escape purposes but, based on advice, this 
is no longer required.  The absence of this new element means that the verandah can be 
uninterrupted and returned to its original form. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
 
 

PROPOSED CHANGE – REMOVAL OF PROPOSED REAR ANNEXE. 
 
Description 
It is proposed to remove the proposed new annexe on the eastern side of the building and 
reinstate the original wrap around verandah. 
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Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 

 
 
Applicant heritage support 
 
The proposed annexe was required to service the rooms on the first floor.  A reconfiguration of 
the interior of the first floor as well as revising the PWD access requirements has meant that the 
annexe is no longer necessary.  The toilets have been included in the reconfiguration of the 
floor plan.  This enables the reinstatement of the full extent of the original wrap around verandah 
to the eastern side of the building, which is considered to be a very significant improvement. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
 
 

PROPOSED CHANGE – VERANDAH POSTS TO FRONT (WEST) 
ELEVATION 
 
Description 
It is proposed to align the verandah posts with the stair handrail on the front (west) elevation. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
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Applicant heritage support 
 
The verandah posts and front stair handrails were misaligned.  This change will correct that 
error. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
 
 

PROPOSED CHANGE – EXTERNAL CLADDING 
 
Description 
 
Removal of all the external cladding, restoring and reusing sound boards and refitting them to 
the external walls together with new boards to match existing. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
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Applicant heritage support 
 
It is proposed to remove all external chamferboard cladding, select sound boards and restore 
(remove all paint and repair where required) for reuse, if possible.  This will include any 
matching salvaged chamferboards from the dormers which are to be fully demolished.  The 
removal of all the external cladding will allow structural components to be added to the wall 
frames (tie-downs, bracing, etc), the installation of services (electrical cables, conduits, etc, 
water services, plumbing, etc) as well as the installation of a waterproof membrane and 
insulation into the walls without affecting any of the internal linings.  Reused boards will be 
refitted and new boards milled to match the profile of the original boards.  Where possible this 
will include the use of the same species of timber. 
 
This is considered to be the most beneficial way of satisfying many conflicting requirements - 
improving the structural integrity of the building, including meeting current code compliance, 
installing the necessary services, etc, whilst retaining and reusing as much of the original 
heritage fabric as possible. 
 
It is not practical to assess the underlying condition of the cladding in situ, partly due to the 
likelihood of lead-based paint having been used as a base layer.  (Complete removal of the 
boards allows any lead-based paint to be removed in an approved way.)  Also partial removal of 
the boards on the elevations does not allow the other requirements (structural, services, etc) to 
be met. 
 
It is considered that this change is consistent with best heritage practice to achieve a 
satisfactory heritage outcome and is to be supported.  
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Proposed resolution 
 
Consideration is to be given for approval. 
 
 

PROPOSED CHANGE – CHANGES TO INTERNAL OPENINGS 
 
Description 
Various changes to the internal openings as described in the extract from GJM Heritage 
‘Memorandum of Heritage Advice’ below. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 
 
Applicant heritage support 
 
The revised openings have been carefully considered to minimise impacts on the original 
heritage fabric and to maintain the legibility and spatial arrangement of the original plan form.  
The proposed interventions occur substantially within areas already approved for modification 
and have been designed to retain significant elements of the original fabric wherever 
practicable. 
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The openings have been detailed to retain nibs and heads to assist with the understanding of 
the original room layout as is common heritage practice. 
 
The revised arrangement supports the ongoing adaptive reuse of Abbotsford without 
fundamentally affecting the understanding of the original spatial arrangement of the building. 
 
Proposed resolution 
 
Compliance with the requirements of the ‘Memorandum of Heritage Advice’ should achieve 
approval. 
 
 

PROPOSED CHANGE – TWO NEW FRENCH DOORS TO HALLWAY 
 
Description 
It is proposed to remove the door leaves, toplights, frames, architraves, etc from the two existing 
doorways at the western end of the hallway, increase the openings and install two pairs of 
contemporary French doors into the new openings.  All original heritage fabric is to be identified 
and carefully stored on site. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
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Part of the first floor demolition drawing showing       Part of the first floor plan showing the new French 
the extent of the new openings.  (DKO                      doors.  (DKO Architecture) 
Architecture) 
 
 

 
Section through the hallway showing the proposed French doors.  (DKO Architecture) 
 
Applicant heritage support 
 
While the two Multi Purpose Rooms will function independently, there will be occasions when 
both rooms are required to be used together.  This increases the opportunity of using the 
combined rooms for larger functions, which the existing arrangement inhibits. 
 
This revised arrangement has been developed to improve the functionality and adaptability of 
the adjoining spaces which are important considerations for the adaptive reuse of heritage 
places. 
 
The intervention remains readily distinguishable as contemporary work and does not materially 
diminish the heritage significance of the place. 
 
Whilst retention of the existing doors remains the preferred conservation outcome where there 
are multiple examples of the same original heritage elements in some instances it can be 
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acceptable to remove some in order to achieve other requirements.  In this case only two of the 
original four doorways are to be removed and the proposed arrangement preserves the legibility 
and spatial arrangement of the original plan form.  The two remaining original doorways provide 
an understanding of the original heritage fabric and detailing. 
 
The removed heritage components (door leaves, toplights, frames, architraves, etc) will be 
stored on site and can easily be refitted, thus meeting the heritage outcome of reversibility. 
 
Proposed resolution 
 
The revised arrangement is deemed to be an acceptable heritage outcome and consideration is 
to be given for approval. 
 
 

PROPOSED CHANGE – CEILING CHANGES FOR REVISED STAIR 
 
Description 
It is proposed to change the extent and location of the ceiling to be demolished to accommodate 
the revised stair design. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 
 
Applicant heritage support 
 
The change will require the removal of different parts of the original timber floor to facilitate the 
revised stair location.  The extent is similar to that which has already been approved. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
 
 

PROPOSED CHANGE – GROUND FLOOR CHANGES 
 
Description 
It is proposed to modify the approved ground floor arrangement through the provision of an 
additional glazed wall and associated adjustments to the internal layout. 
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Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 
 
Applicant heritage support 
 
These changes are intended to improve the functionality, flexibility and operational requirements 
of the ground floor accommodation whilst maintaining the approved adaptive reuse objectives 
for the building. 
 
Proposed resolution 
 
In their ‘Memorandum of Heritage Advice’ GJM Heritage noted that, although limited detail had 
been provided during the pre-application discussions, the proposed ground floor changes were 
broadly consistent with the January 2020 concept plans and did not appear to result in any 
additional adverse impacts upon the heritage significance of the place. The memorandum 
concluded that the proposed changes were acceptable from a heritage perspective. 
 
Consideration is to be given for approval. 
 
 

PROPOSED CHANGE – INTERNAL STAIR RELOCATED 
 
Description 
It is proposed to relocate and reconfigure the previously approved internal stair between the first 
and second floors. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 
 
Applicant heritage support 
 
The revised stair arrangement has been developed as part of the broader refinement of the 
internal layout and adaptive reuse strategy for Abbotsford. The change involves repositioning 
the stair within areas already approved for intervention and coordinating the associated internal 
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partitions, openings and ceiling modifications necessary to accommodate the revised 
configuration. 
 
The revised configuration has also allowed associated interventions, including partitions and 
ceiling modifications, to be consolidated into a more coherent and practical arrangement. By 
rationalising these works, the proposal avoids unnecessary fragmentation of spaces and 
reduces the potential for cumulative heritage impacts. 
 
More importantly, the new stair location preserves the original spatial arrangement of the two 
rooms on the northern side of the building. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
 
 

PROPOSED CHANGE – CHANGES TO INTERNAL PARTITIONS 
 
Description 
It is proposed to revise the location and extent of a number of internal partitions on the first floor 
of Abbotsford as a consequence of the reconfiguration of the approved internal stair and 
associated circulation spaces. The revised partition arrangement includes alterations to the 
layout of Rooms 1.5 and 1.6 and the creation of a new Room 1.7, together with the 
rationalisation of adjoining spaces to support the revised adaptive reuse strategy for the 
building. 
 
Extract from GJM Heritage ‘Memorandum of Heritage Advice’: 
 

 
 

 
 
Applicant heritage support 
 
The revised partition layout has been developed to improve the functionality, circulation and 
practical operation of the first floor accommodation whilst ensuring that the significance of 
Abbotsford remains readily legible and understandable. 
 
Proposed resolution 
 
As can be seen from the GJM Heritage ‘Memorandum of Heritage Advice’, this change was 
supported and consideration is to be given for approval. 
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PROPOSED CHANGE – CHANGES TO CEILINGS 
 
Description 
It is proposed to remove all the existing ceilings and cornices to the first floor and to install new 
vj boarded ceilings. 
 
This change has not been previously discussed. 
 
Applicant heritage support 
 
There is substantive evidence to suggest that the original ceilings were timber vj boards fixed to 
the underside of the floor joists of the floor above (see photos below).   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
View above the existing ceiling.   Floor framing above the ceiling showing remnant 

fixings of the original vj ceiling boards. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Ceiling framing.     Walling and remnant vj boards adjacent. 
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Section through the MPRs showing the proposed ceilings.  (DKO Architecture) 
 
It would appear that the extant fibrous (horsehair) plasterboard ceilings and cornices were 
installed when the building was altered which included the construction of the large dormers to 
the upper (second) floor.  (See the BCC Heritage Citation for further information.).  The 
substantially lowered extant ceilings were likely due to accommodating the plumbing and waste 
pipes for the wet areas above. 
 
In the Multi Purpose Rooms (MPR 01 and 02 - Rooms 1.4 and 1.5) it is proposed to reinstate 
the beaded vj boards as the new ceilings which will also return these rooms to their original 
ceiling heights.  These will be fixed slightly below the existing upper floor framing to allow for the 
introduction of additional structure to the floor framing due to its required structural upgrade.  
(Installing the new ceilings slightly below the existing floor framing will also allow the floor 
framing above to remain mostly untouched except for connections with the new structure and 
ceiling framing.) 
 
In the other rooms (kitchens, WCs, store, etc) the ceilings are to be at a lower level, similar to 
the levels of the existing ceilings.  This will also allow the floor framing above to remain mostly 
untouched except for connections with the new structure and ceiling framing.  The additional 
ceiling space will also provide room for the internal air-conditioning air handling units which will 
have grilles to the rooms below as well as to the bulkheads in the MPRs. 
 
Proposed resolution 
 
There are justifiable heritage grounds for the existing ceilings to be removed and vj ceiling 
boards matching the original to be reinstated.  Consideration is to be given for approval. 
 
 

CONCLUSION 
 
Some changes have been discussed and agreed to previously. 
 
Further heritage support has been provided to changes where additional justification was 
requested. 
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Changes to the ceilings are new and have been supported on heritage grounds. 
 
There are many proposed changes to the approval which return the building closer to its original 
form and improve the understanding of the heritage place, such as; 
 

− Removal of the rear annexe and reinstatement of the wrap around verandah to the rear; 

− Removal of more recent ceilings and the reinstatement of some of the ceilings to match the 
original; 

− Removal of the rear stair; 

− Relocation of the internal stair which restores the spatial qualities of the original rooms. 
 
It is considered that these improvements more than compensate for the removal of the two 
doorways in the hallway. 
 
All the changes have been justified on sound heritage principles and should be approved. 
 
Should there be any queries or additional information required, I will be happy to discuss them. 
 
 
 
 
 
……………………………………………. 
 
David Carter 
 
Principal, 
David Carter Architect 
Heritage - Architecture - Urban Design – Town Planning 
(0414 396 844) 
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APPENDIX 1 – ARCHITECTS DRAWINGS (DKO) 
(ISSUED 11.06.2026) 
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APPENDIX 2 - BRISBANE CITY COUNCIL HERITAGE CITATION 
April 2015.  (From BCC Local Heritage Places online – page updated June 2022) 
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APPENDIX 3 – MEMORANDUM OF HERITAGE ADVICE FROM 
GJM HERITAGE 26 NOVEMBER 2025 
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APPENDIX 1 
ADVICE OF PROPOSED CHANGES BY DAVID CARTER ARCHITECT FOR 
PRELODGEMENT MEETING 
 

 



David Carter Architect 
Ph: 0414 396 844 – Email: dsc543@gmail.com – ABN 39 709 808 681 

 

2015-0202 ‘Abbotsford’, 39 Abbotsford Rd, Bowen Hills 
Heritage Report 2015-0202-HR01   Page 38 

 


