4 March 2021

Planning Manager
Hepburn Shire Council

Via email: planningscheme@hepbum.vic.gov.au

Attention: Strategic Planning Department
Dear Sir/Madam,

RE:  Submission against Hepburn Shire Council proposed Planning Scheme Amendment C82hepb
236 Main Road, Hepburn (Old Hepburn Hotel, formerly Old Racecourse Hotel, Menz Hotel)

1. We act on behalf
of 236 Main Road, Hepburn (“the subject site”).

2. Hepburn Shire Council’s Planning Scheme Amendment C82hepb proposes to apply the Heritage Overlay
(HO987) over the subject site on a permanent basis. The existing building at 236 Main Road is proposed
to be individually listed (significant) as being of “local historic, rarity and representative significance to
Hepbum Shire as well as its significant potential to yield further information about Hepburn Shire™.

3. Our clients oppose the planning controls that Council are proposing to impose in relation to this property
for the following reasons.

4. The heritage citation lacks the level of robustness to adequately demonstrate inclusion of the property in
the manner contemplated.

9. The question would remain whether the demolition of this building would undermine the integrity,
character and significance of the Shire, and whether this would represent an appreciable loss of heritage
built form.

6. Firstly, it is noted that the original building was destroyed by two separate bushfires in the years 1906
and 19092,

1 0ld Hepburn Hotel Statement of Significance, Hepburn Shire Council, February 2020

2 Newspapers and Gazettes, Trove, National Library of Australia:

1906 fire - hitps://trove nla.qov. au/newspaper/article/114850618

1909 fire - hitps://trove nla.gov.au/newspaper/article/10705497 ?searchTerm=1909%20hepburn%20fire
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At Glenlyon the farm of Mrs John O'Neill,
who died on Monday, was atrucked, and the
corpse had to ba removed to s potato-feld.
Iiven the lid of the ¢ flin was burned. A$
Hepburn, Bellinzona, the boardinghouse of
the Misses Borsa ; the Mount Franklin shire
hall ; the Pyrites Company ; Mrs Uren’s new
hoardinghouse ; Vanzetta’s bakery, contain-
ing 125 bags of flour, several tons of hay,
and 100 tons wood ; Mrs Cullen’s; the whole
of the Chinese Camp, save the Joss-house ;
portion of Menz's hotel property; the resi.
dences ot Messra Alec and Ernest Meng,
Thownss Hart, Mrs M*Cracken's portion of the
Black premises, and Perini's, Tinetti's, Dick-
son's, Yanner's, Manley's, M‘Guinnoss's,
Dyers's, Wedyse's and other small cottages
opposite Misses Borsa's, were all destroyed.
The machinery of the Bruce’s No. 1 Com-
pany has heen totally ruined, everything
being inmashes. At the Glenmona the stables
are burned, but by ygreat exertion the
machinery was saved. On the Dry Diggings
road Kirkham's and Patterson’s residences
ace both gone,

Figu're71 Extract of The Riverine Herald - Echuca, VIC, Thursday 25 January 1906

FIRES IN THE COUNTRY.
——

: DA\'LWO' RD.—The gl‘ld":amd I:::elu:t
lepburn, the property estate e
Mr. Abel Menz, was destroved by fire on Wed-
nesday morning, together with the contents, the
property of Mis. H. Harvey, the licensee. The pro-
perty was insured for £345 in the Northern Com-

y and £200 in the Royal. The furniture was
'::m'ﬂ in the Norwich Union for £325, which
includes £330 on the piano, which was not burnt,
being in & hall ining at the time of the
fire.

Figure 2 Extract of The Argus - Melbourne, VIC, Thursday 27 May 1909

7. The building that currently exists on the site was reconstructed in 1911 by Abel Menz, a goldminer/hotelier
of German descent, and does not form part of the original built form of 19t century Daylesford/Hepburn.
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10.

1.

12.

Similar to other Victorian goldfield areas, 19™ century Daylesford/Hepburn attracted a large cohort of
foreign nationals — most notably the Chinese and the Swiss-Italians from Tincino, Switzerland®. While
German and other European nationals were present, it is understood that they were not as prominent as
the Chinese and Swiss-Italian cohorts.

The citation report appears to conflate German and Swiss-Italian built form, and does not appropriately
delineate between the subject site and other hotels constructed in 19t century Daylesford/Hepburn (such
as the Swiss Mountain Hotel in Blampied and Carlo Traversi's Hotel and Dance Hall previously located
in the area boarded by Raglan Street, Vincent Street North and Howe Street, Daylesford).

Notably, it appears the Swiss Mountain Hotel in Blampied has retained its original built form since its
construction in 1865, and has been trading as an ongoing commercial/accommodation venue since its
inception. In contrast and as noted above, the current building on the subject site has been reconstructed
twice due to the original building being destroyed by bushfires in 1906 and 1909, and the venue ceased
trading as a business in 2019. The building has been disused since its closure and the integrity of the
building has not been maintained.

The citation report also fails to acknowledge that extensive internal and external alterations to the building
that have been carried out over time, save for the side and rear additions.

The building has been substantially modified internally by the previous owners (from early 2000s to 2019),
including opening up and removing internal walls to accommodate the previous use of the building as a
live music venue®.

3 Swiss-Italian, Chinese and Other Groups on the Goldfields, Heritage Study Daylesford and Glenlyon Conservation Study,
Part 2, Volume 1 Environmental History, Mary Grant, May 1995, pg. 5
4 Source: https://www_hepburnadvocate.com.au/story/5934510/last-call-at-old-hepburn-hotel-before-closure/
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Figure 3 Photos of internal of the building - dated 2018 from website

Figure 4 Photos of internal of the building - dated 2018 from website
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13.

14.

15.

Figure 5 Photos of intenal of the building - dated 2016 from website

The building on the site is not considered to be an intact or “rare surviving example of a single-storey
timber weatherboard hotel™, noting the original building in fact did not survive the two previous fires and
the hotel use has ceased as of 2019. There is insufficient justification provided in the citation to accept
the association of this building is capable of yielding further information of mid-19% century Swiss-Italian
migration to Victoria.

Further, it is noted that no Heritage Study has been prepared by the Council to support this amendment
to include the subject site into a permanent heritage overlay. It is understood that Council released and
adopted the Hepburn Heritage Strategy 2020-2030 in June 2020. The subject building is not mentioned
within this strategy, despite the strategy detailing the history of mid-19t century Victorian goldfields and
the settlement patterns of a diverse range of ethnic groups (including the Swiss-Italian miners) to this
region®.

The building’s association with Swiss-Italian migration is considered dubious as the building was
reconstructed twice and most recently in 1911 — almost 40 years after the 1854 early gold rush period of
the Hepburn Springs goldfields. While the building may appear to represent a type of architectural style
built at a particular time, it is important to acknowledge that the current building on the site is not an intact
example of mid-19% century built form. The building has been substantially internally and extemally
modified in recent years, and lacks a well-considered and reasoned response to the historical context
linked to the Hepburn Shire.

5 Heritage Citation Report, Hepburn Shire Council, February 2020, pg. 2
6 Hepburn Heritage Strategy 2020-2030, adopted June 2020, pg. 15
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16.

17

18.

19.

20.

21.

For that reason, the aesthetic significance as a “rare surviving example’ is, with respect, an overreach.

The building does not provide any significant contributory elements in the statement of significance and
the citation lacks the rigour of assessment for justification in the manner intended by the Planning Scheme
Amendment.

There is nothing significant about this building that warrants protection as a heritage building, nor is there
any significant justification in the context of a broader precinct.

The strengthening of heritage policy within the Hepburn Shire Planning Scheme may be considered a
worthy exercise, however the retention of significant buildings needs to be carefully assessed to avoid
inaccurate or unremarkable classifications that do not contribute to the proposed heritage control.

On behalf of our client's we respectfully request that the existing building is removed from any heritage
listing and controls.

Mapping Inconsistencies

In addition, it appears that there is a mapping error on the exhibited explanatory report. The exhibited
documents appear to propose permanent heritage overlay across the entire site:

Land affected by the amendment

The amendment applies to the Old Hepburm Hotel at 236 Main Road Hepbum Springs, shown in
Figure 1 below

Figure 6 Extract of c82hepb explanatory report

7 Heritage Citation Report, Hepburn Shire Council, February 2020, pg. 2
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22. ltis noted that the interim heritage controls that were introduced under Amendment c79hepb only affect
the existing building toward the front of the land:

Figure 7 Extract of VicPlan, 2021

23. As Council are aware, the landowners hold a live planning permit (PA1426) which allows for, amongst
other things, buildings and works to provide 6 accommodation units, change of use of the hotel to a
function centre and associated buildings and works, and 7 lot subdivision.

24. The landowners have commenced the lawful subdivision of the land in accordance with the approvals. It
would be highly inappropriate for Council to now pursue heritage controls across the entire lot, particularly
given that the statement of significance does not speak to the surrounding area, and is confined to the
existing building only. Should permanent heritage controls ultimately be imposed over the building, the
mapping and relevant documentation is required to be amended to accurately reflect the extent of those
controls.

If you have any questions please do not hesitate to contact me on ||

Yours Faithfully,
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From:

To: Planning Scheme
Subject: Amendment C82 Old Hepburn Hotel
Date: Wednesday, 24 February 2021 3:02:55 PM

I am writing to oppose the above application. I believe that the building is derelict and has
been neglected by previous and current owners that it is not worth the legal effort for
something that is an eyesore. The claim that it is heritage significant is a long stretch of the
imagination. There are other more significant buildings in the shire that need protection

than this.

If the building is retained the possibility of using it as a commercial business is now not in
keeping with the residents surrounding it.

With the current approved permit for 7 residential blocks and if demolished a possible 4
more it would be a more appropriate use of land.

Especially when there is a shortage of affordable residential housing.In the past 5 years
there has been at least 20 new residences built within 300 metres. So I think a complete
residential zone would be the best outcome.

Thankini iou from a rateiaier and resident of 21 years



To: Planning Scheme
Subject: Hepburn Planning Scheme Amendment C82hepb submission
Date: Wednesday, 3 March 2021 1:41:26 PM

This submission objects to the Amendment to apply the Heritage Overlay (HO987 Old
Hepburn Hotel) on a permanent basis to the Old Hepburn Hotel at 236 Main Road
Hepburn Springs.

In the less than 20 years that we have been patrons of the Old Hepburn Hotel, it has
undergone at least two significant renovations, neither of which heralded back whatsoever
to a Swiss Italian or German heritage.

Consequently it is difficult to visualize "the high potential of the site and building to yield
further information about the history of the Swiss Italian and German migration to the
area", so described in the Heritage Advisors investigation.

As the whole area is known for its Swiss Italian heritage there is a "potential " for
numerous properties in the area to yield further information about the history of the Swiss
Italian and German migration. The sudden application for a heritage overlay by the
Council onto a property purchased in good faith without this impediment upon their
property, is of concern. Adverse economic effects may result if investors are deterred from
mvesting into the Shire if the Council develops a reputation for "moving the goalposts" on
property owners. If the Council believed that this overlay was of merit, it should have been
done while the Old Hepburn Hotel was a going conern.

We requested information from the Council regarding the owners plans for the site and
the timing of the instigation of the overlay, as it may have been relevant to the need for
any submission to Amendment C82hepb. But this information was not forthcoming prior
to the submission's deadline.



From: -

To: Planning Scheme

Subject: Objection to Old Hepburn Hotel

Date: Wednesday, 3 March 2021 8:05:34 AM

To whom it may concern

I wish to make an objection re Old Hepburn Hotel gaining a Heritage listing .
There 1s nothing heritage about this building inside or out .
- The original bar and bedrooms and toilets have been demolished years ago

- The old stove in kitchen has long been removed
- All original windows except 1 have been replaced by bigger ones

- The path has been changed into a ramp nothing heritage about it whats so ever
_ I worked there on and off since the age of 15 (now 61) so have seen first hand all the
changes over the years, its nothing like it was when Bing & Aileen Baker owned it

Also when the building was up for sale there was no talk of it becomming a heritage
building and 1 think it is extremely unfair to try and do it now to the new owner .

A plaque could be place at the site with all owners and dates for the history of the
building

Just because something is old ...does not make it a heritage
Thankyou for your time ...

Cheers -
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