
IN THE MATTER OF: the Planning and Environment Act 1987 ("The Act") 

- and - 

IN THE MATTER OF: the Proposed Amendment C 25 to the Port Phillip Planning 
Scheme 

WRITTEN SUBMISSION ON BEHALFOF 
THE ESPLANADE ALLIANCE 

A. INTRODUCTION 

1. This submission is made on behalf of the Esplanade Alliance (the Alliance), an 

association formed to give members of the City of Port Phillip communities a voice 

on issues relating to the social, cultural and built environment in the area of 

Esplanade and its immediate environs. 

2. The Alliance and its members have a long history of involvement in shaping 

development issues throughout the City. The Alliance's principal objective is to 

ensure that the special qualities that characterise the Esplanade area of the City of 

Port Phillip and its environs are maintained and enhanced. 

3. The Esplanade Hotel (the Espy) is one of the key sites in the City of Port Phillip. Its 

special place in the community's cultural and social structure is clear from the 

community's sustained resistance to successive development proposals over the last 

two decades — most recently, Becton's attempt to obtain planning approval for the 

construction of a 38-storey tower immediately behind the hotel. 

	

3.1 	The Espy is also significant in broader metropolitan, regional and national 

contexts. The intervention of the Minister for Planning and the very 

existence of proposed Amendment C 25 (the Amendment), the sole 

purpose of which is to plan for the site of the Espy, is testament to its 

importance as a historical and social landmark. 

	

3.2 	The Espy occupies a rare niche in the Melbourne and indeed the Australian 

music scene. Ever since its construction in 1878, the Espy has played host 

to regular live music performances. It developed a reputation for nurturing 
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and supporting independent Australian musicians from the 1920s to the 

21st  century. 

	

3.3 	In the last few decades, the Espy has become one of Australia's most 

significant venues for new artists. It is an egalitarian and widely accessible 

space. Its traditional open door policy, physical intimacy, lack of 

pretension, sense of history, and promotion and support of artists and 

musicians on the commercial fringe, are key ingredients in its on-going 

contemporary appeal. Its live entertainment is more often than not original, 

innovative and experimental. It is an incubator of new and untried 

musicians and comedians, and has been the place where many now well-

known Australian artists and bands first took to the stage. This formula is 

commercially successful and has been continually renewed by the hotel, its 

artists and patrons. The Espy is now a must-have on every young 

Australian non-mainstream musician's CV, and a must-see for any 

backpacker carrying the Lonely Planet Guide to Australia (for a detailed 

history see The Esplanade Hotel 1878 -? An exploration of the Espy's 

cultural significance, Paine and Shaw, 1998). 

	

3.4 	These qualities need to be fully recognised and valued and cannot be 

taken-for-granted or dismissed as peripheral. Neither can the potential 

negative impact of any new development on the site, including the use/s of 

that new development, on the continuing role of the Espy be denied or 

ignored. 

4. The Espy site is also crucial to the future of St Kilda as a residential area. The 

immediate environment includes one 15-storey apartment block, one 10-storey 

apartment block (both a blight on the street-scape), and two streets of Victorian-era 

housing — dating from 1855, and typically built on a intimate scale — with a typical 

height of one or two levels. Apart from the two apartment blocks, the street-scape is 

characterised by a close relationship between the houses and the street, a variety of 

styles and an intimacy of scale. Development of the Espy site could overwhelm the 

local street-scape, unless an appropriate scale and interface with the streets is 

achieved. 

5. In this submission, the Alliance addresses three broad issues: 
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5.1 	retention in the Amendment of references to the cultural and social 

significance of the Espy, with particular emphasis on the role played by the 

Espy in the life of the City of Port Phillip and beyond; 

	

5.2 	containing the building envelope, so as to protect the aesthetic integrity of 

the Espy and avoid overwhelming the surrounding residential and 

recreational uses; and 

	

5.3 	retention of design objectives in schedule 12 to the Design Development 

Overlay (DDO). 

B. CULTURAL ISSUES 

6. That the Espy produces such extraordinary depth of feeling is a phenomenon in 

itself. Thousands of people objected to Becton's original redevelopment proposal; 

thousands turned out ten years earlier to support community opposition to Evindon's 

redevelopment proposals. The construction of legend carries its own momentum, of 

course, assisted by media coverage and a general popularisation. But why does the 

Espy consistently receive such supportive media coverage? The answer to this is 

that Melbourne's journalists, photographers, subs and editors also love the Espy. 

The depth and breadth of passion about the Espy is continually surprising. 

7. Why? What is it about this place? It is tempting to explain it as part of young 

Melbourne people's dreaming, but easier to describe through example. 

	

7.1 	The musician Paul Kelly is one of Australia's most loved singer- 

songwriters. His song "From St Kilda to Kings Cross", which immortalises 

the Hotel Esplanade and its sunset bar, is probably the song most 

associated with his transition to fame. When asked to name a place 

associated with Paul Kelly, most people who know his music would name 

the Espy. It is the case with Mark Seymour and Hunters and Collectors, 

Tex Perkins and The Cruel Sea, Fred Negro and the Gravy Billys and the 

Shonky Tonks, Colin Hay and Men at Work, Joe Camillieri and the Black 

Sorrows, all musicians and bands and songs inextricably linked to the 

Espy. These songs have become theme songs for thousands of people who 

have patronised the Espy, representing and evoking particular periods in 

their lives. 
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7.2 	The thing that makes the Espy particular is that, whereas most major music 

venues play well-known acts, the Espy picks up unknowns. All well-

known musicians or bands have a transition phase between anonymity and 

fame: on rare occasions that phase lasts overnight, more often it takes 

years. There is something very special about hearing a great song in one of 

its earliest performances, in intimate surroundings, knowing that this song 

and its performer will become great. Kate Ceberano, Baby Animals, the 

Sports, Painters and Dockers, Archie Roach, Deborah Conway. And 

comedians: Greg Fleet, Anthony Morgan, Trevor Marmelade, Andrew 

Goodone, Peter Grace and so many more, many who have now made it 

into mainstream, started in the Gershwin Room, before audiences who 

could see that they were good. This is part of what the Espy is known for. 

8. There are performers before and since this period who have had similar impacts on 

other audiences. Just as the musos and comedians pass through — although many 

return to do special, small gigs at the Espy because they love the place too — so do 

the audiences. Successive generations have their own theme songs from their Espy 

days, starting from the 1920s. Generations continue to pass through. While the Espy 

is renowned for its comfortable and welcoming air to an amazing range of punters, 

classes, styles, subcultures and ages, it plays its most important role to people in 

their 20s and 30s — the time when they're out and about, discovering new things, 

friends, loves, ways of being. These are the times when the songs you hear for the 

first time stay with you for the rest of your life. When I mention the Espy to my 

students there is a frisson of recognition: I've no idea of the bands they see, but their 
experience is similar to mine, twenty years later ... 

9. The suggestion made by Becton's advocate, that the basis for amendment C 25 is to 

"freeze for all time the current use of the site", is a misreading of the argument. The 
Espy is a conduit through which many forms of music, art, often but not necessarily 
alternative culture, pass. Over the last 100 years the Espy has had jazz, swing, big 

bands, rock 'n roll, Rhythm and Blues, punk rock, new wave, country, rockabilly, 

grunge, ska and funk. The task for those who appreciate this cultural significance is 

to ensure that the place keeps on keeping on for as long as cultural and economic 

logics make this use viable. The task is to create the conditions that will allow the 

Espy to keep evolving for as long as there are proprietors willing to maintain this 



(5) 

use and punters ready to support it. The task is to ensure that something so special, 

odd, different, is not nipped in the bud (or in its ripe age) by surrounding uses and 

developments that would make its continuing evolution impossible. 

10. The curious thing is that this objective appears to be shared by a wide range of 

parties. Becton's nominees to the Joint Working Group state unequivocally that: 

• any proposed development of the site should continue the use of the Espy Hotel 

in its established role as an incubator of independent Australian music, art and 

comedy talent 

• continue the use of the Espy Hotel as a venue accessible to a broad and diverse 

public 

• maintain the Espy Hotel as a key 'icon' of St Kilda's and Melbourne's cultural 

identity 

(Gallagher/Reed/Niven report, page 5, in the Esplanade Hotel Working Group Final 

Report, 2000). 

11. The symbolism of the Espy is enormous: like fame, its growth is exponential. The 

opposition to the Espy's redevelopment over the last 17 years has consolidated its 

imagery as a site of resistance to cultural homogenisation such that the image now 

builds on itself, producing such comparisons as to the Haight-Ashbury district of the 

1960s (from Americans). The Espy is legendary. The music and comedy are only 

two aspects. The sunset bar has the most famous view from any pub in Australia. 

The Espy kitchen is renowned for its good, cheap food, the public bar is where 

locals meet after work. The Espy has many small, interesting spaces, each of which 

has its own niche and its own life. That life changes constantly. The people who care 

say, let it live that life and die a natural death, in response to also continually 

evolving cultural trends. They say leave it alone. Don't force it. 

12. There would be few people in the City of Port Phillip that do not know of and have a 

view of the Espy. What better reason could a democratically-elected government 

have to protect a place? Again and again the Epy has been an election issue. Again 

and again, the defenders of the Espy are elected. There are few issues in Port Phillip 

for which the mandate is so clear. 
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13. It is for these reasons that objectives and strategies that express desires for the Espy 

must be included in the LPPF. That urban planning is not solely a set of legally 

enforceable land use and development controls is evidenced in the State 

Government's preparation of the Melbourne Metropolitan Strategy. A background 

paper to the MMS entitled 'Culture and the Metropolis' states: 

"Sustainability, well-being, social cohesion, identity and citizenship are all goals of 

urban planning - and culture is fundamental to them all." 

It goes on to say: 

"Diverse values should be respected. Not only because we wish to be tolerant of 

others but also because discourse between diverse values and understandings often 

stimulates communities to discover new visions. Cultural diversity, combined with 

tolerant, open attitudes and safe, attractive environments all help people to feel that 

they can fully participate in urban life... 

`One size fits all' planning policies will no longer work; a combination of people-

based and place-based policies will be needed. Place-based policies involve dealing 

directly with places and localities ... and place-making as an expression of cultural 

identity ... 

Projects related to urban iconography and neighbourhood character are aimed at 

providing public planners with insights into community perceptions of their sense, 

and pride, of place, and the real value (as opposed to real estate value) of civic and 

local surroundings. The results will affect the public planning process. This is 

culture in action ... 

In many senses cultural planning is already a part of urban planning ... [moving] 

beyond the arts and into the wider community, and [facilitating] both cultural and 

economic diversity." 

(Culture and the Metropolis, Technical Report 9, Planning Melbourne for the 21st 

Century, DOI, 2002, pages 1-4). 

14. If there remain any doubts that planning should deal with these matters, it might be 

useful to take the lead from the Minister for Planning who emphasises, in a media 

release issued last month, recommendations from this report that involve: 
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• implementing planning processes that emphasise the importance of the 

community and encourage local distinctiveness, and 

• helping local government undertake cultural planning to encourage and support 

local cultural activity and identity. 

15. There can be no more appropriate place in the Victorian planning system for 

inclusion of statements about the cultural role of the Espy than the Municipal 

Strategic Statement. 

16. There is a suggestion that the references to the Espy in Port Phillip's MSS are too 

specific. But the MSS already refers to Luna Park, the Palais Theatre, the St Kilda 

Triangle precinct, Acland and Fitzroy Streets. The Melbourne Planning Scheme in 

its MSS makes reference to the Queen Victoria Market, Chinatown, Collins Street 

East, Hardware Lane, Southgate, Crown Entertainment Complex, Westend and 

Lygon Street amongst other places. The precedent for identification of important 

places in an MSS and expression of municipal aspirations for those places has 

already been, most properly, set. 

17. There is a suggestion that some of the policy objectives of the MSS are not able to 

be implemented through planning scheme controls. This raises some interesting 

issues. 

	

17.1 	First, it has to be noted that many aspirations contained within MSSs are 

not directly achievable through the planning system in its most narrow 

definition. The role of the MSS, as a strategic document, is to outline 

visions as well as outcomes. There are mechanisms available to Councils 

other than planning tools through which various of these visions can be 

achieved: funding arrangements, use of local arts policies, housing policies 

and so on. That the standard zones and overlays allow so little to be 

implemented perhaps requires more attention to be given to them. 

	

17.2 	In the case of amendment C 25 however, the aspirations set out for the 

Espy are achievable through the proposed Design and Development 

Overlay, and the strategic basis for this overlay is contained in the MSS. 
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18. It is important not to confuse intangible values with vagueness. The Australian 

Burra Charter for Conservation of Places of Cultural Significance recognises 

intangible heritage through its identification of social and spiritual values. Articles 

23 and 24 state: 

	

18.1 	"Continuing, modifying or reinstating a significant use may be appropriate 

and preferred forms of conservation", and 

"Significant meanings, including spiritual values, of a place should be 

respected. Opportunities for the continuation or revival of these meanings 

should be investigated and implemented." 

	

18.2 	The aspirations contained in the proposed amendments to the policy 

framework refer to intangible values, but are not at all vague. 

19. It is interesting that Becton is willing to recognise a range of cultural activities and 

associated venues which are widely accessible (2nd  dot point 2 of clause 21.03-6) in 

order to preserve social and cultural diversity. (The Alliance supports Council's 

modification to this dot point.) 

20. Further, we note Becton's amendment of the 3rd  dot point in clause 21.04-6 so that it 
would read: "that places having local cultural value be supported for the 

contribution they make to the vitality, character and identity of the area". (We have 

no problem with this amendment.) It would appear to be at odds with Becton's own 

logic that the implementation of these visions be stymied by deletion of the 

strategies in clause 21.05 that would give them effect. 

	

20.1 	Diversity cannot be achieved or maintained without active intervention in 
the protection of those low-income places that are the first to go in a 
market-driven economy. Deleting the strategies in 21.05-1 would indeed 
make the earlier statements tokenistic. 

	

20.2 	The Alliance regards it as critical that the four dot points at 21.05-1 be 
retained. We do not find them in the slightest bit vague. 

21. We support Council's amendment to clause 21.05-2 only on the basis that the 

discussion regarding specific mention of the Espy in the broader St Kilda foreshore 
context in C36 does indeed occur. 
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22. We support Council's modification to the 4th  dot point at clause 21.05-6 and agree 

with its commitment to retaining the 3rd  dot point. Again, we note that deletion of 

that point as advocated by Becton would render the earlier, supported inclusion of 

vision statements about the Espy meaningless. 

23. The fear that the proposed insertions into the MSS would create a bias in favour of 

the operation of the Espy at the expense of residential amenity is unfounded. The 

objectives of ensuring that the use of the upper levels of the Espy and any 

development on the balance of the site do not create amenity conflict with the 

evolving use and operation of the hotel are about encouraging co-existence. These 

are also not without precedent. The MSS of Melbourne City Council contains the 

following two strategies to achieve Outcome 4.5.1: 

• require residential development, especially in the central city, to have noise and 

dust insulation adequate for city conditions 

• prepare and disseminate information about living in the city and the need for 

noise attenuation and special construction methods in the CBD to isolate 

residents from noisy activities. 

These strategies are clearly intended to protect existing "noisy activities" by 

placing the onus on the new development to insulate itself. The proposed 

amendments to the Port Phillip MSS carry similar intent. 

	

24. 	The Melbourne MSS protects built form with the same logic, by use of the following 

two strategies intended to achieve Outcome 5.2.1: 

• ensure conservation and enhancement of individual heriateg places or elements 

which contribute to their significance, and ensure that development does not 

detract from them 

• assess proposals for development close to individually listed heritage places by 

considering the impact the development would have on the architectural or 

historic character and appearance of such places. 

	

25. 	Far from imposing an "inflexible strait jacket on the site", the proposed amendments 

to the policy framework and the DDO set parameters that will protect the Espy from 
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negative effects of any new development, and, if they are taken in the spirit in which 

they are intended, protect the new development from itself. 

	

25.1 	The critique does seem to be a version of the rather out-dated concept of 

"planning controls stifle good design", which is shown time and time again 

to be a nonsense. Reference to Nonda Katsilidis' Melbourne Apartments, 

the Shrine of Remembrance, most of St Kilda and half of Europe suggest 

that the proposition is a non-sequitur. 

	

25.2 	If taken seriously, and responded to thoughtfully, the proposed schedule to 

the DDO will indeed show this to be the case. 

C. BUILDING ENVELOPE ISSUES 

26. The Alliance supports the imposition of maximum height controls. A low volume 

building will reduce the risk of overwhelming the Espy, the foreshore, the Esplanade 

and the surrounding resident streets. 

	

26.1 	Any new building should not be the primary, dominant building on the 

site: that role should be preserved for the Espy. A person looking to the 

Espy from the Esplanade should see the Espy first, not as an appendage to 

the new building. 

	

26.2 	The perspectives produced by McGauran Soon demonstrate the visual cost 

that would be paid if the building envelopes were expanded. Ten storeys at 

the centre would overwhelm the Espy; four and five storeys along the 

perimeter would have the same damaging effect on Victoria Street and 

Pollington Street. 

	

26.3 	It is of particular importance that the perimeter buildings be kept in scale 

with the surrounding streetscape; that the core not encroach too closely to 

the perimeter; and that the whole be sympathetic to the Espy building. 

27. The Alliance urges the Panel to recommend that that maximum heights for 

development on the site, taking into account the considerations outlined in the 

preceding paragraph, should be: 

	

27.1 	8 storeys for the core of the building; 



27.2 	2-3 storeys in Pollington Street; 

27.3 	2-3 storeys on Baymor Court in Victoria Street (if any development is to 

be permitted on that site) and 4 storeys in the lower part of Victoria Street. 

It is essential that perimeter buildings have a substantial depth (9 to 10 metres); 

otherwise setting the lower heights will serve no purpose in preserving a scale 

appropriate to the residential streets. 

28. 	The solution proposed by the Council (a series of height constraints across the site) 

is a sensitive response to planning issues, avoids the risk that a monolithic block 

would rise on the site and offers a framework within which a functional and creative 

design can be developed. The Alliance submits that the heights identified in the 

preceding paragraph be treated as the maximum permitted height of development, 

subject to two qualifications: 

28.1 	Any development on the site must meet specific design objectives and 

performance measures — in such matters as overshadowing, overlooking, 

traffic flows, wind effects and relationship to streetscape. 

28.2 	No development should be permitted that would impinge on areas the 

subject of heritage overlays. We are concerned that the proposed maximum 

heights on Victoria and Pollington Streets and in the centre of the site act 

as incentives to demolish Baymor Court, the stables and the kitchen wing. 

This is an important point: it is unacceptable that the proposed DDO in 

effect encourages demolitions discouraged by the Heritage Overlay. 

Baymor Court, the kitchen wing and the stables are rightly afforded full 

protection under the Heritage Overlay. It is a serious concern that the DDO 
undermines the controls built into another section of the scheme. 

Overshadowing is a key issue where development can affect the amenity and 
enjoyment of public spaces. In the setting of the Espy, those spaces the include 
Pollington Street, Victoria Street, the Esplanade, the foreshore and Alfred Square. 

We expect the Panel to adopt, as a fundamental principle in the context of the 

Amendment, that winter overshadowing of these spaces be kept to a minimum. 
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29. In proposing possible designs, project architect Mr Karl Fender of Fender Katsilidis 

advocated a layout that is "double-loaded" i.e. a central corridor flanked by a 

module on either side. According to Mr Fender, achieving the double-loaded module 

floor plan would necessitate an increase in the building envelope. 

	

29.1 	The Alliance disputes the claim that the best way to achieve a good design 

depends on the use of 10m x 9.5m "cell" or "module". Mr Fender 

contended that the proposed cell dimensions were designed to 

accommodate a generous two bedroom apartment and that the module size 

would produce the most 'efficient' use of materials. 

	

29.2 	Sketched floor plans prepared for the Panel by Mr Robert McGauran 

demonstrate the obvious point (that is, obvious from fundamental 

principles of innovative and excellent design) that the Council's preferred 

envelope for development on the site can be utilised efficiently. Mr 

Fender's module dimensions are unsupported and arbitrary. 

	

29.3 	The Alliance submits that the "internal factors" basis for increased 

building envelope is weak and that the apartment module could be sized to 

match the Council's preferred envelope. The primary consideration in 

developing planning parameters for the Espy site should be the relationship 

between the site (and any development of the site) and its environment, not 

commercial considerations and what is said by the developer to be the 

ideal internal architectural solution to the use of space. 

	

29.4 	The City Port Phillip contains an interesting range of household sizes and 

the Alliance supports Council in its objective to "[m]aintain a diverse 

population mix" (Amendment C 25 to the Port Phillip Planning Scheme, 2 

May 2002 at 21.03-1, 1St  dot point). The Alliance submits that the key 

component in municipality's household diversity is the variable size of the 

housing stock which should be reflected in current developments. 

D. DESIGN OBJECTIVES 

30. In this section, the Alliance addresses the Design Objectives in clause 1 of Schedule 

12 to the DDO and the Buildings and Works measures in clause 2 of Schedule 12 to 

the DDO. 
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31. The Alliance accepts the principle that the DDO should not be unnecessarily 

prescriptive. However, there is a case to be made for prescription, with the key 

qualification being "unnecessarily". 

	

31.1 	In the case of special sites such as the Espy, the community has a role to 

play and an obvious interest in protecting the site and the impact which 

development could have on the cultural, social and built environment. The 

development opportunity that comes with such a special site imposes 

obligations on its custodians. 

	

31.2 	The Alliance disputes the position outlined in Becton's submission (at 

paragraph 24), that the objectives detailed in schedule 12 of the DDO 

"impose an inflexible straitjacket on this site which will severely constrain 

the achievement of architectural excellence." 

	

31.3 	The Esplanade Alliance also disputes Becton's claim that the DDO 

requirements and objectives unnecessarily repeat or confuse the guidelines 

outlined in both the Municipal Strategies Statement (the MSS) and the 

Local Planning Policy Framework (the LPPF). 

	

31.4 	The Alliance disputes Becton's position that fewer constraints produces 

better architecture. Design can prove itself to be elegant, considered and 

functional by responding to the limitations as well as the opportunities 

presented by a site. 

	

31.5 	The evidence prepared for Becton by Mr Michael Barlow of urbis is that 

the DDO "should add further clarity" (at page 10, left column, 4the  

paragraph) to the LPPF. For Council, Mr Andrew Clarke of Matrix 

Planning Australia argued that the role of the DDO is to "refine" the more 

general positions outlined in the general planning frameworks such as 

LPPF and MSS. 

	

31.6 	Applying the suggested criteria of the expert witnesses and rejecting 

Becton's submission that the proposed DDO includes matters more 

appropriate to a local policy overlay or a heritage overlay (paragraph 16), 

the Alliance submits that a comprehensive DDO, refining and collating the 

objectives and strategies of all the relevant planning instruments, will 
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provide the most efficient and workable framework within which, and a 

tool with which, a designer may then respond to the concerns of the 

community and guarantee a good design outcome. 

32. The Alliance does not support the changes proposed by Becton throughout the 

Amendment. The general tenor of the changes to the Design Objectives and the 

Buildings and Works measures is to neutralise the language such that the active 

response requirements are removed and replaced with passive and value-neutral 

terms. 

33. The Alliance's position is that each of the objectives is fundamental to ensuring that 

any development of the site respects the particular sensitivity of the site and its 

environment. Council needs to have these principles clearly stated in the DDO so 

that its decision-making will be defensible. 

	

33.1 	If objective 1 were not included, any new building could dominate and 

overwhelm the Espy and become the "central landmark" at the expense of 

the Espy and the other landmark buildings on The Esplanade. 

	

33.2 	If objectives 2 and 3 were excluded or watered down, any development 

could detract from the experience of The Esplanade as a promenade and 

pedestrian links in the area. 

	

33.3 	If objective 4 were not included, any development on the site could have 

the effect of breaking connections between the foreshore and the 

residential areas around and behind the site. 

	

33.4 	If objective 5 were not included, any development on the site could 

overwhelm or destroy the balance of multiplicity and diversity of the built 

form on The Esplanade. 

	

33.5 	The prevailing predominant profile of hill along The Esplanade makes a 

case for an infill on the Espy site, with a clear limit on development. If 

objective 6 were not included, there would be no indication of the 

preferred outcome. 

	

33.6 	Development on the Espy site could dominate the foreshore. Objective 7 

protects against that result. 
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33.7 	If objective 8 were not included, any development on the site could 

jeopardise key views of the Espy and other views aground The Esplanade 

and the foreshore. A critical view is the silhouette or profile of the Espy 

roof-line against the sky-line; development within the envelope proposed 

by Becton could threaten that view. 

33.8 	The purpose of objective 9 is to ensure that development of the site is 

compatible with the history and culture of St Kilda, and not simply another 

"Beacon Cove". 

33.9 	Baymor Court is a precious building — not only because of its architectural 

significance but because of the unique contribution which its form and 

imagery makes to the street-scape of Victoria Street. Objective 10 will 

allow the Council to protect that contribution. 

33.10 Spaces between the Espy, Baymor Court and any new building on the site 

allow the observer to see the significant buildings and preserve the 

integrity of the buildings. Objective 11 will allow the Council to protect 

this value. 

33.11 	The development is to take place in a setting characterised by quiet, 

intimate domestic architecture. Without objective 12, that character could 

be destroyed. 

33.12 Not only the Espy and the Baymor Court but neighbouring buildings have 

heritage significance. In addition, the stable buildings have a heritage 

significance separate from the Espy. Without objective 13, the character of 

these buildings and their values may be dismissed and not retained. The 

best outcome, to which this objective will contribute, is that the heritage 

aspects will be retained and incorporated in any new development. 

33.13 	If objective 13 acknowledges the character (not only scale and variety) of 

the heritage buildings, objective 14 could be deleted. 

33.14 	Before the recent sale of the Espy, the site serviced the functioning of the 

hotel. Bands obtained access through the beer-garden and the stables area. 

Food and drink are delivered in the same way and through the bottle shop. 
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The arbitrary line drawn in Becton's 200-year lease of the Espy has cut off 

these vital areas of access from the hotel. Continued access to the Espy 

(critical to its function as a music and comedy venue as well as a hotel) 

will be jeopardised if objective 15 is not adopted. (The lessees of the Espy 

are precluded from objecting on these issues because of the terms of the 

Becton lease. The Alliance are not acting as the lessees' advocates but are 

concerned at the potential for strangulation of the hotel.) 

The relationship between the hotel and the new development is not 

confined to noise issues, but extends to the critical question of access to the 

hotel for essential services, supplies, musicians, refuse removal. 

	

33.15 	In assessing overshadowing effects (and these are critical to the use and 

enjoyment of public spaces), consideration must be given to winter, where 

sunshine is at the most valuable. That is the point of objective 16. 

	

33.16 	Overshadowing is an issue for neighbouring properties — balconies and 

gardens are vital open spaces for residents. Objective 17 will ensure that 

some consideration to the interests of those residents. 

	

33.17 	While innovation and excellence are to be encouraged in architectural 

design, they must be directed to resolving the particular issues raised by 

the design objectives. Objective 18 will ensure that architectural design is 

not justified merely as art for art's sake. 

34. The Alliance endorses the general approach taken by the Council in clause 2 of 

Schedule 12; and notes the following points of difference: 

	

34.1 	Eight storeys is the maximum appropriate height for the core of the 

building. The proposed envelope over-states the appropriate height for the 

perimeter of the building. 

	

34.2 	The proposed envelope heights should not act as an incentive to demolish 

buildings that are subject to heritage protection. This a matter raised at 

pages 6-7 of the Alliance's submission dated September 2001. 
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35. The Alliance reiterates that Becton's proposed changes to the set-back for the core 

building are likely to defeat the underlying objective of reduced heights for the 

perimeter. 

36. The Table, which further explains the performance measures, should be retained. 

Removing the Table and replacing it with a site plan (as Becton proposes), is a 

retrograde step; and if that is to be done, the Panel should develop further design 

objectives. 

E. CONCLUSION 

37. The Esplanade Alliance submits that the Panel should support the Amendment 

subject to the comments contained within the Alliance's submission. The critical 

issues for the Alliance are three-fold: 

	

37.1 	the continued existence and viability of the Esplanade Hotel as a venue for 

new and innovative cultural activities; 

	

37.2 	the continued prominence of the Esplanade Hotel building as the historical 

and architectural reference point on the Upper Esplanade and the St Kilda 

foreshore; and 

	

37.3 	that any development on the site must enhance the experience of the 

Esplanade Hotel itself and improve the links between the site and the 

foreshore, Acland and Fitzroy Streets, the Upper Esplanade and the 

surrounding Streets (Pollington Street, Victoria Street and Alfred Square). 

38. The Alliance urges the Panel to make a clear statement that the object of fixing an 

envelope for development on the site is not to permit a development that occupies 

the whole envelope but to meet the design objectives. 
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