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1.0 INTRODUCTION 

In October 2001, I was approached by Minter 

Ellison acting on behalf of Becton to review the 

urban design aspects of Amendment C25 to 

the City of Port Phillip Planning Scheme. The 

Amendment seeks to establish development 

controls relating to the Esplanade Hotel site in St 

Kilda. 

I have been requested to specifically assess the 

following components of the proposal: 

• Whether Amendment C25 provides the 

framework to facilitate an appropriate urban 

design and architectural response for the site. 

• Whether the alterations proposed to the 

Amendment by Becton will improve the ability 

of the controls to facilitate an appropriate 

urban design response for the site.  

Notwithstanding this, I consider that the changes 

to the Amendment as proposed by Becton 

provides a superior framework given that: 

• It does not alter the general direction of 

Council's controls. 

• It does not increase environmental impact in a 

significant manner. 

• It offers much improved conditions for the 

potential building to respond to broader 

contextual objectives. 

• It provides an increased opportunity for a 

practical design solution on this site. 

The following report will address these issues in 

further detail. 

I have reviewed and considered the Amendment 

and am of the view that the general direction of 

the proposed Amendment is appropriate for the 

following reasons: 

It seeks to establish appropriate relationship 

between Esplanade Hotel building and the 

potential new urban form. 

It seeks to limit environmental impact of such 

a proposal. 

Council's Amendment seeks to place significant 

emphasis on both the use and the physical form of 

the Esplanade Hotel. My view is that it is the site 

itself, rather than the building and its associated 

use, which provides strategic urban design 

opportunities. The new development should be 

encouraged by the Amendment to fully realise 

these opportunities. 

It is also my view that the specific controls 

proposed are excessive in detail. 
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2.0 	DESCRIPTION OF PROPOSAL 

The Esplanade Hotel site has a long and 
controversial planning history. Recently, the 
positions of the City of Port Phillip and Becton 
have moved significantly towards a similar set of 

controls. 

2.1 	The Subject Site 

The subject site is located on the east side of 
Upper Esplanade at St Kilda. It is an elevated and 
generally rectangular island site bounded by the 
Upper Esplanade, Victoria Street and Pollington 
Street with an area of approximately 4,200 square 

metres. 

It occupies a prominent position on St Kilda's 

Upper Esplanade, located between two of 
Melbourne's most popular activity precincts being 
Fitzroy and Acland Streets, with the site forming 
a promontory on which significant views from 

surrounding locations converge. 

Aerial photograph 
	

Location of Site 
Showing St Kilda context. 	 Extract from Melways showing location of the site within St Kilda. 
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There are a number of buildings which currently 

occupy the subject site. These buildings can be 

described as follows; 

• The existing hotel building. This building is 

located in the west corner of the site. 

• The existing hotel building has been extended 

to the rear with a long narrow building fronting 

Pollington Street (the west wing). 

• A second extension to the hotel building (the 

east wing). This building extends parallel to 

the west wing, occupying the central portion of 

the site. 

• A building currently used for the purpose of a 

bottle shop and store abuts the hotel building 

and occupies the south corner of the site 

frontage to the Upper Esplanade. 

• An area currently used for the purpose of a 

beer garden is located to the rear of the bottle 

shop and to the south of the east wing. This 

area is generally open. 

• The Baymor flats. These flats occupy part of 

the east corner of the site with a neglected 

common garden area located to the north. 

Much of the site and its buildings are now 

effectively closed off and/or underutilised with 

many exhibiting a decline in physical condition and 

appearance. 

The Esplanade Hotel has twice been considered 

for inclusion on the Victorian Heritage Register. 

On both occasions, it was determined that 

the building does not meet the threshold of 

significance required to warrant state registration. 

The hotel and Baymor Flats are recognised as 

buildings of local significance however neither 

building has been given individual protection under 

the planning scheme. 

2.2 	The Surrounds 

Due to the island nature of the site, the street 

network forms the direct interfaces to the site. 

The areas immediately north, west and east of the 

Hotel site are predominantly residential and form 

part of the area traditionally known as St Kilda 

Hill. Pollington and Victoria Streets contain mostly 

residential land uses of two types. The eastern 

perimeter is characterised by detached and 

attached housing forms, generally of a low scale 

and height. To the north and south of the site are 

higher apartment buildings, such as the Arrandale 

and Bayview buildings, each between 10 and 15 

storeys in height. Their design as opposed to 

their height, diminishes their contribution to the 

character of the Upper Esplanade. 

Local context 
Photographs showing significant local spaces and buildings. 
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2.3 	Amendment C25 

The following section of this report provides a 

summary of Amendment C25 as proposed by 

Council in addition to the main components of the 

altered Amendment as proposed by Becton. 

The Amendment as proposed by the City of Port 

Phillip can be described as follows: 

• A number of changes to the wording of the 

Municipal Strategic Statement (MSS). These 

changes seek to highlight the importance of 

the Esplanade Hotel as an important 'cultural 

icon' and venue which makes 'an important 

contribution to the vitality, character and 

identity of the area.' Council has also sought 

changes to 'support the on-going existing 

use and operation of the Esplanade Hotel 

as an incubator of independent local music 

and comedy talent', and to 'encourage the 

preparation of a management plan for the 

Esplanade Hotel that supports the on-going 

cultural significance of the Hotel'. 

• The zoning of the site is to be altered from 

Residential 1 to Mixed Use along with removal 

of the significant heritage place grading over 

the bottle shop and replacement with a non-

contributory grading. 

• Council also proposes to remove the site from 

DDO6-A9 and introduce a new Design and 

Development Overlay (DDO12) to Clause 

43.02 of the Port Phillip Planning Scheme. 

DDO12 provides details of the design 

objectives and provides guidelines regarding 

height, setbacks, overshadowing, conservation 

and building design. DDO12 also incorporates 

a table specifying preferred and absolute 

building heights and details the outcomes 

which are sought. 

• The building envelope plan proposed by 

Council proposes both preferred and absolute 

building heights for the site. The absolute 

maximum building height around the periphery 

of the site of between RL 8.3 (fronting the 

Esplanade) stepping up to between RL 16.5 

to RL 26.5. The central portion of the site is 

proposed to have a maximum height of RL 

41.0. 

Refer to Council building envelope plan overleaf. 

The alternative Amendment proposal as prepared 

by Becton can be described as follows: 

• Changes to the wording of the Municipal 

Strategic Statement are proposed. These  

changes are relatively minor and primarily 

seek to remove the emphasis from supporting 

and encouraging the role of the Hotel as a 

cultural and art related venue. 

• Changes to the wording of Schedule 12 to 

the Design and Development Overlay. Minor 

changes are proposed to the design objectives 

with more substantial changes proposed to 

the buildings and works provisions relating to 

height, setbacks, overshadowing and building 

design. The table provided in the Amendment 

is proposed to be deleted and replaced with a 

plan titled "Plan Forming Part of Clause 2.0 of 

Schedule 12." 

• In terms of height, a permit cannot be granted 

for buildings and works exceeding the 

maximum height specified in the plan forming 

part of the clause. 

• Changes to the overshadowing controls seek 

to provide an increased level of flexibility 

into the requirements. In this regard, 

overshadowing is to be minimised to key 

interfaces on the winter solstice, rather than 

prevented. 

• The requirements relating to building design 

are deleted. 

• Additional decision Guidelines proposed. 

These are proposed as follows: 

'In addition to the decision guidelines at 

Clause 43.02-5 the responsible authority must 

consider where appropriate, whether: 

• The most significant parts of the 

Esplanade Hotel are retained and 

incorporated with new buildings and 

works. 

• The lower levels of buildings interacting 

with surrounding streets have a 

pedestrian scale and are detailed for 

visual interest. 

• The front elevation/s of any new buildings 

on the bottle shop site are of a scale that 

is complementary to the Esplanade Hotel. 

• The architecture complements rather than 

replicates the Esplanade Hotel. 

• The design is composed and finished in 

a manner that is respectful of the most 

significant parts of the Esplanade Hotel.' 

• The building envelope plan as proposed by  

Becton is generally consistent with Council's 

plan in relation to the building heights around 

the periphery of the site with heights varying 

from RL 8.5 to RL 26.5. The central portion 

of the site which proposes a height of RL 41.0 

is larger in area, with smaller setbacks to the 

three street frontages. 

Refer to Becton building envelope plan overleaf. 

On this basis, the agreed fundamentals between 

the two proposals of the potential development 

include: 

• Retention of the key elements of the 

Esplanade Hotel complex 

• Limitation of the height of the development 

to approximately 10 floor levels 

• Significant setback of the taller element of 

development from the Upper Esplanade 

The main differences between the two proposals, 

from an urban design perspective, can be 

summarised as: 

• Shape of the developable central area 

• Specific setbacks from Pollington and 

Victoria Streets 

The essential urban design question to be 

addressed therefore, is the capacity of either 

scheme to facilitate an appropriate architectural 

response for this most important strategic site. 
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Council building envelope plan 

The building envelope plan establishes the preferred and maximum heights for the site, which is part of the current regulations. 

Becton building envelope plan 

The building envelope plan establishes the maximum heights for the site forming part of the proposed amendment C25, clause 2.0 of 

schedule 12. 
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3.o METHODOLOGY 

In addressing the urban design issues as citied 

with the two proposed options of the amendment, I 

have undertaken the following steps: 

• Review of relevant urban design policies and 

strategies 

• Analysis of the broad strategic urban design 

context and local environment 

• Development of urban design assessment 

criteria based on the direction of policy and 

the urban context 

• Comprehensive analysis of the two options 

against the urban design assessment criteria 

• Formulation of conclusions 

 

 

Aerial view of St Kilda 
View of St Kilda looking north toward the Melbourne city centre. 
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Landscape Architecture 

4.0 POLICY REVIEW 

4.1 	State Planning Policy Framework 

The most broadly applicable policy is the State 

Planning Policy Framework. Clause 19.03 relates 

to Design and Built Form. The overall objective of 

this policy is: 

'To achieve high quality urban design and 

architecture that: 

• Reflects the particular characteristics, 

aspirations and cultural identity of the 

community 

• Enhances liveability, diversity, amenity 

and safety of the public realm 

• Promotes attractiveness of towns and 

within broader strategic contexts' 

Planning and responsible authorities must have 

regard to the following design principles: 

Context 

Development must take into account 

the natural, cultural and strategic 

context of its location. 

The Public Realm 

The public realm, which includes 

main pedestrian spaces, streets, 

squares, parks and walkways, should 

be protected and enhanced. 

Landmarks, views and vistas 

• Landmarks, views and vistas should 

be protected and enhanced or, where 

appropriate, created by new additions 

to the built environment. 

Pedestrian Spaces 

• Design of the relationship between 

buildings and footpaths and other 

pedestrian spaces, including the 

arrangement of adjoining activities, 

entrances, windows and architectural 

decoration, should enhance the visual 

and social experience of the observer. 

Heritage 

• New development should respect, but 

not simply copy, historic precedents 

and create a worthy legacy for future 

generations. 

4.2 	Local Planning Policy Framework 

The Local Planning Policy Framework (LPPF) 

is comprised of two components, the Municipal 

Strategic Statement and the local planning 

policies. 

The relevant sections of both components are 

summarised in the following section of this report. 

1.1.1 	Municipal Strategic Statement 

The Port Phillip Municipal Strategic Statement 

(MSS) contains a number of policies of varying 

relevance to the consideration of this proposal. 

These policies include: 

• Clause 21.03 — Key Issues 

• Clause 21.04 — Port Phillip's Vision 

• Clause 21.05 — Objectives Strategies and 

Implementation 

• Clause 21.05-1 Residential land use 

• Clause 21.05-2 Foreshore 

• Clause 21.05-3 Neighbourhood 

Character 

• Clause 21.05-4 Urban Design 

• Clause 21.05-5 Heritage Conservation 

• Clause 21.05-6 Tourism 

• Clause 21.05-7 Parkland and Open 

Space 

• Clause 21.05-12 Mixed Use Areas 

With regard to the strategic direction offered by 

these policies in relation to the subject site, the 

following propositions emerge: 

• Council's policies have acknowledged 

the desire for higher density, multi-storey 

development along the foreshore. This 

development is identified as being 

particularly sensitive owing to the potential 

for overshadowing to the sensitive foreshore 

setting and other important public areas. 

Potential for this development to be 

inconsistent with existing character, to impact 

adversely on amenity of nearby properties, to 

create increased traffic congestion and noise 

as well as demands for public facilities and 

on-street parking thereby exacerbating the 

scarcity of on-street parking are also identified  

as concerns. (Clause 21.03-1, 21.05-1) 

• The pressure for high-density, multi-storey 

development on The Esplanade is seen to 

be particularly sensitive owing to the historic 

character of the foreshore and the potential to 

diminish residential amenity of the surrounding 

area and negatively impact on views from 

the bay. Potential to impact on future 

residential amenity is also identified, owing 

to the proximity of the site to commercial/ 

entertainment and recreational activities. 

(Clause 21.03-1, 21.03-6, 21.05-1). 

• There is a need to preserve the social and 

cultural diversity of the neighbourhood by 

offering a range of housing choices including 

low-income housing, and recognise a range of 

cultural activities associated venues which are 

widely accessible, especially for people of low 

incomes. (Clause 21.03-6) 

• Council is seeking to ensure that residential 

areas are desirable places to live. These 

residential areas should offer a high level of 

amenity in regard to open space, privacy, 

solar access, parking and transport options. 

Furthermore, new development should be 

designed to complement the built form and 

natural environment as well as meet different 

housing needs (21.04-1, 21.05-1) 

• The unique heritage and urban character 

of established residential areas within the 

municipality is to be retained. Limited new 

development that occurs in these areas should 

be carefully and imaginatively designed to 

ensure that the distinctive character and high 

quality residential environment is conserved 

and enhanced. New development should 

therefore be of comparable bulk and height to 

the dominant built form. (21.05-3, 21.04-6) 

• Places of cultural significance are to be 

supported for the contribution they make to 

the vitality, character and identity of the area. 

In order to achieve this objective, Council 

encourages the preparation of a management 

plan for the Esplanade Hotel to ensure 

ongoing support of the Hotel. (21.04-6) 

• Encourage the design of new buildings to 

respond to the characteristics of existing 

buildings adjacent to and in the immediate 

vicinity of the site including the prevailing 

scale, orientation, side and rear setbacks and 

to enhance the character of the surrounding 

area. Council is also seeking to ensure the 

formal road and subdivision patterns that help  

define and characterise the neighbourhoods 

are reflected in new development. The 

differentiation in building scale between 

various areas should be retained in order to 

achieve a graduation in building scale between 

areas of medium and high rise development 

to the traditional low-rise scale. (Clause 21.05, 

21.05-3) 

• Council has also developed a policy in relation 

to urban design (21.05-4). The objectives of 

this policy (as relevant) are: 

• 'To ensure new development provides 

a net improvement in the public realm, 

including minimising impacts such as 

overshadowing, wind tunnelling and 

appearance. 

• To ensure new development minimises 

any detrimental impacts on neighbouring 

properties. 

• To ensure that the design of new 

development is of a high quality and 

will enhance the visual and streetscape 

amenity of the area and will enhance 

neighbourhood character. 

• To encourage new development in areas 

of regional and metropolitan significance 

to reinforce the strategic significance of 

Port Phillip as an inner urban municipality 

fulfilling local and metropolitan roles. 

• To encourage development of specific 

areas with opportunities for new growth 

or areas where a higher built form occurs, 

in accordance with specific design and 

development guidelines and controls. 

• To encourage a gradual stepping up of 

built form at the interface of existing low-

rise development and proposed higher 

rise development.' 

Some of the identified strategies to achieve 

these objectives include: 

• Retain the seaside resort and maritime 

architecture to reflect Port Phillip's 

traditional role as a seaside destination 

• Protect the panoramic views of Port Phillip 

Bay and the coastline, long range views 

from the Bay, distant views of high rise 

buildings in Melbourne's CAD, Southbank 

and along St Kilda Road and other local 

views important to the community. 

Consolidation of sites and empty sites 

• New development should contribute 

to the 'complexity; and diversity of the 

built environment. 

Light and Shade 

▪ Enjoyment of the public realm should 

be enhanced by a desirable balance 

of sunlight and shade. 

Energy and Resource Efficiency 

• All building, subdivision and 

engineering works should promote 

more efficient use of resources and 

energy efficiency. 

Architectural Quality 

• New development should aspire to 

high standards in architecture and 

urban design. 

Recognition should be given to 

the setting in which buildings are 

designed and the integrated role of 

landscape architecture. 

Rooftops 

Any rooftop plant, lift overruns, 

service entries, communication 

devices and other technical 

attachments should be treated as part 

of the overall design. 
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• Ensure development reflects the change 
in topography from the rise at St Kilda Hill 

to the flatness of South Melbourne and 

Port Melbourne to the north-west and 
Elwood to the south. 

• Retain the contrast of Central Melbourne's 

higher 'city form' against the traditional 

low-rise built form of Port Phillip and the 

role these distant high rise towers play in 

defining the edge of the municipality 

• Encourage the articulation of built form to 

present an appropriate scale and detail to 

the street frontage. 

• Retain and enhance key landmarks that 

terminate important vistas, accentuate 

corner sites and provide points of interest 

and orientation for the community. 

• Protect important public realm areas from 

overshadowing in mid winter including the 

foreshore, Bay Street and Rouse Street 

in Port Melbourne and the Esplanade and 
Fitzroy Street in St Kilda. 

In addition to these objectives and strategies, 

Council is also seeking to foster a design process 

and outcome which emphasises the value of Port 

Phillip's heritage places, the complexity of its 

local ecology and the elements which define local 

neighbourhood character. (21.04-1) 

• The identified heritage places within the 
municipality are identified as providing 

a strong reference to the rich social and 

cultural history of the area and for their 

contribution greatly to the attractiveness of 

Port Phillip. Accordingly, Council is seeking to 

maintain, restore and recycle these places as 

appropriate. (Clause 21.03-1, 21.04-1, 21.05-
5) 

• The network of open spaces within the 

municipality, including the foreshore is 

identified as being an important local 

resource, offering active and passive 

recreation opportunities for the local and wider 

population. Council is seeking to enhance, 

maintain and protect these spaces, particularly 

from overshadowing by private development. 

(Clause 21.04-1, 21.05-2, 21.05-7) 

• Within the identified mixed use areas,  

Council is seeking to provide opportunities for 

increased residential land uses, consistent 

with urban consolidation objectives. Within the 

mixed use areas, high quality and innovative 

architecture and urban design which creates 

high quality pedestrian environments is 

sought. (Clause 21.05-12) 

2.2.1 	Local Policies 

There are four local policies which are relevant to 

the consideration of this proposal. These are: 

• Clause 22.01 — Residential Neighbourhood 

Character Policy (despite the fact that land is 
not residentially zoned) 

• Clause 22.04 — Heritage 

• Clause 22.09 - Housing 

• Clause 22.06 - Urban Design Policy for 
Non-Residential Development and Multi-unit 
Residential Development 

This policy is designed to ensure excellent 
development outcomes in urban design. The 
identified objectives this policy are: 

To encourage new non-residential 
and multi-unit residential development 
to respond to the site's opportunities 
and constraints and positively 
contribute to the character of the 
surrounding area. 

To encourage new non-residential 
and multi-unit residential development 
to protect and enhance the valued 
elements of the municipality (which 
are listed in the MSS urban design 
section in Clause 21.05-4). 

• To encourage new development to: 

Be responsive to the site and its 
neighbourhood context. 

- Integrate with the prevailing 
neighbourhood character and 
contribute to the amenity and vitality 
of the area. 

Be energy efficient. 

- Minimise detrimental impacts on 
neighbouring residential properties 
and open space.  

The policy provides detailed direction regarding 
how these objectives are to be achieved, 
specifically addressing context; public realm; 
landmarks, views and vistas; pedestrian spaces; 
consolidation of sites and empty sites; light 
and shade; energy and resource efficiency; 
architectural quality; design features; landscape 
architecture and amenity. 

A number of performance measures have also 
been developed to aid the consideration of 
applications. These performance measures 
relate to the level of information required to 
address; public realm; overshadowing; pedestrian; 
daylight and sunlight; visual and acoustic privacy; 
carparking and site facilities. 

2.2.2 	Incorporated documents 

Council's MSS refers to a number of incorporated 

documents. Those relevant to the consideration of 

this application include: 

• Port Phillip Review of Height and Development 

Controls (City of Port Phillip 1998) 

• St Kilda Foreshore and Environs Strategy 

(City of St Kilda, 1991) 

• Victorian Coastal Strategy (Victorian Coastal 

Council, 1997) 

• Port Phillip Design Manual, Version 3, 2000 

• Port Phillip Urban Character Study (City of 

Port Phillip, 1998) 

2.2.3 	Other Relevant Policies 

• St Kilda Foreshore Urban Design Framework 

The St Kilda Foreshore Urban Design Framework 

has been developed to ensure that the needs 

of local residents are balanced against the 

foreshore's important metropolitan and tourism 

role to retain the viability of its leisure and 

entertainment aspects as well as the ecological 

future of the Bay. 

The principles for good urban design as outlined in 

this document are as follows: 

Surrounding context — any urban place exists in a 

broader local, regional, state and national context. 

It is important for the St Kilda Urban Design 

Framework to acknowledge the wider role of the 

foreshore that arises from its multiple context. 

Environmental sustainability — the foreshore is part 

of a thriving coastal and marine eco-system. It 

is important for any improvement to protect and 

enhance this. 

Urban 'Greenspace'— is an integral part of the 

urban fabric and should be fostered in any future 

improvements. 

Connectivity — good connectivity makes places 

accessible. It is important to develop an integrated 

movement network for the foreshore which will 

facilitate access by public transport, boat, foot and 

bicycle, whilst acknowledging the impact of cars. 

Human scale and richness — it is important that 

the relationships between buildings and spaces 

enhance the use, feel, pedestrian enjoyment and 

amenity of the ground level. 

Communicative space — spaces should 

communicate their role, significance and meaning 

to people as well as the opportunities for use and 

experience they provide. 

Sense of community — spaces that encourage 

social interaction for all people add richness 

and meaning to a place. This provides a clear 

community benefit. 

Viable space — spaces should be capable of 
sustaining into the future by allowing further growth 

and change. 

Quality design — any space should be designed 

to relate to its three-dimensional urban and 

landscape context and activity requirements and 

to be flexible enough to respond to changing 

community needs. 

Variety — a variety of forms allows for a variety of 

experiences, uses and meanings. 

Heritage places — St Kilda's fine-grained urban 

fabric, icon buildings, heritage places and historic 

fragments are important aspects of its identity and 

should be protected and enhanced. 

Cultural interpretation and sustainability 
— community spaces should interpret the cultural 

character and diversity of a place and so provide a 

rich backdrop to contemporary activity. 
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5.1 	Strategic Level Analysis 

The site is located within one of the important 

water front urban nodes which historically function 

as destinations for Melbournians seeking Bay 

experience (refer to diagram). In particular St Kilda 

has a long established role of art, entertainment 

and food precinct with strong links to the tradition 

of the Esplanade Hotel. St Kilda hill represents 

the only significant topographical feature within the 

central section of Port Phillip Bay. 

central urban nodes of Melbourne 

5.0 	URBAN CONTEXT ANALYSIS 

key waterfront urban activity nodes associated 
with Central Melbourne 

areas of waterfront with predominant local 
character and use 

area of 1984 Framework for the Future for 
Central Melbourne 

area of 1994 Capital City Policy 

Strategic Location 
The St kilda urban node is recognised through State Planning 
Policies as one of the most important elements of the overall 
Central (Inner) Melbourne urban structure. It plays a very strong 
strategic role as one of the key character precincts of Melbourne. 
It provides both a great tourist destination and a local urban 
centre. 
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From the early days significant development on the 

Esplanade escarpment has assisted in providing a 

strong visual presence along the otherwise flat and 

relatively uninteresting foreshore. The Esplanade 

Hotel represents a significant development for its 

period of origin. Together with other buildings 

gracing the top of the escarpment the overall 

urban form was quite distinctive from its context 

(refer to historic photographs). 

The grid and subdivision of the St Kilda node are 

irregular. Both the subdivision pattern and the 

varied and interesting architecture make St Kilda 

such a unique and interesting place. 

The Upper Esplanade precinct anchors and 

terminates two important inner Melbourne 

residential waterfront systems. 

Urban fabric 
The figure ground clearly indicates the difference between the homogenous residential grid and the highly complex, based on larger, 

often irregular blocks, of the St Kilda grid. 

Role on Bay 
The St Kilda hill acts as an anchor for the two bayside residential systems. The St Kilda/Elwood neighbourhood and the Albert Park 

system. 

Historic Photographs 
Photographs of the esplanade and the role of St Kilda hill and the pier. 
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Long Distance Views 
St Kilda attracts and terminates many important views. The focus is the proliferation of high rise buildings, the pier and the topography. 

Extract from SJB report. 

The St Kilda elevation represents one of the most 

memorable landmarks along Port Phillip Bay. 

Long distance views are naturally attracted to 

this location due to its unusual geometry (refer to 

diagram). 

The St Kilda node consists of Fitzroy Street, 

Acland Street and The Esplanade. These three 

elements perform complementary functions both 

within the local community and for other visitors. 

This node offers a tangible link to cultural, 

leisure and social bayside activities, attracting 

many thousands of visitors during the height of 

summer and on special festival occasions. These 

characteristics of the location have also led to an 

increased popularity of the location as a place to 

live. The accessibility of the node by both public 

transport and car also contributes to its importance 

and significance to Melbournians and other 

visitors. 

am. 

n. 
MI eon on. 

r•••i••• 'ME   

The site 

tall urban forms 

 

St kilda elevation 

long distance views 

 

 

Medium Distance Views 
The St Kilda node escarpment attracts and terminates many important views. It is important to note that the visual domination of exist-

ing towers and relatively high built form of flats and motel relegates the Esplanade Hotel image to a secondary role. The Esplanade 

Hotel is the missing tooth in these views. 
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The site 

St Kilda natural elevation 

Tall urban forms 

Aerial Photograph 
Photograph of the local St Kilda region showing beachfront, escarpment and esplanade. 

Topography 
The dominance of the natural topography of St Kilda is overwhelmed by the tall urban forms to both sides along the bay. 

The Upper Esplanade node presents the historic 

focus of the seaside resort from the 1860s. It 

functioned as both the promenade to observe 

bathing and funfair activities without participating 

directly and was the most sought after location 

for accommodation. The Upper Esplanade still 

maintains these two functions today. 

The prominence of St Kilda Hill in both topography 

and built form as been gradually diminished by 

the proliferation of high rise towers along both the 

east and west edges of the bay. This has occurred 

gradually over the last forty years. St Kilda hill 

is no longer identified as a defined and distinct 

location, but incorporated into a long strip of 

bayside high-rise. 

This strategic level review has lead me to reach 

the following conclusions due to the fact that the 

significance of the site warrants action to facilitate 

good architecture: 

• The Esplanade Hotel site forms part of the 

significant Melbourne townscape node. 

• The function of this area represents one of 

the most exciting and vibrant mix of uses. 

Following its original tourist "resort" role, this 

area continues to be an important destination 

for Melbournians. 

• The process of urban development has 

undermined the visual primacy of the hill and 

the associated urban form. 

• The current Upper Esplanade skyline is 

determined by accidental taller buildings, in 

particular the block of flats adjacent to the 

north-western boundary of the site. 

• The Esplanade Hotel has lost its prime visual 

role due to the impact of larger built form 

elements adjacent to it on both sides. 
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Local Context -Connections 
Proximity to both the local activity streets in terms of walking times. Extract fom SJB report. 

5.2 	Local Level Analysis 

The local context of the site includes the following 
elements (refer to diagram): 

• Alfred Square 

• Catani Gardens 

• St Kilda pier 

• Fitzroy Street 

• Acland Street 

• Escarpment 

The urban forms of this section of the Upper 
Esplanadeare defined by the natural escarpment. 
The geometry of this area includes the bend in the 
road co-inciding with the highest point of the hill 

and the site. 

The site interface with its immediate context 

includes: 

• Pollington Street (north/west) — this street is 
dominated by the 15 storey apartment block. 

• Pollington Street (north/east) is characterised 
by small-scale residential development. 

• Victoria Street includes a 10 storey apartment 
block and a small single storey development. 

Further away, alongside the Alfred Reserve a 10 
storey block of flats and a tall 7 storey Novotel 

Hotel are located. 
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Local Context - Upper Esplanade Elevation 
Indicative existing building massing along the upper esplanade of st Kilda Hill and th adjacent bayside. 

— - - 

Local Context - Height 
The existing heights of local buildings are shown within the St Kilda Hill area. Extract fom SJB report. 

The urban context for the site includes the ecectic 

collection of buildings including the existing towers 
along the Upper Esplanade. The north east edge 
of the site coincides with the more consistent 
residential fabric. 

The eclectic collection of buildings with the 
exception of Pollington Street, which form the 
north-eastern edge of the site suggest that a 

balanced development on the Esplanade Hotel site 

could provide a greater level of visual integration 
and consistency to its urban context. 

Development on the site should terminate the vista 
and complete the Upper Esplanade streetscape. 

Resolution of these issues should include 
establishment of the effective relationship between 
the Esplanade Hotel complex and a potential new 
development. At the local level the Esplanade 

Hotel should be able to continue to be recognised 
within the Upper Esplanade streetscape as 
a distinct architectural element, while a new 
structure behind the hotel should be relatively 
neutral and capable of being read as secondary 

visual element when viewed along the Upper 

Esplanade. 

Local Context - Upper Esplanade preferred massing 
The missing tooth effect at the Esplanade Hotel site on the overall streetscape give undue importance to the two existing tall elements. 
This elevates them to the status of de-facto icons of the St Kilda foreshore. 
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Interface with local residential area 

Interface with public realm - need to provide a 
cohesive edge 

local public views to site 

the site represents potential to terminate vistas 
and mitigate between two adjoining towers 

Esplanade Hotel 

Public realm 

Local Analysis 

0-> 
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Outcomes of local context review 

The capacity of the site to improve streetscape wil 

depend on: 

1 	being closely aligned to existing fagade 

2 	minimising the extent of the site elevation 

when viewed along the Esplanade 

3 	maximising the breadth of the façade 

4 	matching and mediating between the 

heights of adjoining buildings 

5 	having capacity to accentuate in vertical 

form the line of the original subdivision 

6 	maintaining strong presence of the 

Esplanade Hotel against impacts of the 

adjoining area 

6.3 	The architectural language of new 

development should acknowledge desire for 

human scale 

Council's Urban Design Policy for non-

residential development and multi-unit residential 

development specifically outlines Council's 

objectives in this regard (refer to Clause 22.06). 

6.4 	New development should aspire to high 

levels of sustainability 

Council's Urban Design Policy for non-

residential development and multi-unit residential 

development specifically outlines Council's 

objectives in this regard (refer to Clause 22.06). 

■  

■  

The site 

Significant height or bulk 

geometry of the street or hill 

geometry of the street frontage 

low scale built form 

Esplanade Hotel 

Esplanade Hotel 

■ 

barriers to views 

Local Context - Views 
Diversity of local views illustrated. 

Local Context - Urban Form 
Note the Sea Baths building effectively blocking views to the Bay from the Esplanade. 

aggressive large buildings attracting attention 
and reinforcing drastic nature of this section of 
the skyline 

local views 



6.0 	ESTABLISHMENT OF URBAN 
DESIGN CRITERIA 

The above review of polities exposed a number 

of recurring objectives that I have condensed into 

the following broad urban design criteria (refer to 

Section 4, in particular, Clause 19). 

6.3 	The architectural language of new 

development should acknowledge desire 

for human scale 

The following urban design qualities should be 

considered in relation to the future development: 

• Quality of pedestrian environment 

6.1 	The design of new development should 

respect its natural and built context 

The following aspects of the site context should be 

acknowledged: 

• Natural topography 

• History of the area, presence of the 

Esplanade Hotel 

• Relationships to surrounding 

development 

• Amenity of pedestrian areas/ public 

realm 

• Positive relationship between 

buildings, or parts of buildings to 

public realm 

6.4 	New development should aspire to high 

levels of sustainability 

Council's Urban Design Policy for non-

residential development and multi-unit residential 

development specifically outlines Council's 

objectives in this regard (refer to Clause 22.06). 

6.2 	New development should positively 

contribute to the strategic directives and 

state and local policy framework 

The importance of St Kilda as one of Melbourne's 

premier tourist attractions provides the basis for 

strategic direction. 

The SPPF position has been generally adopted by 

the Council's Urban Design Policy and includes: 

• Recognising and supporting the 

special character and function of this 

area including the cultural role of the 

Esplanade Hotel 

• Realising potential for enhanced 

views and vistas while preserving the 

role of existing landmarks 

• Achieving a high standard of 

architecture 

• Achieving a desirable balance of 

sunlight and shade 
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■ Possible building massing 

Strategic Level 
Role of the site in the completion of the St Kilda skyline. 

If the very specific controls are desirable the 

Becton Amendment would allow the built form to 

more appropriately respond to the broader urban 

context. 

7.0 	URBAN DESIGN ANALYSIS 

The site is ideally placed to support an eastern 

reference point to frame city views of the bay, 
a role currently performed by the Arrandale 
building. The western point of reference is already 

established by emerging development at Beacon 

Cove and Port Melbourne and by the Williamstown 
Peninsula. 

7.1 	Respect the natural and built context 

The Esplanade Hotel site must respond to two 

levels of urban context, the strategic and the local. 

- Strategic Level 

At this level the potential development on the site 

should assist in completion of the St Kilda skyline. 

To achieve this the new development should 

match, or preferably exceed to the height of its 

neighbours by one to two floors to complete the 

curving form of the Upper Esplanade frontage. 

The previously discussed significance of this 
area and the urban design analysis suggest the 

need for an attractive and effective architectural 

solution on the site. The difference between 
Council's and Becton's proposals should ultimately 
be considered from that position. Council's 
proposed controls appear to be excessive and 

more restrictive than the controls which protect 

the Shrine Vista. Not withstanding this there is 

little evidence of a strategic justification or analysis 

behind them. 

One important difference between Council and 
Becton's forms of control is the resulting shape of 

the future development. Council's control is likely 

to produce a long, narrow building facing the Upper 

Esplanade with a broader element set significantly 

back. This built form outcome will emphasise the 

long side of the building from the important western 

approach. The visual emphasis on a form which 
is perpendicular to the street geometry and to the 

architectural form of the Esplanade Hotel would 

have a disruptive effect on the entire section of the 

streetscape. 

Becton's revision provides better geometry for the 

front facade. In particular, it offers capacity to better 

define the street edge. 

Both proposals provide appropriate setbacks to the 

Esplanade Hotel. 

While a taller built form than proposed by 
Council and Becton would be a more appropriate 

response to the overall built topography, there 

are overshadowing impacts associated with this 
solution. Both Amendment proposals provide 

a compromise between building height and 
overshadowing impacts to Alfred Square and the 

Upper Esplanade. 

- Local Level 

At the local level the development should 

respond to the needs of the Esplanade Hotel 
by establishing appropriate setbacks. Equally 

important is mitigating the effect of taller built form 

on the overall scale of residential development to 

the north-east. 

Strategic Level - Upper Esplanade natural and built context 
There is a need for the St Kilda Hotel site to re-establish the importance of St Kilda Hill as a defined bayside focal point, to complete 
the missing tooth effect and to reinforce the natural topography. 
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7.2 	Contribution to the strategic policy 

framework 

St Kilda is a major tourism destination and 

any potential for its improvement would be 

generally welcomed. The three most important 

streetscapes in St Kilda are the Upper Esplanade, 

Fitzroy and Acland Streets. The Upper Esplanade 

is presently the least successful streetscape 

amongst these. 

The effect of particularly poor architectural 

qualities of taller buildings framing the site is 

clearly felt. The potential for a good design 

outcome should lead to significant improvement of 

the streetscape and the context for the Esplanade 

Hotel. 

The Becton ammendment provides a greater 

opportunity for a more practical building form and 

the scope for good architecture. 

7.3 	Acknowledgent of human scale through 

architectural language 

The development on the site will have an impact 

on the adjacent areas and the Esplanade Hotel. 

Setbacks are the most effective mitigating 

tools. The extent of these setbacks is the most 

significant difference between the two proposed 

Amendments. The Council's solution is clearly 

derived from local sensitivities and in the process 

severely limits the opportunity for this site to play a 

more strategic role. 

Becton's proposal is also limited in its response 

to strategic opportunities, such as height, it does 

offer better conditions for an effective architectural 

solution. 

the Esplanade Hotel 

Existing tall buildings 

provide balanced streetscape in response to 
existing development 

line of desirable urban form response 

maximise building width 

minimise building depth 

7.4 	Achievement of high levels of 

sustainability 

Whilst it is important to incorporate elements of 

sustainable design into the development proposal, 

many of these issues will need to be resolved at 

the design response stage. Notwithstanding this, 

basic sustainability principles relating to natural 

ventilation and access to sunlight are relevant. 

Local Level - Upper Esplanade summary of suggestions 
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8.0 CONCLUSIONS 

The analysis demonstrates that direction is 

required to ensure an appropriate urban design 

solution. Not withstanding this, in my opinion, both 

proposed Design and Development Overlays are 

excessive in detail. 

Whilst there is little difference between the 

environmental impacts of either Amendment, the 

Becton proposal offers an opportunity for a better 

urban design outcome. 

The Becton Amendment also offers a more 

practical and functional building footprint. 

On this basis, I consider the Becton Amendment is 

the more appropriate of the two proposed controls 

for the site. 

For the above reasons, I am of the view that the 

Becton proposal is worthy of support with respect 

to the relevant planning considerations within my 

expertise. 

urbis 
Andrew Olszewski 
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PROFILE 

Andrew Olszewski 

Qualifications: 	Diploma of Architecture and 
Master of Science in Urbanism 
(Cracow, Poland) 

Registered as an Architect in Victoria 

Programme Director: 
UNESCO International Centre for Engineering 
Education (UICEE) 

Director, urbis 

Andrew Olszewski has 25 years experience in 
architecture, urban planning and urban design. He 
originated from Poland and honed his professional 
'skills in co-operation with influential European 
architects and planners from Italy, France, Finland 
and Germany. 

Prior to joining the Public Service in late 1986, 
Andrew worked as an architect with one of the 
leading Australian development companies on 
several major commercial projects including shop-
ping centres, offices, private hospitals, office and 
tourism developments. 

Following a success in a national design competi-
tion (Adelaide 2000) Andrew joined the Victorian 
Department of Planning and Development where 
he has promoted a broader European approach to 
urban planning and design. Projects such as the 
Southbank Structure Plan, Arts Village and Dan-
denong District Centre Urban Design Framework 
helped to re-define the practice of urban design 
in Victoria beyond its traditional focus on environ-
mental improvements, to also include issues of 
transport, economic activity, architectural model-
ling and community building. 

Andrew played a key role in the development of 
urban design guidelines for Central Melbourne 
and made an important contribution to the Capital 
City Policy. He negotiated urban design issues with 
developers in relation to wide range of housing, 
commercial and entertainment projects of State 
importance. 

He has continually promoted the idea of strategic 
co-ordination of land uses with infrastructure provi-
sion as one of the critical conditions of long term 
development sustainability. Andrew contributed 
these ideas to projects of state significance such 
as City Link, Habitat and most recently the South-
bank Structure Plan. 

Andrew, together with Stephen Axford and Peter 
Tesdorpf, developed the national urban design 
policy for Local Government - Designing Competi-
tive Places (for the Commonwealth Government 
and Australian Local Government Association 
-1997). 

In 1996 Andrew co-ordinated work of an Austral-
ian Urban Planning Delegation to China, which 
developed an urban design framework for the 
Eastbank precinct of Tianjin's CBD. The success of 
this project is clearly illustrated by the recent invita-
tion from the Chinese Ministry of Construction to 
Australian companies to take part in this major 
international project worth $ 1.6 - 2.0 billion. 

His most recent projects such as Queensbridge 
Square, the Sports and Entertainment Precinct, St 
Kilda Triangle and the Southbank Strategy Review 
illustrate Andrew's creative approach to some of 
the most complicated urban planning problems of 
Melbourne. 

From 1999, Andrew has lead the international 
Urban Design and Education Program at the 
UNESCO International Centre for Engineering 
Education. This program is carrying out research 
into international standards for the assessment 
and analysis of urban design projects, and also de-
velops training courses for both professionals and 
managers. The Centre also maintains a network 
of international designers and with the Department 
of Infrastructure, has launched a Visiting Fellows 
Program to bring leading international designers to 
work with local designers on topical issues. 

Most recent projects: 

The Eastbank Development - Urban Design Study. 
(Tianjin 1997) a joint Australia - China co-opera-
tion in development of a strategic urban design 
plan for the central precinct of Tianjin (9 million 
population). 

The Southbank Structure Plan (Melbourne 1998) 
a strategic review of the successful, mixed use 
precinct of Melbourne and formulation of urban 
design plan for next 10 years of development. 

Queensbridge Square - Urban Design Framework 
Plan.(Melbourne 1998) an urban design concept 
for the central pedestrian space of Southbank 

St Kilda Triangle (St Kilda, suburban centre of 
Melbourne 1998) 
An urban design analysis and a masterplan for the 
key public areas of the central section of St Kilda. 

Casselden Place (Melbourne, 2001) 
An Urban Context Report for major commercial 
development in Melbourne's CBD for ISPT. 

742 Toorak Road (Hawthorn, 2001) 
An urban framework plan and planning and design 
concept for a 300+ units medium density residen-
tial development for Australand. 

Most recent publications: 

City as a Motion Picture, National Conference of 
Australian Institute of Landscape Architects (Mel-
bourne, 1996). 

Designing Competitive Places, An urban design 
policy and guide for Local Government in Australia 
(Canberra, 1997) developed for Commonwealth 
of Australia and Australian Local Government As-
sociation, published jointly with Stephen Axford, 
Peter Tesdorpf and Sandi Young. 

Urban design education of engineers as means 
of achieving more livable and sustainable cities, 
keynote address, 1st Annual Conference on Engi-
neering Education (Melbourne, 1998), UNESCO 
International Centre for Engineering Education 
Educating for urban design and sustainable devel-
opment, UICEE 2nd Annual Conference 

Networking In Engineering Education (Auckland, 
New Zealand, 1999), a keynote address at the 
UNESCO International Centre for Engineering 
Education conference. 

Area of relevant expertise 

- Specialist urban designer. 

- Significant experience in the area of public urban design 

policies. 
- Particular expertise in resolution of design and spatial 

relationship issues in relation to medium density housing. 

- Experience in place management through urban design 

guidelines and development codes. 

- Senior adviser to State Government on urban design 

issues (Ass. Director Urban Design Projects of the 

Department of Infrastructure until January 1999). 
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APPENDIX 

22.06 Urban Design Policy for Non-Residential 

Development and Multi-Unit Residential 
Development 

Objectives 

• To encourage new non-residential and multi-

unit residential development to respond to 

the site's opportunities and constraints and 

positively contribute to the character of the 
surrounding area. 

• To encourage new non-residential and 

multi-unit residential development to protect 

and enhance the valued elements of the 

municipality (which are listed in the MSS 

urban design section in Clause 21.05- 4). 

• To encourage new development to: 

- Be responsive to the site and its 

neighbourhood context. 

Integrate with the prevailing 

neighbourhood character and contribute 

to the amenity and vitality of the area. 

Be energy efficient. 

Minimise detrimental impacts on 

neighbouring residential properties and 

open space. 

Policy 

Context 

• Encourage new development to positively 

respond to its neighbourhood context. (Refer 

performance measure no. 1) 

The Public Realm 

• Encourage new development to protect and 

enhance pedestrian spaces, streets, squares, 

parks, public space and walkways. (Refer 

performance measure no. 2) 

Landmarks, Views and Vistas 

• Encourage new development to preserve the 

visual prominence of key landmarks in the 

municipality from adjoining streets, foreshore 

areas and other key public spaces. These 

landmarks include (but are not limited to): 

- 	the Melbourne Central Activities District, 

maritime structures such as St Kilda Pier, 

Kerferd Road Pier, Station Pier and the 

Spirit of Tasmania ferry, 

- landmarks of cultural significance such as 

town halls, clock towers, church spires, 

synagogues, grandstands and hotels, 

landmark heritage buildings - for example, 

Town Halls, Luna Park and the Palais 

Theatre, 

the foreshore and adjacent boulevards 

and promenades, and 

- public gardens and other key public open 

spaces. 

• Encourage, where appropriate, new 

developments on major strategic sites to seek 

to create or emphasise landmarks, views and/ 

or vistas by carefully responding to the site's 

context. It should be noted that a landmark 

can be expressed in a variety of ways other 

than building height and may include the 

restoration and recycling of a heritage place. 

• Encourage new development to maintain and 

enhance important vistas in the municipality 

such as (but not limited to): 

along St Kilda Road, particularly towards 

the Shrine of Remembrance, 

- the Shrine Vista, 

from the foreshore and its piers and 

the Bay towards the Melbourne Central 

Activities District skyline, 

along the beach front roads and 

boulevards, towards the foreshore and 

Port Phillip Bay in both directions, 

along local roads and streets to Port 

Phillip Bay, the Melbourne CAD, Albert 

Park Reserve and local parks and 

gardens, 

- the built form edge of key open spaces 

including the foreshore and St Vincent 

Gardens. 

Pedestrian Spaces 

• Encourage the design of building frontages 

at footpath level to offer visual interest, 

passive surveillance, social interaction, safety, 

shelter and convenience. (Refer performance 

measure no. 3) 

• Discourage blank walls and car park vents 

onto pedestrian spaces. 

Consolidation of Sites and Empty Sites 

• Encourage large sites to be developed 

and subdivided in a manner that provides 

pedestrian permeability through the block 

rather than just public access around the 

perimeter. This may include public laneways 

or vehicle/pedestrian linkages across the 

site in a manner that reflects the traditional 

pattern of streets and lanes and which creates 

inviting, useable and safe public spaces. 

Light and Shade 

• Encourage access to sunlight from key public, 

recreational, environmental and open space 

areas to be maximised through the sensitive 

design and siting of new development. (Refer 

performance measure no. 4) 

Energy and Resource Efficiency 

• Encourage buildings, internal building spaces 

and open spaces to be oriented (where 

possible) and designed to take maximum 

advantage of climatic factors to minimise 

energy utilisation. 

• Encourage the use of energy efficient 

techniques that may include: 

- low energy lighting systems and lighting 

management controls, 

solar and passive heating systems and 

natural or solar assisted ventilating and 

cooling systems, 

laminated, tinted or double glazing to 

control heat gain and loss, 

- use of high thermal performance building 

materials, 

energy recovery systems, 

- energy storage systems such as heat 

sinks and air conditioning automatic 

control systems, 

- external facade elements which offer 

climate control benefits, 

- stormwater retention and use on site, 

on site grey water retention and use for 

appropriate purposes, and 

encourage water conservation by the 

choice of appropriate plant species and 

irrigation systems for landscaped areas. 

Architectural Quality 

• Encourage the design of new development to 

generally: 

• express the urban grain and block pattern of 

subdivision and provide facade articulation, 

• avoid poorly designed and inappropriately 

located reproduction architecture, 

• include elevations, roof forms and facade 

treatments that are integrated with the overall 

design of the building which create visual 

interest at street level and which are legible 

and interesting from a range of perspectives, 

• define the corners at major street intersections 

through detailing and massing of the new built 

form and by addressing both street frontages 

and the surrounding context, 

• ensure that side walls of taller buildings 

provide interesting design elements to break 

up the mass and bulk and reduce the visual 

impact of blank walls, and 

• utilise robust and high quality materials that 

are appropriate to the life of the building. 

Facade Treatments, Design Features, Materials 

and Finishes 

• Encourage design of the building facades to 

make provision for the location of appropriate 

external lighting, mechanical equipment and 

signage. 

• Encourage resolution of building details, 

construction joints and junctions between 

different materials and finishes to be carefully 

detailed to ensure that they are properly 

integrated with the facade design. In particular, 

construction joints where pre-cast concrete is 

used to achieve a masonry finish, should be 

carefully detailed. 

Landscape Architecture 

Existing Trees and Landscape Elements 

• Encourage all new developments to: 

retain all existing street trees and public 

landscape elements that contribute to the 

streetscape and amenity of the area, 

plan vehicle access around the location of 

existing street trees, where appropriate, 

protect existing street trees and public 

landscape elements during all stages of 

building construction and maintenance, 

and 

- be setback a sufficient distance from 

street trees to ensure their ongoing 

survival and health. 

New landscaping 

• Encourage all new developments to provide 

landscaping to setback areas, ground floor 

open spaces and outdoor car parking areas 

that: 

integrate new buildings and pedestrian 

spaces into the surrounding 

neighbourhood and provide pleasant 

outlooks, and 

- include vegetation species that reflect 

those existing in the surrounding locality 

or otherwise are indigenous to the 

neighbourhood. 

• Encourage contributions towards street/public 

space landscaping, where this is appropriate. 

• Encourage landscape treatment to enhance 

the boulevard character and quality, in the 

case of the main boulevards, such as but not 

limited to Beach Street, Beaconsfield Parade, 

Jacka Boulevard, Marine Parade, Ormond 

Esplanade, St Kilda Road, Queens Road, 

Kings Way and Albert Road. 

Public Open Spaces 

• Encourage the provision of public open space 

on-site that: 

- directly adjoins or links to a street frontage 

where the space will be used by the 
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public, 

where the opportunity exists, provides an 

open space link through a site that will 

contribute to the pedestrian permeability 

and accessibility of the site and build on 

the existing open space network of the 
neighbourhood, and 

- provides an outlook for as many 
occupants of the development as 

practicable and includes dwelling entries 
and windows facing the open space area 

to maximise opportunities for surveillance 

and informal interaction. 

Communal Open Space and Recreation Amenities 

• Consider a reduction in the provision of private 

open space where it can be demonstrated by 

the applicant that communal open space or 

recreation facilities will better serve the needs 
of residents. 

• Encourage on site communal open spaces 

and recreation amenities to be sited and 

designed to meet the needs of future 

occupants and to not adversely affect 

the amenity of residents. In particular, for 

developments that include dwellings that are 

likely to accommodate families with children, 

the communal open space area(s) should 
provide safe and interesting play areas/ 

equipment for children. 

• Encourage a variety of spaces including 

rooftop gardens where on site communal open 

spaces are proposed. 

Fences 

• Generally, encourage front fences to a new 
development to: 

be compatible with fencing in the 
surrounding area, 

relate to the architectural style and use of 
the building and any adjacent open space 

areas, and 

respond to the character and amenity 

of the surrounding area. (Aspects such 

as the degree of transparency, height, 

materials and finishes of fences should be 
carefully considered.) 

• Discourage front and side fences on St Kilda 
Road to maintain the existing character and 

openness of the boulevard. 

Amenity 

Daylight and Sunlight 

Allow daylight and sunlight into open 

spaces and onto the windows of main living 

rooms of new and neighbouring residential 

developments. (Refer performance measure 

no. 5) 

Private and Communal Open Space 

• Encourage the location and design of open 

space areas to take advantage of solar 

access, enjoy reasonable levels of privacy 

and be of sufficient size to be useable and 
pleasant spaces. (Refer to performance 

measure no. 6) 

Visual and Acoustic Privacy 

• To limit views into neighbouring private open 

spaces and habitable rooms. 

• To protect residents and occupants of existing 

and new buildings from external noise. 

• To contain noise sources in developments 
which may affect new and neighbouring 

developments. 

Car Parking and Pedestrian Access 

• Ensure streets, footpaths and driveways 

provide safe, manageable and convenient 

access to buildings. 

• Ensure pedestrian accessways within 

the development are safe, attractive and 

convenient to use by occupants and visitors 

alike. (Refer performance measure no. 8) 

• Provide secure bicycle storage facilities 

adjacent to vehicle access points or building 

entries. 

• Provide vehicle access points to: 

be via a single crossover or, if appropriate, 

from an existing crossover (multiple 
crossovers which result in a loss of on-

street car parking will not be supported), 

and 

enable vehicles to move safely and 

efficiently between the development and 

the street network. 

Loading Facilities 

It is policy to encourage new development to 

allow for loading facilities on the site but in a 

manner which does not cause detriment to 

pedestrian amenity or traffic movement due to 

the manoeuvring of delivery vehicles. (Refer to 

performance measure no. 9) 

Site Facilities 

• Provide for the efficient management and 

maintenance of developments. 

• Ensure site facilities are adequate for the 

needs of the occupants of the development, 
attractively designed and easily maintained. 

(Refer to performance measure no. 10) 

• Provide well-lit main entries to buildings, 

pedestrian areas and car parks that do not 

detract from the amenity of surrounding 

properties. 

• Provide mailboxes that are well designed, 

located for convenient access by occupants, 

and satisfy the requirements of Australia Post. 

Performance Measures 

Performance Measure no. 1 

• Buildings and works may meet the policy for 

context if they are accompanied by a Site 

Analysis and Descriptive Statement that: 

identifies and records the elements that 

contribute to the character of the site and 

its surrounds, 

- 	identifies and assesses the Planning 

Scheme requirements, 

includes an opportunities and constraints 

analysis in relation to the site and its 

surrounds, 

evaluates the data which should influence 

a design outcome for the site, 

includes a three dimensional building 

envelope that shows the potential new 

building volume once all the opportunities 

and constraints have been considered, 

and 

- is able to clearly show how the design 

has been developed to address all of the 

above. 

Performance Measure no. 2 

• New development may meet the policy for the 

public realm if, as appropriate: 

it does not generally exceed 3 storeys 

adjacent to a public space, including a 

footpath (unless otherwise specified in a 

DDO), 

elements of the building above 3 stories in 

height are set back behind the 3rd storey 

level (unless otherwise specified in a 

DDO), 

it respects the front setbacks of adjacent 

buildings and reinforces the character of 

the neighbourhood, 

it avoids designs that dominate or imply 

private ownership of public spaces, and 

it minimises adverse micro-climatic 
impacts such as overshadowing and wind 

tunnelling impacts. 

Performance Measure no. 3 

• New development may meet the policy for light 

and shade if, as appropriate: 

- it does not further overshadow public 

parkland (which is included in the Public 

Park and Recreation Zone) between the 

hours of 10.00 a.m. and 4.00 p.m. on the 

22 June (winter solstice) unless otherwise 

specified in a DDO. 

Performance Measure no. 4 

New development may meet the policy dot point 1 

for pedestrian spaces if, as appropriate: 

• Pedestrian entrances to buildings: 

- are clearly visible and easily identifiable 

from streets and other public areas, 

- provide shelter, a sense of personal 
address and a transitional space between 
the public and private realms, and 

- are accessible at ground-floor level to 

people with limited mobility. 

• Windows, terraces and balconies at lower 

building levels offer surveillance of adjacent 

public areas. 

• Pedestrian amenities such as seating, lighting 

and public art are provided, where appropriate. 

Performance Measure no. 5 

New developments may meet the policy for 

daylight and sunlight if: 

• Habitable rooms (excluding service areas) 

receive sufficient daylight to enable daily tasks 

to be carried out. 

• There is not a significant loss of daylight to 

existing habitable rooms (excluding service 

areas) in nearby properties. 

• Main living room windows on existing 

or nearby residential properties are not 

significantly overshadowed. 

• Private or communal open spaces proposed 

as part of a new development is able to 

receive a minimum of four hours of sunlight 

between the hours of 9.00 a.m. and 3.00 p.m. 

on 22 September (the equinox). 

Performance Measure no. 6 

New development may meet the policy for private 

and communal open space if: 

Private Open Space 

Any new dwelling has a private open space 

area(s) that: 

• Is adequate enough in area and dimension 

to be demonstrably useable and to meet the 

needs of future occupants. 

• Has convenient access from a main living 

room. 

• Is sited and designed to respect the privacy of 

private open spaces of surrounding dwellings. 

Balconies 

Private open space provided in the form of a 

balcony or terrace: 

• Is either contained within the site boundaries 

or extend no more than 500mm beyond the 

property line. 

• Is no more than 2.5 metres in length if fully 

cantilevered. 
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• Provides legal clearances to vehicles. 

• Adds visual interest to the streetscape. 

Is adequate enough in area and dimension 

to be useable and to meet the needs of 

future occupants which is considered to be 

a minimum area of 8 square metres with a 

minimum width of 1.6 metres. 

Performance Measure no. 7 

New development may meet the policy for visual 

and acoustic privacy if: 

• Private open spaces and habitable rooms 

of neighbouring residential properties are 

protected from significant additional direct 

overlooking through appropriate siting, 

setbacks, building articulation and screening 

devices. 

• It can be demonstrated that the transmission 

of noise between buildings and floor levels in a 

development is minimised. 

• Dwellings close to high level noise sources 

are designed so that noise-sensitive rooms 

and private open spaces are located away 

from noise sources, and are protected by 

appropriate noise-shielding techniques such 

as double glazing. 

• Noise sources from new developments likely 

to affect nearby dwellings are minimised and 

are consistent with relevant EPA standards. 

Performance Measure no. 8 

New development may meet the policy for car 

parking design and pedestrian access dot point 2 

if car parking: 

• Is contained within a building or at the rear of 

a building and is not visible from the street. 

• Is designed to minimise additional hard paved 

areas over and above the building footprint to 

minimise storm water runoff. 

• If located above ground level, the facade of 

car parks is designed to integrate with the 

building, to screen views of cars from public 

areas and adjoining buildings and does not 

result in blank walls to the street. 

in accordance with council's traffic engineering 

department and the relevant Australian 

standards. 

Clearly defines the location of visitor and/or 

customer parking, and makes adequate 

provision for disabled parking and the queuing 

of vehicles (if appropriate), on site. 

• Is separated from habitable room windows to 

avoid noise and fumes entering dwellings. 

Performance Measure no. 9 

New development may meet the policy for loading 

facilities if they: 

• Are designed to allow loading and unloading 

without disruption to pedestrian or traffic flow. 

• Do not require vehicles engaged in loading or 

unloading goods to reverse off-site. 

• Are located at the rear of a building and/or 

near an area of low pedestrian activity and 

separate from parking areas. 

• Are screened from the street when not in use. 

• Are designed so that loading and unloading 

can occur wholly within the site boundaries. 

Performance Measure no. 10 

New development may meet the policy for site 

facilities dot point 2 if: 

• Garbage, recycling bin enclosures and 

collection points: 

- are located within the building wherever 

possible, 

- are adequate in size and appropriately 

screened from view, 

located for convenient access by 

occupants and collection vehicles and 

away from residential uses, and 

sited and designed to not detract from the 

character and amenity of the streetscape. 

Objectives 

• To provide a range of housing types to suit the 

diverse needs of Port Phillip's community. 

• To encourage the provision of purpose built 

rooming houses or building conversions for 

rooming houses. 

• To provide reasonable access to low cost 

housing for low income households. 

Policy 

The following matters must be taken into 

consideration when considering applications for 

new residential use and development: 

• New dwellings within neighbourhood shopping 

centres should be located above or behind the 

ground floor street frontage. 

• Where possible, new residential developments 

should provide a variety of dwelling size and 

types to satisfy different needs as identified in 

the Port Phillip Housing Strategy 1997. 

• Buildings registered as rooming houses 

should not be converted into private dwellings. 

Redevelopment may be permitted if it is 

proposed to retain some form of affordable low 

income housing as part of the development. 

When determining an application, the responsible 

authority must consider the following as 

appropriate: 

• Whether the proposed development will result 

in a loss of affordable or low income housing 

including rooming houses, or single bedroom 

or bedsit flats. 

• Whether the proposed development will result 

in a reduction in the diversity of housing 

choice within a neighbourhood area. 

• Whether the proposed development will 

provide a type of housing that will satisfy an 

identified housing need as identified by the 

Port Phillip Housing Strategy 1997. 

• Whether the proposed development 

will contribute to the development of 

neighbourhood shopping centres as 'urban 

villages'. 

• Whether the proposed development complies 

with the City of Port Phillip Shop Top Housing 

Policy 1997. 

• Whether the design and layout of the 

proposed development, including landscaping 

and drainage, utilises relevant principles 

outlined in the City of Port Phillip Sustainable 

Development Strategy 1996. 

• Whether the proposed development provides 

varying dwelling sizes that cater for differing 

household sizes. 

• Whether the proposed development will 

provide an affordable form of housing. 

• Whether the proposed development allows for 

the retention of existing low income housing 

as part of the development. 

• Is designed for efficient use and management 	• 	To ensure that the municipality continues to be 

a desirable place to live in. 


