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1St November 2000

The Mayor and Councillors
City of Port Phillip

Dear Councillors,
At the conclusion of the final meeting of the Joint Working Group for the Esplanade Hotel
site participants reluctantly agreed that the Group had progressed the matter as far as it
usefully could.
I was requested to summarise the Group's deliberations and to work with Council officers to
achieve refined design guidelines in order to seek a revised development proposal from the
developer and for translation into a Planning Scheme amendment.
Any attempt to achieve total consensus on the redevelopment of the Espy is akin to seeking a
lasting peace in the Middle East. However, no one can doubt the sincerity of the members in
their commitment to the restoration and continued use of the Espy as a specialised social
drinking and music venue or their independence of view. The other striking feature of the
Group was the extremely high level of urban design, architectural planning and political skills
that members brought to the task.
Through its initiation of the process and through its linked action in establishing the Intergovernmental Working Group which is considering the overall St Kilda Planning and Design
Framework, Council has followed the recommendations of the C5 Panel. This work is now
sufficiently advanced to ensure the design approach for the Esplanade site fits within an
overall context and for it to proceed separately.
In relation to Design Parameters for the Esplanade site, the basic unity of approach of each of
the suggested models contained in the report is largely due to David Brand's dedicated work
in providing a framework which he has progressively refined. Although the Working Group
has agreed that an absolute height limit should apply to the site there is no agreement on the
level. The C5 Panel recommended the existing height limits be removed and replaced by
limits derived from careful review of all appropriate design parameters. The Esplanade
Alliance considers that current height limits can be exceeded providing specified design
criteria are met but only as a trade off which involves mechanisms and guarantees to ensure
refurbishment of the Espy and its continued use to the extent necessary as determined by
valuation. On the other hand the Gallagher/Reed/Niven report recommends height should
primarily determined by design criteria and in their view a height of one and a half times the
height of Arandale may be appropriate. Interestingly this is substantially below the height of
the previous Becton proposal.
All members of the working party are keen to promote a superior design approach to any new
building on the site and recognise this is very difficult to achieve through specification in a
planning scheme. The only practical solution to this problem is to invite Becton to prepare a
specific design response that takes into account the Design Parameter Reports. This work
should proceed whilst Council is finalising its views on appropriate design criteria and
preparing an amendment. Difficulty has been experienced in getting appropriate architectural
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advice on the guidelines. Given the level of expertise of members of the Working Group and
their failure to agree, this is not surprising. Also this work will be the subject of the closest
legal and technical scrutiny when considered by an independent Planning Panel. Architects,
Planners, the community and Council find it much easier to respond to a specific proposal.
The sub-group considering mechanisms to ensure long term protection of use and restoration
will need to conclude its work. The valuer has indicated that this task will require finalisation
of planning provisions as well as operating information and ultimately a specific design
proposal in order to test yield. Council needs to consider whether it is prepared to go beyond
existing planning practice and law in this regard.
Final determination of redevelopment proposals for the Esplanade Site will ultimately rest
with Council, an independent review process, and Government. The current planning
provisions require review and the replacement scheme will be the subject of consideration by
an independent Panel. Delaying decision on these matters further will serve no good purpose.
Care needs to be taken to ensure that the Esplanade issued does not adversely effect the
overall St Kilda Foreshore review process.
To finalise this matter the guidelines to this report should be referred to Sue Wood who can
review the material and use it to prepare an amendment. The Design Parameters and
associated material including this report should be referred to Becton for a specific design
proposal. On finalisation of the amendment and receipt of Bectons response Council needs to
consider the material. In order to settle the matter it will be necessary to refer the amendment
and supporting material including Bectons response to an independent panel.
I have briefed Councillors who took part in the group deliberations.
Yours sincerely,

John B Lawson
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Report of
Esplanade Hotel Working Group
Prepared by John Lawson

1.

Introduction

The main section of this report was prepared early in August in order to summarise
the Working Group's deliberations to that point in time and to focus members
attention on the important issue of Design Parameters which could serve as a guide
for development and as a basis for a planning scheme amendment. The material
appears somewhat repetitive and demonstrates the difficulty the Working Group had
in finalising its considerations. I could easily edit most of this material to a few pages
however on balance I decided to leave the material intact except for a minor review
in order that Councillors may better understand how the Working Group ended up
with two alternate approaches to Design Parameters. In my view the Working Group
had remarkably similar values but differed as to their approach to translating this into
an agree built form.
This material provides the developer and Council with a sound basis to consider a
specific design response and planning scheme amendment. Given the high degree
of expertise available to the Working Group no good purpose would be served by
obtaining further advice. The issue now needs to be settled.
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2.

Background

The Esplanade Hotel is one of a handful of Melbourne's privately owned buildings
which excites wide community interests. The interest in part relates to its use as a
grunge drinking social venue which offers patrons a broad spectrum of counterculture music. This aspect of "the Espy" is largely a fortuitous result of neglect,
decay and failed development schemes.

To many of this group and to the wider community, the buildings and particularly the
section fronting the Upper Esplanade within the wider context of the foreshore
include the Palais and Luna Park are of prime historic significance. So far so good,
in this raffish version of either heaven or hell depending on your particular
predilections. However, problems arise because the buildings are privately owned
and successive owners for the past quarter of a century have sought to redevelop
the site. Recent redevelopment plans by Becton have sought to stabilise and make
good the Hotel in exchange for enhanced redevelopment rights on the balance of the
site. Although Heritage Victoria had declined to register the hotel or other elements
of the site, including Baymor, City of Port Phillip supported by bodies such as the
National Trust have strongly argued its local heritage significance and this has been
accepted by Heritage Victoria.

The other issue which all parties need to address is the dilapidated, unsanitary and
in some instances, unsafe condition of sections of the hotel and other buildings. This
condition threatens the very existence that is so highly valued by groups such as the
Espy Alliance that participates on the working party. As a consequence "do nothing
and wear the bastards down" doesn't appear to be a good strategy from any
viewpoint. Also Becton, who, through CUB control the site, have indicated a
willingness to engage in the debate and are keen to work to a solution if possible.

The history of development proposals, planning controls and reports that apply to the
site are well known and have been comprehensively detailed by Sue Wood in a
report to the Working Group. A copy of her report is attached as attachment 1.
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The City of Port Phillip has recently established an Inter-governmental Working
Group to consider a St Kilda Planning and Design Framework that considers the
generalised St Kilda Foreshore and its various precincts. The establishment of an
overall committee and an Esplanade Hotel Working Group are a direct response to
the current Statutory Planning situation which requires that interim controls must be
reviewed by the end of the year. In taking these actions, Council has responded
appropriately to the recommendations of the Independent Panel that considered
Amendment C5.
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3.

Key Issues

3.1

The Continuance of the Espy as a Specialised Hotel Music Venue

The strong consensus of the committee is that it is desirable for this use to continue
and evolve.
In order to achieve this objective the committee considered the following
approaches:

I.

Public Purchase

The only certain way to ensure its use is continued would be through public
ownership or through a collective ownership by interests associated with the
operation of the venue who had a long term commitment to this use.
Options for public ownership could include acquisition as part of a wider foreshore
and long term lease back to managers (Luna Park, the Baths, The Palais and other
facilities on the foreshore are operated on this basis). Representatives of the City of
Port Phillip and State Government indicate that this would only be possible if it isn't
reliant on public funding for acquisition, continued maintenance or operations. The
owners have indicated they are unlikely to gift the hotel to the public or provide
necessary funding for refurbishment given the viable option of refurbishing the hotel
for other more up market and lucrative commercial purposes and its consequent
value. They continue to press the view that private management offers the best
possibility for the continued preferred use providing they can cross subsidise
refurbishment through enhanced development on the balance of the site.

II.

Unit Trust, Ownership and Management

A sub group including representatives of the Espy has explored the possibility of the
hotel being purchased by a private Unit Trust that would offer units to interested
parties and members of the public. This proposal is based on the apparent
profitability of the venue which is reputed to turnover about $100,000 a week or
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$5million per year. They contend that profit is of the order of 25% to 30% of turnover
and may be adequate to finance the refurbishment and continued operation of the
venue providing the site was made available free of cost. Refurbishment costs have
been estimated at $3.2million.
For this approach to succeed it would be necessary for the owners to be willing to
make it available and for sufficient individuals to subscribe to the proposed trust.
The Alliance intends to continue to pursue this proposal. The committee would like
to see such an approach succeed but accepts it is impractical to delay other
considerations in the interim.

Ill.

Utilisation of Planning Controls

If measures to achieve public ownership of the Espy were not successful it would be
possible to use a section 173 agreement to achieve restoration and possibly desired
future use. For the owner to agree to this it would be necessary to negotiate an
agreed form of redevelopment for the overall site.

3.2

Other Threats to the Use

At the commencement of its deliberations, Becton provided a comprehensive site
visit to all buildings and structures. The condition of the building can be summarised
as follows:

•

The main Esplanade Hotel building is substantially intact, whilst areas in use are
in shabby condition they are generally structurally sound. Other areas including
sections of the basement and upper stories are vermin infested. The roof leaks
but can be repaired without difficulty.

•

Baymor, particularly the street frontage section is intact but decrepit and unfit for
use without complete renovations.
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•

Sections of the hotel have been considerably changed and in some cases
demolished. New sections such as the bottle shop have no intrinsic heritage or
aesthetic value.

•

The owners and the City of Port Phillip will find it difficult to defer remedial action
in order to comply with health and safety regulations.

•

The vaults under the frontage of the Upper Esplanade do not extend very far
northwards towards the hotel but could be reconfigured in this direction.

•

The hotel is considerably set back from the site frontage boundary particularly the
eastern section.

In the Groups view any redevelopment proposal for the Espy must incorporate plans
for at least a minimal refurbishment to ensure its continued legal use. Regardless of
who controls it, this is essential.

3.3

The Boundaries of the Hotel Use

No argument exists as to core areas such as the main bars / music venues, the
Gershwin Room and so on. These are clearly part of the specialised hotel music
venue. The Group was briefed by architect Karl Fender of Nation Fender and
Katsilitis as to proposals for the restoration of the hotel and music venue and general
restoration treatment. This proposal involved moving the bottle shop to the
southwest corner of the basement with street entrance by steps and a relocation of
the kitchen to the front section of the building. Whilst the bottle shop relocation is
generally supported, the, the proposal to move the kitchen is opposed by some
members of the Group, particularly the Alliance and David Brand. Regardless of
where it is located, the kitchen needs a complete refit. Left in its current location, it
severely limits redevelopment options on the balance of the site - a mixed blessing
for those who seek its retention because the greater limitations on the
redevelopment of the site the more likely the use will be discontinued.
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3.4

The Baymor Flats

For the general public the main image of Baymor is its Spanish Mission style street
frontage alongside an ugly, tall apartment building. Those with a more informed
knowledge of historic buildings and Baymor consider the buildings in a context which
includes the interior courtyard and other linked structures. Whilst the structures
remain largely intact, Baymor is in very run down state. It could be restored in totality
yet this would severely restrict available redevelopment land at the rear of the hotel
site.
Interestingly, the development proposal prepared by Ashton Raggart and McDougall
but rejected by Becton, showed retention of the main section fronting the street. Just
as commercial architects are divided as to the question of retention and if so how
much, so is the Working Group. It all gets down to a question of relative values and
what's on the table to trade.

3.5

Design Parameters

Foreshore / St Kilda Hill Context

The clear decision to settle the issue of planning controls for the Esplanade site prior
to dealing with overall concepts for the Foreshore is accepted by the Working Group.
However the necessity to ensure that the Esplanade Hotel is an important and iconic
element of the foreshore and that any new development must sit comfortably in a
revitalised foreshore is strongly supported by the working group.
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Key Elements:

•

Retention of historic elements

All members of the group support the retention of the main hotel building in
refurbished and sustainable form. This has been dealt with in a previous section
of this report. Points of contention include the kitchen area and what part of the
Baymor should be retained.

•

Height

It is difficult to separate consideration of height from that of bulk devastation of
views from critical or significant view lines. It is easier to state what we can't
agree to rather than what we can agree to.

Absolute No No's

1. Extreme Height
There is no support for very tall buildings and the proposed 38 storey is clearly
not acceptable.

2.

Bulk

An even moderately high building which was occupying virtually all of the rear of
the site would overwhelm the historic hotel and would be unacceptable on this
ground. The existing 6 storey height limit would result in this outcome.
3.

A Wall of Buildings

The Surfers Paradise Syndrome. The adjoining tall apartment buildings raises
the possibility of this occurring particularly when consulted with the Novotel and
adjacent public housing building. This element involves consideration of both
height and bulk.
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Lesser Concerns

The owner could dramatically change the debate by closing down the specialised
hotel music operation. A variation on this theme would be for the owner to refurbish
the hotel and convert it into an up-market version of the seaside resort boutique
hotel. Although building approvals would be required it is difficult to envisage how
any necessary planning permission would be denied.

The prospect of Mietta's recreated at the Espy has been raised and has some local
appeal. Not all residents support the continuation of the specialised hotel / music
venue. In a sense, both the developer and those who support the continuance of the
existing use would lose their bargaining chips in relation to the hotel and the
possibility of greater development of the rear of the site if the use were discontinued.
Ultimately, negotiation and a commercial decision will settle this issue.

3.6 The Existing Planning Controls

The hotel site is included in a residential zone that covers the St Kilda Hill area. The
hotel use is covered by an existing use right as long as the use continues. The
zoning reflects the fact that although a variety of commercial uses exist in the
general area behind Fitzroy St and the Upper Esplanade (particularly in the area
around Acland St West and the Foreshore) the area is predominantly medium
density residential. Whilst the hotels relationship to St Kilda Hill is important its
predominant relationship is to the foreshore. Successive councils have rejected
proposals to extend commercial uses from Fitzroy Street which include the
Esplanade site. The Working Group supports the continuation of this policy provided
adequate protection is provided for continued hotel and related uses.

The most difficult aspect of existing controls is the six storey height limit which was
seen by the independent panel as an interim holding measure which required
detailed re-evaluation.
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3.7

Alternative Development Approaches

In order to better understand the case for height, Howard Raggart of Ashton Raggart
McDougall was asked to explain the proposals for 3 very narrow residential towers,
one of which was to be situated in the general vicinity of the existing bottle shop
(which is considerably set back from the existing property line) another to be located
in the north west corner and the third offset in the centre. The general concept was
that, as a consequence of their comparative slim outlines and careful siting (although
taller than adjoining buildings) they had a far lesser and much more interesting visual
impact. Most members of the group accepted that careful and creative attention to
design could result in taller structures being more acceptable providing they sat
lightly on the ground. However, members are also concerned that attempts to
specify such an outcome through prescriptive planning controls were likely to fail

In the circumstances, the planning and political system will inevitably opt for a
conservative safe approach. Such an approach is unlikely to resolve the problem of
what should be permitted on the site. In the final analysis the community has not got
sufficient trust in the system or developers to allow them the luxury of a prescriptive
control in the absence of a definite proposal.

3.8 A Possible Approach

Members of the Working Group varied in their approach from those who believed the
existing controls should be maintained and if the specialised grunge hotel/music
uses ceases so be it, to a suggestion that the Esplanade site, because of its iconic
status, required an approach which linked any change to be accompanied by a
specific development proposal. This could then be considered in the light of agreed
design parameters and subjected to the full public, statutory and independent review
process.

A variation on this theme would be to establish definite design parameters which, if
addressed, would not require planning permission. Also the scheme could specify
absolute limits in regard to height, bulk, etc, which were definitely prohibited.
Between this limit, planning permission would be required for detailed proposals

Report of Esplanade Hotel Working Group — John Lawson

Page 10 of 17

which would be required to address a number of specified design and use
requirements. A requirement for restoration and continued use of the specialised
hotel / music venue in the refurbished Espy could be incorporated.

4. A Synopsis of matters to be taken into account in relation to redevelopment
of the Esplanade Hotel site (a restatement to clarify the mind, or confuse it!)

4.1 The Site

•

The Espy Hotel occupies the south west sector of the site. The core hotel/
music venue utilises the front ground floor sections of both wings including
the Gershwin Room, most of the basement for plant and storage and
sections of the first floor (generally at the front of the building). The upper
floor areas, although derelict, are an essential part of the overall building
fabric and in any refurbishment scheme would be restored and again used
as part of the overall hotel / music complex.

•

The current bottle shop has no architectural merit and general consensus
is that it could be relocated to the south west corner of the basement with
direct access provided by way of stairs from the street.

•

Opinion is divided in relation to proposals to relocate the kitchen from its
present position at the rear of the east wing (in the centre of the site) to
the main core of a refurbished building. The benefit gained from
relocation would be to free up this section of the site for redevelopment
and claimed operational efficiencies. Regardless, the kitchen requires
complete refurbishment and new equipment.

•

The main core building is in reasonably sound although derelict condition.

•

Continued use of the hotel / music operations is threatened by the derelict
condition of large sections of the building and the reality that it must be
refurbished if it is to meet health and safety requirements.
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•

The Espy Hotel is of undoubtable regional historical significance from both
a cultural and built from viewpoint. The Working Group fully endorses its
protection and objective of seeking ways to ensure its continued use as a
specialised hotel/music venue. Heritage Victoria has declined to register
the building but acknowledges its regional significance.

•

The Working Group acknowledges that the planning system provides no
mechanism to compel continued use.

•

The Working Group believes that the only certain way to protect the
desired specialised hotel / music use in the long term would be through
public ownership. However, in the absence of agreement from the owners
to gift the Espy to the public and the unwillingness of either the State or
the City of Port Phillip to purchase it for inclusion in an overall foreshore
reserve together with other community assets such as the Palais, Luna
Park and the Sea Baths, this is not practical.

•

Some members of the Working Group including representatives of the
Espy Alliance have been working on a proposal for the hotel to be
purchased by a Unit Trust supported by interested parties including
patrons. They are being assisted in this work by a barrister who is
knowledgable in these matters. A further aspect of this work has been a
move to obtain legal evaluation advice as to mechanisms to ensure
continued use and to enable evaluation of any trade offs of height for new
sections in exchange for refurbishment and guaranteed continued use.
To date, this work is inconclusive and valuation advice requires further
detailed examination of alternate planning provisions.

•

The Working Group believes that Becton's refurbishment plans as
outlined by Karl Fender of Nation Fender Katsilitis for the Espy provide a
sound basis for the retention of the specialised hotel / music uses. These
include the continuation of the grunge hotel in an evolving form in
combination with counter-culture music, performance and recording
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facilities. Proposals to locate AM/FM studios in the complex are no longer
likely to proceed.

•

The estimate of cost of refurbishment of the complex have been adjusted
to exclude the radio station and savings expected through re-use of
existing music equipment are $3.2million. This has been detailed by
Becton's Quantity Surveyor was accepted as reasonable by the Working
Group.

•

The Working Group believes Becton's scheme for the hotel successfully
resolves the problem of access and back of house service to a refurbished
Espy. It also acknowledges that local amenity would be considerably
improved through the installation of proper sound attenuation to prevent
excessive noise emanating from the site.

•

The Working Group acknowledges that over time use of the Espy will
change therefore maximum effort should be put to retention and
refurbishment of the building.

4.2

Baymor and Other Sections of the Site

•

The Working Group acknowledges that Baymor as a representative
building of the Spanish Mission style has local heritage significance. This
particularly applies to the main street frontage sections which although it
has lost its original context through the erection of an inappropriate
apartment block on the other side of the street, is still a strong presence.
The Working Group notes that the scheme prepared by Ashton Raggart
McDougall retained this section and urges its retention on the basis that
other sections of the site including the courtyard would be utilised for
redevelopment purposes.

•

In an ideal world free of all commercial constraints some members of the
Working Group would like to retain sections of the garages at the rear of
hotel. However the Working Group acknowledges that given the current
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six storey height limit for redevelopment, the fact that these structures are
not used and the reality that it will be necessary to permit some form of
redevelopment in order to provide an economic basis for refurbishment
and continued use of the specialised hotel/music venue, it is neither
practical or wise to continue to press for retention of these structures.

5. Alternative Design Parameters — The Final Products!

As a consequence of the Working Group process the following material has been
prepared in order to provide Council and the developer with a framework to consider
redevelopment of the site:

I.

Espy Working Group Design Report
Geoff Oulton and Paul Jarman 25/09/2000
This report incorporated most of the material presented to the Working
Group and its deliberations to that date and also put forward a
recommended process.

II.

Espy Hotel Site of 6/10/2000 report prepared by Chris Gallagher,
Dimity Reed and Stuart Niven written in response to the above report
and other views and material.

III.

Espy Design Guidelines — Final Draft Submission. Prepared by Cr
David Brand and reflecting general discussion and areas of agreement
of the Working Group. 24/10/00

IV.

Submission to the Esplanade Hotel Working Group. Prepared by Kate
Shaw & John Spierings on behalf of the Esplanade Alliance. 27/10/00

There is considerable common ground between all these reports on all issues except
height. David Brand's report covers all issues in much greater detail. This material
needs to be considered in its entirety. It covers the full scope of likely ideas and
provides an adequate basis to settle design issues.
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Process

The Oulton/Jarman report summarising the Working Groups deliberation
recommended the following process:

1. The Joint Working Group recommends an amendment (incorporating a
preferred Hotel operation model to Council)
2. Council endorses draft amendment, advises the development party and
invites a design response

3. Development party submits design response that includes details of
management or operational agreement.

4. Council places the amendment, permit application and design response on
exhibition.

5. Amendment and design response go to Panel.

6. Panel makes recommendation.

7. Council accepts or modifies amendment.

8. If Council accepts amendment it is then submitted to the Minister.

The Gallagher/Reed/Niven report endorses a similar approach based on a specific
design response from the developer and a panel process. The Espy Alliance
through its Option B put forward similar ideas which placed greater emphasis on
guaranteed refurbishment and use with any revision of height controls based on
clearly specified trade-offs.

Council is concerned to maintain some control over the process and also with recent
reversals of Council's decisions by VCAT. Also as a further amendment is required
for St Kilda Foreshore, the ultimate decision will rest with the State
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Government. The last formal consideration of this issue was by the C5 Panel which
considered the existing controls inappropriate and recommended a detailed review of
the overall planning and design framework for the area and reconsideration of height
controls as an integral element of this approach. Council's action in establishing this
Working Group and the wider St Kilda Planning and Design Framework Intergovernmental Working Group responds adequately to these requirements and
provides a basis for new controls.

In view of the proposal for the developer to provide a specific design response which
includes proposals with respect to use and development which would be exhibited
and subject to Independent Panel review, no good purpose could be served by
pushing the matter further at risk through a permit process. The matter should only
be subjected to a single process. The Panel considering a specific amendment,
which incorporates the development proposal or a more generic amendment under
which the developer's proposal is considered by the Panel acting in an advisory
capacity can achieve this result.

6.

Preparing the Planning Scheme Amendment

Some members of the Working Group suggested it would be useful to obtain further
architectural advice on evaluations of the various suggested design parameters. To
this end we have approached Rob McGauran and others to give advice. The
response has been somewhat negative largely along the lines that almost every
decent architect in Melbourne has a view on the Esplanade site and the Working
Group had members with high level urban design, architectural and planning skills. It
is probable that such advice may only further confuse the matter. Most are more
comfortable with a specific design proposal to respond to and consider in the light of
the Working Group's suggestions. I recommend that Sue Wood should review the
material presented in the above mentioned reports and prepare a planning scheme
amendment.
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7. Becton's Position
Max Beck and Hamish McDonald attended the start of the first meeting and
nominated three experts in planning, urban design and architecture to participate in
the process. They retained the right to be consulted when the Working Group was
further advanced in its deliberations. Chris Gallagher and Dimity Reed agreed to
participate in the process but insisted on their professional independence to give
whatever advice they felt appropriate. On the other hand Council made an
arrangement with the Melbourne City Council for Stuart Niven to participate. I
understand Becton have generally been kept informed on the Group's deliberations.
In view of the need to resolve the issue, the collective view of the Group for a specific
design response and guarantees in relation to refurbishment and use of the
Esplanade Hotel, it would be appropriate to present the material contained in this
report and related matters to Becton and seek their formal response. No good
purpose would be served by delaying this approach.

(owios,
John Lawson
October 27th 2000
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Attachment 1 : Port Phillip Planning Scheme Report
Prepared by Sue Wood
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Port Phillip Planning Scheme Report — Sue Wood

Port Phillip Planning Scheme
State Planning Policy Framework

Community
Aspirations

Policy

Strategic Studies /
Incorporated
Documents /
'Reference
Documents

local Planning Policy Framework

Zories
Lau! Use

Overlays
HerilagelBuilt For Outcomes

Perlin er Provisions

1

Controls

Policy
State Planing Policy Framework
Design and Built Form Outcomes, Clause 19.03
Clause states (in part), "to achieve high quality urban design and architecture that reflects
the particular characteristics, aspirations and cultural identity of the community .. [and
outcomes] that contribute positively to local urban character and enhance the public realm
while minimising detrimental impact on neighbouring properties."
RA must have regard to 10 design principles of:
context, the public realm, landmarks, views and vistas, pedestrian spaces, heritage,
consolidation of sites and empty sites, light and shade, energy and resource
efficiency, architectural quality and landscape architecture.
Requirement for a Site Analysis and Descriptive Statement explaining how the proposed
development responds to its site and context.
Note:Amendment V9 (May 2000) introduces an explicit requirement in the SPPF that
development in existing residential areas should be respectful of neighbourhood character.

Policy
Local Planning Policy Framework
RA must take account of the LPPF when preparing amendments to the Planning Scheme or making decisions
under the Planning Scheme.

Municipal Strategic Statement, Clause 21:
MSS sets strategic directions for the municipality:
•

Development that is responsive to the site and its neighbourhood context.

•

Protection of established residential neighbourhoods from inappropriate new development.

•

Protection and conservation of identified heritage places. New development to be sympathetic to the scale
and form of heritage buildings and streetscapes.

•

Maintenance of the amenity of key public spaces, with the requirement that new development adjacent to
the foreshore reserve should not overshadow the reserve between 10 am - 4 pm, 22 June.

Policy
NOMMINIII

St Kilda Hill, St Kilda Central and St Kilda South Neighbourhood Policy,
Clause 22:
The Neighbourhood Policy provides policy at a neighbourhood level:
o

Established residential area of St Kilda Hill to retain its strong heritage character and substantially low rise
built form.

o

Any Significant Heritage Place identified in the Port Phillip Heritage Review (1998) and included in the
Heritage Overlay should be conserved.

There is the potential to add policy to the LPPF is there is a sound strategic basis for doing so.

Land Use
Residential 1 Zone, Clause 32.01
Purpose is to provide for a broad range of residential development and a limited range of non-residential uses
to serve local community needs.
Requirement for a Site Analysis and Design Response for residential development which is outside the ambit of
the Good Design Guide.

There are other site specific zones which may be more applicable to the site having regard to the objectives to:
•

retain and foster the existing uses of the Esplanade Hotel; and

•

the potential for a limited mix of residential and non-residential uses on the remainder of the site.

Alternative zones could include a Comprehensive Development Zone or a Special Use Zone.

Overlay
Heritage Overlay, Clause 43.01
Purpose is to conserve and enhance identified heritage places and to ensure that new development does not
adversely affect the significance of heritage places.
Permit is required to subdivide or consolidate land, demolish, remove, construct or externally alter a building,
construct or carry out works, and to internally alter the Esplanade Hotel.
When considering a permit application, the RA must consider:
o
•
•

relevant planning policies;
whether the proposal will adversely affect the significance of the heritage place; and
whether the location, bulk, form or appearance of the proposed building will adversely affect the
significance of the heritage place and is in keeping with the character and appearance of adjacent
buildings and the heritage place.

A permit may be granted to use a heritage place for a use which would otherwise be prohibited under the
Planning Scheme if the use will not adversely affect the significance of the heritage place and the benefits
obtained from the use can be demonstrably applied towards the conservation of the heritage place.

Overlay
Design and Development Overlay,
`Schedule 6 - Fitzroy Street, The Esplanade and Acland Street', Clause 43.02
Purpose is to identify areas which are affected by specific requirements relating to the design and built form of
new development.
Permit required to construct a building or to construct or carry out works. The DDO can provide for building
setbacks, building height, plot ratio, landscaping and any other requirements relating to the design or built
form of new development.
Relevant DDO 6 design objectives include:
•

To protect and enhance the environment of the St Kilda Foreshore as an important asset of Melbourne by
ensuring that development along The Esplanade does not overpower and dominate the foreshore.

•

To protect and enhance the promenade character of The Esplanade and strengthen pedestrian links
between The Esplanade and Fitzroy and Acland Streets.

Overlay
•

To protect sunlight access to public places and open space areas, such as the foreshore reserve in
particular, to ensure that new development will not detract from the amenity of the foreshore and significant
streets due to overshadowing.

•

To ensure the retention of those features that enhance the appearance of the St Kilda Foreshore and
adjacent areas and that give these areas their character and sense of identity.

•

To encourage high quality, well designed new development and works which are compatible with the
existing architectural and streetscape character of St Kilda and reinforce its distinctive built form.

•

To ensure that new development on sites containing or adjacent to a heritage place is of a form and
scale which is respectful of these heritage places.

•

To protect and enhance key views to and from the foreshore and, in particular, the following views:
from The Esplanade across to Port Phillip Bay;
along side streets towards Port Phillip Bay ;
from Alfred Square to the Bay, Catani clock tower and St Kilda Pier; and
from St Kilda Pier and the St Kilda Foreshore to The Esplanade with predominantly open space
and Jacka Boulevard in the foreground, The Esplanade and Fitzroy Street in the middle ground
and the skyline of St Kilda in the background.

Overlay
Specific provisions include:
e

Permit required to construct buildings and works within a 3 metres setback from the property boundary to
The Esplanade.

e

Maximum building height of 18 metres for the site (derived from the height of the Esplanade Hotel).

•

All buildings and works should be designed to avoid casting shadows beyond:
southern side of the road reserve adjoining the Port Phillip Bay foreshore between 10 am - 4 pm,
22 June; and
western kerbline of The Esplanade between 11 am - 2 pm, 22 September.

Potential to include a site specific DDO schedule for the site which could include specific design objectives,
height, setback, overshadowing and other built form provisions. This would provide more certainty regarding a
built form outcome that responds to specific context considerations.
Other Built Form Overlay options may be considered, eg an Incorporated Plan Overlay.

Issues
Issues Resulting from Becton's proposed Amendment for the Esplanade
Hotel Site (June 1998)
Note: these issues are derived from Council minutes and reports and relate to
a particular proposal that pre-dated Amendments C5 and Amendment C7
to the Planning Scheme.
Matters of principle:
a

Departure from the existing planning control framework requires detailed analysis and rigorous justification.

•

A Heritage Overlay should be retained for the site to ensure that heritage matters are taken into
account in the preparation and assessment of any development proposal for the site.

•

Preferred process is to consider an amendment and permit application concurrently for the site; ie planning
control framework and use and development outcome considered together.

Issues
Land Use:
•

The existing Esplanade Hotel uses should be articulated and supported in the Planning Scheme (eg a
zone is required which supports the existing hotel/arts/entertainment/cultural uses of the existing
Esplanade Hotel).

•

Amenity conflicts should be considered in relation to any new uses proposed for the site both in relation to
supporting the Esplanade Hotel uses, protecting the amenity of nearby residential areas and enhancing
the role and function of the foreshore.

•

Any proposed uses at the front of the site should strengthen the pedestrian linkage role of The
Esplanade, ie eating premises and shops may provide appropriate street activities

Issues
Heritage:
o

It is a longstanding Council policy to require the conservation of identified heritage places. Any proposal
for demolition of an identified heritage place is contrary to policy and requires rigorous analysis and
justification.

✓

The conservation of the Esplanade Hotel is a heritage, streetscape, foreshore and broader cultural issue
as the building is a landmark heritage place that contributes to the character and culture of the of the local
area and beyond.

o

The conservation of Baymor Court is a heritage and streetscape issue as the building is of heritage
significance, provides a scale of building that complements the finer grain of the nearby residential area
and provides a building style which adds to the diversity of the urban fabric.

o

The visual and functional relationship of new development to the heritage buildings on the site is a critical
issue.

Issues
Built Form Outcomes:
•

Frontage setback of up to 7 metres on the bottle shop site - measured from the property boundary - to
enhance the prominence and significance of the Hotel (noting also that a frontage setback is a
characteristic of The Esplanade between Fitzroy Street and Alfred Square).

•

Atypical buildings do not typify the established urban form, character and amenity of Port Phillip in general
or the St Kilda foreshore in particular, and should not be used as a benchmark for new development.

•

A landmark development on the site does not necessarily translate into a high rise building form. Eg the
Esplanade Hotel is a landmark but for reasons other then building height.

•

Important to site and mass any new development to comply with overshadowing performance measures
and to minimise the visual bulk of development both from surrounding residential areas and from more
distant vantage points.

•

Viewlines analysis to include the additional vantage points:
intersection of Shakespeare Grove and Marine Parade; and
Cleeve Gardens and Beaconsfield Parade.
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Espy Working Group
Design Report
Geoff Oulton & Paul Jarman
25th September 2000
1.0 Cultural & Social Values
1.1 Principles : Any proposed development of the site
1.1.1 Will seek to maintain and support the Espy Hotel in its
established role as an incubator of independent local music, art
and comedy talent.
1.1.2 Will recognise the diverse and layered history and culture of the
local neighborhood and its residents and visitors.
1.1.3 Will seek to maintain and support the Espy Hotel as a venue
accessible to a broad and diverse public.
1.1.4 Will maintain and support Espy Hotel as one of the key publicly
accessible facilities in the context of the St Kilda foreshore
recreation and entertainment precinct.

1.1.5 Will maintain the Espy Hotel as a key 'icon' of St Kilda's cultural
identity.
1.1.6 Will recognise the relationship between the residential streets of
the local area and key foreshore institutions and activity areas.
1.2 Measures : Any proposed new development of the site
1.2.1 Must be accompanied by a written report and management plan
justifying the proposal in terms of the above principles and a set
of undertakings of how these responsibilities will be met, both to
be endorsed by Council as a prerequisite for consideration of
further planning approval.
2.0 Urban Character Values
2.1 Principles : Any proposed new development of the site
2.1.1 Will make a positive contribution to the diverse and rich
streetscape of the Esplanade.
2.1.2 Enhances the experience of the Esplanade as a foreshore
promenade.
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2.1.3 Will need to express, respect and respond to the strong frontage
quality of the Esplanade buildings — a quality present in all the
various building elements of the Esplanade; and the lower, more
finely grained building fabric of the residential district to the
north-east of the site (with particular attention given to the
immediate street environs of Pollington and Victoria Streets
East).
2.1.4 Will not overwhelm or imbalance this built-form by the
introduction of any excessively dominant built element or
elements.
2.1.5 Will protect the skyline profile of the Espy Hotel as seen from a
variety of vantage points.
2.1.6 Will recognise the central landmark value of the Espy Hotel and
secure the Hotels pre-eminent place among the landmark
buildings of the Esplanade.
2.1.7 Acknowledge the physical potential of the Espy site as defined
by its landform height and its position at a change of direction in
the Esplanade.
2.1.8 Will maintain the special role that the Baymor Flats building plays
in the form and imagery of the streetscape and local vistas along
Victoria Street.

2.1.9 Will respect and respond to the scale and variety of the historic
building fabric of the surrounding residential area, including,
wherever feasible, the integration into the project of existing
historic fabric of the street frontages of the site itself.
2.1.10 Will acknowledge and respond to the presence of open spaces
within the site and the opportunity to move around and between
some of the key existing parts of the site.
2.2 Measures : Any proposed new development of the site
2.2.1 Should retain the wing of the Baymor Flats along Victoria Street,
noting that demolition of the Baymor should not be allowed
unless a building of high design quality and similar scale is to
replace it.
2.2.2 Must maintain the following set backs from the street boundaries:
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•

on the Esplanade, so as not to obscure any of the front
façade of the main hotel building when viewed from
the footpath in front of the Bayview building.

•

on the other frontages — zero.

2.2.3 Should introduce a 3-4 storey scale of building fronting
Pollington Street West, Pollington Street South and the eastern
section of Victoria Street site boundaries with a subdivision of
form that responds to the grain and detail of the neighboring
residential district.
2.2.4 Must allow for the Espy Hotel to be read as a separate building
from any new development.
2.2.5 Should provide for a substantial portion of the ridge line of the
main hotel building to be seen against open sky when seen from
a variety of vantage points.
2.2.6 To this end, the following are suggested as appropriate height
and building type requirements for new site development :

•

The development of large, single-slab, stacked
building types (ie: similar in form to Arandale and
Bayview) will not be acceptable.

•

The investigation of a mixture of stacked and lower,
edge-building forms are recommended where the
building height permits these stacked forms to have a
presence visually separate and discernible from the
two neighboring apartment buildings.

•

Any building form which makes it impossible to
separately "read" the Esplanade Hotel (as seen from
the Pier environs) against any building to its rear within
the site will not be acceptable; and

•

That taller building elements could be considered
providing they satisfy tests of excellent design and do
not overpower the Espy site or the surrounding area.

2.2.7 In terms of maximum building height there is no consensus on
what that should be. It is agreed that height is preferably an
element of building design. It is also acknowledged there is
scope for designs higher than the current six storey height on
part of the site.
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3.0 Heritage and associated design values
3.1 Principles : Any new development on the site
3.1.1 Should seek to retain the Baymor Flats as a locally significant
building on heritage grounds. New development on the site,
including any building which may be proposed to modify Baymor
Court, must be demonstrably superior, or make a substantial and
measurable contribution, to the existing design, urban character,
amenity and cultural values of the site.
3.1.2 Will respect and respond positively to the identified heritage
values.
3.1.3 Must retain and conserve, as a minimum retention requirement,
the main portion of the Esplanade Hotel Building and its
Pollington Street wing.
3.1.4 Will abide by the principle that high quality architectural planning,
design and detailing honors the value of adjacent heritage fabric
better than mere imitation.

3.2 Measures :
3.2.1 Works to the existing buildings and all new building shall be in
accordance with an endorsed comprehensive Conservation
Management Plan.
3.2.2 Council would only consider demolition of Baymor if demolition
will produce a site demonstrably superior, or make a substantial
and measurable contribution to the existing design urban
character, amenity and cultural values of the site.
4.0 Amenity Values
4.1 Overshadowing
4.1.1 Principles : Any new development on the site
4.1.1.1

Should allow full sunlight to major public spaces
through the middle of the day in winter.

4.1.1.2

Should allow full sunlight to a usable portion of any
principle private open space through the middle of the
day in winter.
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4.1.1 Measures : Any new development on the site

4.2

4.1.1.1

Will cast no shadow on the footpath on the western side of
the Esplanade between 10am and 3pm.

4.1.1.2

Should cast no shadow over Alfred Square that extends
further in a south easterly direction than those currently cast
by Bayview Flats.

Overlooking
4.2.1 Principles : Any new development of the site
4.2.1.1

Will positively express the sense of overlooking from any
parts visible from major public spaces.

4.2.1.2

Will minimise the sense of overlooking into any private
property.

4.2.1.3

Will ensure private open spaces and habitable rooms of
neighboring residential properties are protected from
significant additional direct overlooking through appropriate
siting, setbacks, building articulation and screening devices.

4.2.2 Measures : Any new development of the site
4.2.2.1

4.3

Will pay special attention in its architectural massing and
articulation to :
•

the expression of open and optimal viewing from
windows and balconies of major public spaces

•

minimising the expression of direct viewing from
windows and balconies into private properties

Traffic and Parking
4.3.1 Principles : Any new development on the site
4.3.1.1

Will acknowledge the existing parking demand on the site

4.3.1.2

Will ensure limited traffic volume in side streets

4.3.1.3

Will minimise crossovers

4.3.1.4

Will minimise the impact of service delivery vehicles
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4.3.1.5

4.4

Will ensure that there is limited impact on on-street parking in
the local area

Noise and Public nuisance
4.4.1 Principles : Any new development on the site
4.4.2 Will acknowledge it is a live music venue situated adjacent to a
residential area

4.5 Wind
4.5.1 Measures : Any new development on the site should be subject to
4.5.1.1

Wind tunnel tests to be undertaken and assessed prior to the
issue of any planning approval

The Process from here:
1. The Joint Working Group recommends an amendment (and a preferred Hotel
operational model to Council)
2. Council endorses draft amendment, advises the development party and invites a
design response
3. Development party submits design response which includes details of
management or operational agreement
4. Council places the amendment, permit application and design response on
exhibition
5. Amendment and design response go to Panel
6. Panel makes recommendation
7. Council accepts or modifies amendment
8. If Council accepts amendment it is then submitted to the Minister
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ESPY HOTEL SITE

John Lawson

To:

Chair
Espy Hotel Working Group
From:

Chris Gallagher
Dimity Reed
Stuart Niven

Introduction
We have read the material prepared by Geoff Oulton and Paul Jarman (Espy Working
Group Design Report 26 September 2000). It will not, we are sure, come as a surprise
to you that we cannot support the document in its entirety. Our lack of support flows
from four major concerns:
•

the different stance we have consistently taken on some of the matters of
substance (eg. Baymor; the design/height nexus);

•

some parts of the drafting have slipped into incomprehensible "planner-speak";

•

a confusion about 'principles' and 'measures'; and

•

the document presents no clear view to a prospective developer of what will really
be open for consideration under Section 2.2.7 of the Report

The Working Group Process
The decision to record this dissenting view has not been taken lightly. The Working
Group process has been frustrating from the outset. We very often fell into two
streams of thought - those who have had a long association with the site (with
majority representation) and those who were nominated by Becton as independent
representatives.

Genuinely independent views, where they differed from the more 'local' view, were
never going to be able to hold sway because of the composition of the Working
Group. We should have moved more quickly to record matters of agreement and of
disagreement and conclude the process, rather than proceed on.
An Alternative Process
In our view, another more workable structure for independent input into the future of
this site is required. The formal panels process under the Planning and Environment
Act is the obvious vehicle. We note that when this site was previously considered by
the C5 Panel the debate was opened up more widely, in that references were made by
the Panel to:
•

the recognition (and not diminution) of the context of Arandale and Bayview;

•

the potential for exceeding the C5 preferred building height;

•

the possible lesser of importance of Baymor compared to the Hotel; and

•

consideration of "an acceptable composition of tower buildings when viewed
from the Bay".

As recorded in material we have previously presented, the challenge for this site is the
delivery of exemplary design. Relative inflexibility on issues such as height and
Baymor springs from a worry quite specifically articulated by several Working Group
members that if an exemplary, 'non-conforming' (for want of a better word) design
proposal were submitted and approved, it could be subsequently modified by a
developer to become a rather more ordinary product. There is a clear way of avoiding
such a prospect by clever, non-standard use of the Planning Scheme ie. by a zone
tailor-made to allow only exactly what a companion planning permit with details of a
particular design proposal allows.
Just as a planning permit and companion planning scheme amendment can closely tie
down the allowable built form, so too can it be highly specific about usage. The
'cultural and social values' to be maintained by the management of the Hotel could be
equally carefully circumscribed by a tight alignment of the uses allowed by a planning
permit and an associated planning scheme amendment.
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We see the Espy Hotel in a regional, not local, context. Our real concern is that,
unless a circuit breaker on the planning and design process can be put in place
quickly, the Hotel will fall into such a state of disrepair that it cannot operate at all
and its regional cultural contribution will vanish. Alternatively, homogenised low
scale, up-market residential and/or hotel use will consume the whole site and displace
the Hotel's regional cultural contribution.

Taking Brave Steps
The current draft Design Report is in effect a plea for the status quo, but leaving the
door open in a quite ambiguous way for a developer to propose an alternative. This is
not a recipe for soliciting a good design response - or any positive response at all. We
still maintain that it is better to be more bold about the site, by sending clear signals
about allowing a prominent building subject to it being of a very high design standard.
The message must be that an outstanding design response is required and that it will
be put through a combined planning permit / planning scheme amendment process. A
poor design should not be considered at all.
A key to taking brave steps is to recognise that height is only one element of design
and that regulating height is not the key to design management. There is a big
challenge in communicating this to the local community!

Design Report
Because the Working Group's discussions and conclusions have been rather
unstructured the draft Design Report has had to fall short of being a very considered
piece of work. More meetings would not assist in its further development. We have
not done the technical work required to make it a polished document and it should
therefore in no way attempt to appear as one. We are only in a position to record
broadly expressed aspirations.
For the record, however, we have outlined our own views in a re-draft of Geoff
Oulten and Paul Jarman's document. We have sought to both abbreviate it and to
incorporate our own views where we disagree with the content.
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I.

Introduction
The real challenge for this site is to inspire significant confidence about a
viable future, through an unambiguous planning and design framework, to
encourage design worthy of such a pivotal site.
A highly prescriptive planning regime is not regarded as the route to good
design. It may in fact stifle good design. A framework which provides design
directions, gives guidance as to tolerance levels on matters which have been
contentious (most notably height) and emphasises that nothing short of
outstanding design for such a prominent site will be countenanced, will set an
unambiguous framework for shaping a new development proposal.

2.

Context
The site is physically prominent:
•

as part of the Esplanade frontage;

•

as a physically prominent component of that frontage; and

•

from the surrounding neighbouring residential districts.

As such, it has physical potential as a "hinge" site, defined by its landform
height and its position at a change of direction in the Esplanade. This
distinguishes it from other properties in its vicinity.
This potential can either be suppressed or emphasised.
A good design response is likely to be achieved by emphasising the special
qualities of the site, and "emphasis" is recommended as the appropriate site
development response. Its appeal to a developer will also be because of its
potential for "emphasis".
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3.

Cultural and Social Values
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;

•

recognise that, despite many modifications to the original building fabric,
the Esplanade Hotel is a significant building.

4.

Heritage Values
Any new development proposal should retain and renovate the main portion of
the Esplanade Hotel building and its Pollington Street wing (in broad terms,
this means retaining the Gershwin Room and associated backstage areas
along the Pollington Street frontage);
•

Baymor is of local heritage significance. Demolition of the Baymor should
not be allowed unless a building of high design quality and of similar scale
is to replace it;

•

any building which may be proposed to replace or modify Baymor must be
demonstrably superior, or make a substantial and measurable
contribution, to the existing design, urban character, amenity and cultural
values of the site; and

•

works to all existing buildings (other than the bottleshop) shall be in
accordance with an endorsed comprehensive Conservation Management Plan.
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5.

Urban Character Values
Any proposed new development of the site should:
•

make a positive contribution to the diverse and rich streetscape of the Esplanade;

•

present a strong frontage to the Esplanade;

•

enhance the experience of the Esplanade as a foreshore promenade;

•

recognise the central landmark potential of the Espy Hotel and secure the
Hotel's pre-eminent place among the buildings of the Esplanade;

•

provide a mediating scale of lower built form around the perimeters which
abut lower scale residential development;

•

acknowledge the physical potential of the Espy site as defined by its
landform height and its position at a change of direction in the Esplanade;

•

maintain the following set backs from the street boundaries:
on the Esplanade, so as not to obscure any of the front facade
of the main hotel building when viewed from the footpath in
front of the Bayview building
on the other frontages — zero; and

•

6.

allow for the Espy Hotel to be read as a separate building from any new
development.

Building Height and Building Form
The two existing apartment buildings adjoining the site cannot be regarded as
appropriate building form or design models for any new development on the
Espy site. However, they set part of the context for development on this
"hinge" site. The way these buildings bracket the site to the north-west and
the south-east, they constrain a low building on the Espy site from providing
any strong contextual response to the particular physical prominence of the
site.
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If "emphasis" is to be achieved in new built form it follows that at least part of
any new development should (subject to meeting all other planning and design
criteria), be allowed to exceed the height of these buildings. A reasonable
benchmark is around 1.5 times the height of Arandale. Beyond that height,
"overpowering" is very likely to be the result.
To this end, the following are suggested as appropriate height and building
type guidelines for new site development:
•

large, single-slab, stacked building types (ie. similar in form to Arandale
and Bayview) will not be acceptable;

•

the investigation of a mixture of stacked and lower, edge-building forms is
recommended where building height permits these stacked forms to have a
presence visually separate and discernible from the two neighbouring
apartment buildings;

•

any building form which makes it impossible to separately "read" the
Esplanade Hotel (as seen from the Lower Esplanade and the Pier environs)
against any building to its rear within the site will not be acceptable; and

7.

•

new buildings must satisfy tests of good design by skilfully and subtly
resolving the issues raised in this report; and

•

any new building on the Esplanade frontage should ideally be physically
separate from the Hotel building.

Amenity Values
7.1

Overshadowing
Any proposed new development on the site should be reviewed to assess
its impacts on overshadowing of the beach foreshore, the Esplanade and
Alfred Reserve prior to the issue of any planning approval. Limitations
on the allowable amount of additional overshadowing of the beach and
Alfred Reserve should be agreed through detailed technical review with
a planning Panel to adjudicate.
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7.2

Overlooking
Any new development of the site should:

7.3

•

minimise the sense of overlooking into any private property; and

•

ensure that 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.

Traffic and Parking
Any new development on the site should:
•

acknowledge the existing parking demand in the area;

• limit traffic volumes in the adjacent side streets;

7.4

•

minimise high volume crossovers;

•

improve the management and the impact of service delivery vehicles;

•

have limited impact on on-street parking in the local area; and

•

be set in the context of a parking strategy for the entire precinct
(which would be prepared by Council working with all other major
private land holders and managers of public venues).

Noise and Public nuisance
Any new development on the site should incorporate appropriate
measures to manage the impacts of a live music venue situated
adjacent to a residential area.

Page 8

Report by C Gallagher

Espy Hotel Site

7.5

Wind Effects
Any new development on the site should be subject to wind tunnel tests to
be undertaken and assessed prior to the issue of any planning approval.

Signed:

....M•Ma..••.•.

•

The Strategy Shop
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ESPY DESIGN GUIDELINES
FINAL DRAFT SUBMISSION

Prepared by Cr David Brand, 24/10/00

0.0

These proposed "principles" and "measures" are offered to the
Espy Working Group as a framework around which a draft planning
scheme amendment can be built. The principles articulate agreed
objectives of the planning and design guidelines, and establish the
issues that any new development proposal must respond to and
satisfactorily address. The measures are of two types: mandatory
(usually denoted by the word "must") and discretionary (denoted by
"should"). They set out agreed means by which, or parameters within
which, the principles are to be addressed.

1.0

Cultural and Social Values

1.1

Principles: Any proposed development of the site

1.1.1

Will seek to maintain and support the Espy Hotel in its established
role as an incubator of independent local music and comedy talent.

1.1.2 Will seek to maintain and support the Espy Hotel as a venue
accessible to a broad, diverse and non-mainstream public.
1.1.3 Will maintain and support Espy Hotel as one of the key publiclyaccessible facilities in the context of the St Kilda foreshore recreation
and entertainment precinct.
1.1.4 Will maintain the Espy Hotel as a key 'icon' of St Kilda's cultural
identity.
1.1.5 Will recognise the diverse and layered history and culture of the local
neighborhood and its residents and visitors.
1.1.6 Will recognise the harmonious and integrated relationship between
the residential streets of the local area and key foreshore institutions
and activity areas.
1.2

Measures: Any proposed new development of the site

1.2.1

Must be accompanied by a written report justifying the proposal in
terms of the above principles and in terms of any Council-approved
operation and management plan, and a set of undertakings of how
these responsibilities will be met. Both are to be endorsed by Council
as a prerequisite for consideration of further planning approval.

2.0

Urban Character Values

2.1

Principles: Any proposed new development of the site

2.1.1

Will enhance the experience of the Esplanade as a pedestrian (and
vehicular) promenade.

2.1.2 Will preserve and enhance the urban character of the Esplanade and
foreshore area as it is widely perceived and valued by the community.
2.1.3

Will add positively to the multiplicity and diversity of the built form of
the Esplanade, and will not overwhelm or imbalance these qualities
by the introduction of any excessively dominant built element or
elements.

2.1.4 Will strengthen and consolidate the existing overall massing and
skyline profile of the Esplanade and St Kilda Hill (disregarding any
"out of context building"), as seen from a variety of relevant vantage
points.
2.1.5 Will present a strong sense of frontality to the Esplanade and
foreshore area.
2.1.6 Will recognise the central landmark value of the Espy Hotel, secure
its pre-eminent place among the landmark buildings of the
Esplanade.
2.1.7 Will maintain the special role that the Baymor Flats building plays in
the form and imagery of the streetscape and local vistas along
Victoria St.
2.1.8 Will respect and respond to the quiet domestic scale and ambience of
the residential backstreets in the vicinity of the site.
2.1.9 Will respect and respond to the scale and variety of the historic
building fabric of the surrounding residential area, including, wherever
feasible, the integration into the project of existing historic fabric of the
street frontages of the site itself.
2.1.10 Will acknowledge and respond to the presence of open spaces within
the site and the opportunity to move around and between some of the
key existing parts of the buildings.
2.1.11 Will in all respects exhibit a very high degree of architectural
excellence and imaginative design response in the skilful and subtle
resolution of the issues raised in these guidelines.

A Statement on Height:
The preferred type and scale of development for this site is of low to
medium rise residential development, in which the sense of human
scale and relationship between the ground and upper levels, and the
compatibility of scale between the new and existing buildings, is never
lost. It is a scale that is most evocatively revealed in European cities:
Paris, Barcelona, Rome, but has historical precedents (on a smaller
scale) in the better quality walk-up flats of St Kilda. In Melbourne,
perhaps its best example is Nonda Katsalides' Melbourne Terrace.
His developments in St Leonards Avenue also serve as excellent
local models.
On the Esplanade, Questa Heights, at ten storeys, barely manages to
achieve this human scale and relationship between the ground and its
upper levels; an achievement, by illustrative contrast, that Bayiew
Heights (also at ten) clearly fails. Most of the older blocks of flats
along the Esplanade (and nearby foreshore boulevards) excel at
evoking these scale-related qualities.
It is a type and scale of development that will reinforce the strongest
urban design qualities of the Esplanade's foreshore frontage, binding
together all its buildings in a strongly rising sweep (save for Arrandale,
which should remain in isolation).
It is a type and scale of development that is capable of powerful and
meaningful architectural and urban design gestures, but does not
sacrifice its core qualities to pursue those gestures by size alone.
It is a type and scale of development that is consistent with policies of
urban consolidation and patterns of higher density living, without
subscribing to blatantly high rise models.
It is a type and scale of development that is consistent with City of
Port Phillip and State Government policies and future visions for the
inner Melbourne foreshore.
It is therefore concluded that the preferred height of future
development on the site should be between 3 and 8 storeys, and no
higher than 10 storeys.
It should be noted that the combined effect of site constraints,
amenity requirements and design principles may result in the height
of the development not attaining the maximum height control.

2.2

Measures: Note: for the purposes of discussion, the site will be
broken down into sub-areas [supply site plan with sub-areas marked.]
Any proposed new development of the site

2.2.1

Must retain and conserve the following sections of the existing
buildings:
The main front section of the hotel:
The wing of the hotel containing the Gershwin Room;
The wing of Baymor Flats along Victoria St

2.2.2 Should retain and conserve the following sections of the existing
buildings:
The wing of the hotel containing the kitchen:
The main structures of the rear stables area
2.2.3 Must maintain the following set backs from street boundaries:
On the Esplanade, so as not to obscure any of the front facade of the
main hotel building when viewed from the footpath in front of the
Bayview building
2.2.4 Should generally maintain the following set backs from street
boundaries:
On Pollington St (northern boundary): zero
On Pollington St (eastern boundary): zero
On Victoria St: zero
2.2.5 Must be built predominantly within the following maximum heights in
the following designated perimeter areas of the site:
On the Esplanade, within 30 metres of the property line: 15 metres
On Pollington St (northern boundary), within 8 metres of the property
line: 15 metres
On Pollington St (eastern boundary), within 10 metres of the property
line: 12 metres as measured from the lowest point on this street edge.
On Victoria St, within 8 metres of the property line: 15 metres as
measured from the lowest point on this street edge.
2.2.6

Must, in the remaining interior areas of the site, be built within the
following massing and building type parameters:
• A single, large, stacked-slab building type built up to the maximum
height control will not be acceptable.
• A mixture of clearly articulated building forms is preferred, with
only a portion of these rising to the preferred maximum height.
• Only a very limited area of building form rising above the preferred
maximum height (and up to any absolute height control) will be
considered.
• Any building form that makes it difficult to read the Hotel building
(as seen from the Esplanade and the Pier environs) against any
new building to its rear within the site will not be acceptable.

•

Any massing of the building forms that does not allow a
substantial portion of the ridge line of the main hotel building to be
seen against open sky (when viewed from the Esplanade and the
Pier environs) will not be acceptable.

2.2.7 Should be built within a maximum height of approximately 24 metres,
as measured from natural ground level below.
2.2.8 Must be built within a maximum height of 30 metres, as measured
from natural ground level at the mid point of the western property line
of the site.
2.2.9

Must, in any case, be justified against or conform to the principles set
out under 2.1, the heritage values of Section 3, and the amenity
requirements of Section 4

3.0

Heritage and associated design values

3.1

Principles: Any new development on the site:

3.1.1

Will respect and respond positively to the heritage values and
elements identified in the current Heritage Overlay and its supporting
documents.

3.1.2 Will, where proposing partial demolition of any protected heritage
building, be fully justified in terms of the contribution the demolished
structures made to the heritage, character and amenity of their
surrounds, be of demonstrably higher design quality, and make a
substantial and measurable contribution to the existing design, urban
character, amenity and cultural values of the site.
3.1.3

Will abide by the principles that:
• high quality architectural planning, design and detailing honours
the value of adjacent heritage fabric better than its mere imitation.
• additional new layers of appropriate, related building types, uses
and forms will enhance existing heritage buildings better than
additional replication
• where new buildings form a backdrop to existing heritage
buildings, scale, proportion, colour, visual complexity are important
considerations in how the backdrop sets off the forms and profile
of the heritage building.

3.2

Measures:

3.2.1

Works to the existing buildings and all new buildings and landscaping
shall be in accordance with an endorsed comprehensive
Conservation Management Plan.

4.0

Amenity values

Overshadowing
4.1
4.1.1 Principles: Any new development on the site:
4.1.1.1 Will allow full sunlight to major public spaces through the middle of
the day in winter.
4.1.1.2 Will allow full sunlight to a usable portion of any principle private open
space through the middle of the day in winter.
4.1.2 Measures: Any new development on the site:
4.1.2.1 Will cast no shadow on the footpath on the western side of the
Esplanade between 10am and 3pm.
4.1.2.2 Will cast no shadow over Alfred Square that extends further in a
south easterly direction than those currently cast by Bayview flats.
4.1.2.3 Will cast no shadow over 40% of any identified private open space for
a period of four hours between 9am and 4pm at the equinox.
4.1.2.4 Will cast no shadow over 10 sq m of any identified private open space
for a period of four hours between 9am and 4pm at the winter
solstice.
Overlooking
4.2
4.2.1 Principles: Any new development on the site:
4.2.1.1 Will minimise the sense of overlooking into any private property.
4.2.1.2 Will avoid actual direct overlooking into any private open spaces and
habitable rooms of neighbouring residential properties.
4.2.2 Measures: Any new development on the site:
4.2.2.2 Will pay special attention in its architectural massing and articulation
to minimising the expression of direct viewing from windows and
balconies into private properties.
screen or otherwise prevent significant direct overlooking from
Will
4.2.2.3
any new window or balcony into any private open spaces or habitable
rooms of neighbouring residential properties.
Traffic and parking
4.3
4.3.1 Principles: Any new development on the site:
4.3.1.1 Will not significantly increase the existing limited traffic volumes in
adjacent side streets.
4.3.1.2 Will safely locate and minimise the number of high volume
crossovers.
4.3.1.3 Will improve the management and impact of service delivery vehicles.
4.3.1.4 Will sufficiently contain on site the additional resident, residents'
visitor, and traders' parking demand it generates.
4.3.1.5 Will have limited impact on on-street parking in the local area.
4.3.1.6 Will engage in and comply with the provisions of any current Council
parking strategy
4.3.2 Measures: Note; These will be left to planning officers to devise.

Noise and public nuisance
4.4
4.4.1 Principles: Any new development on the site:
4.4.1.1 Will incorporate measures to manage the impacts of a live music
venue situated adjacent to a residential area.
Note: Further principles and measures will be drafted by planning
officers.

Wind and rain effects
4.5
4.5.1 Principles: Any new development on the site:
4.5.1.1 Will minimise adverse climatic effects it might generate.
4.5.2 Measures: Any new development on the site:
4.5.2.1 Will be subjected to wind tunnel tests and assessment prior to the
issue of any planning approval.
Note: There may be more.

Espy Design Guidelines
Notes to Final Draft Submission (24/10/00)
Prepared by Cr David Brand

Report of Esplanade Hotel Working Group — John Lawson

Additional notes

ESPY DESIGN GUIDELINES
NOTES to FINAL DRAFT SUBMISSION
0.0

24/10/00

The terms "principles" and "measures" are retained here to reflect the
"performance-based" approach to planning control. (They are akin to
the terms "criteria" and "techniques" used in the Good Design Guide,
and fulfil similar roles as "objectives" and "techniques" commonly
used elsewhere.) The words "must" and "should", used throughout the
measures, distinguish between mandatory and preferred
"techniques".
These terms have been chosen deliberately to distinguish the
language of these recommended guidelines from the terminology of
the proposed planning amendment which will be drafted subsequently
by planning officers in the statutorily correct format.
The documents often referred to in the notes below are:
"Espy Design Guidelines, 2nd cut" prepared by David Brand
"Espy Working Group Design Report" prepared by Geoff Oulton &
Paul Jarman
"Espy Hotel Site" report prepared by Chris Gallagher, Dimity Reed
and Stuart Niven (Becton nominees')

1.0

Cultural and Social Values

1.1

Principles:

1.1.1

Agreed by all parties

1.1.2 The word "non-mainstream", though somewhat clumsy, has been
retained specifically to refer to the "alternative" cultures served by the
Espy. A "broad and diverse public" widens the scope beyond
mainstream culture, but is insufficient to protect against the hotel's
primary focus becoming culturally mainstream.
1.1.3 Deleted by Becton nominees
1.1.4 Agreed by all parties
1.1.5 As per Oulton/Jarman draft, deleted by Becton nominees
1.1.6 The "harmonious and integrated" relationship needs to be described if
it is to be recognised. (The wording could change.)
Note: The Becton nominees' 4th dot point: "[will] recognise that,
despite many modifications to the original building fabric, the
Esplanade Hotel is a significant building." is agreed to but seen,
strictly speaking, as redundant here. Cultural significance is not

dependent on originality of building fabric. This point should be
located under Heritage Values.

1.2

Measures:

1.2.1

Any operation and management plan negotiated outside the planning
Scheme itself, needs to referred to here along side the other cultural
principles within the scheme. The proposal has to be justified in terms
of the O&M plan, rather than the plan being written to justify the
proposal. The Becton nominees' proposal deletes all reference to
these measures.

2.0

Urban Character Values

2.1

Principles:

2.1.1

I have deleted "enhance ... the sequence of the diverse architecture,
histories and activities represented in its built form" from my original
draft proposal. This was intended to identify the particular cultural
qualities that make the Esplanade the great promenade it is (beyond
its obvious topographical qualities). A reference to these qualities
should still be made, here, or in a general statement on character. (It
has been deleted here because it's just too cryptic like this.)

2.1.2

This principle is too cryptic too, but has been retained (pending a
better wording) because it lays down a fundamental principle:
"character" is not an objective, empirical fact — it is a perceptual
construct and a value judgement. Arrandale, Bayview, etc are
undeniably major parts of the physical context, but do not contribute
positively to the "character" of the Esplanade as it is widely perceived,
remembered or valued by the community. Response to character
must be a response to values, not physical facts. Without this clause
there is no basis for discrimination.

2.1.3 My original reference to 'The cultural and historical values"
"represented in" the built form has been deleted for the sake of
brevity. We seek to preserve the multiplicity and diversity of the built
form as much in the name of these values as for mere "visual
interest". This relationship could be brought out in a general
statement on character.
2.1.4 This was originally presented as "Will strengthen the preferred
massing and skyline profile ..." This preference is now articulated as
'Will strengthen and consolidate the existing, overall massing and
skyline profile .... disregarding any out of context building". Five
possible choices of profile were presented to the Group (the blue

photo-montages). All CoPP councillors on the Group prefer Option 3,
which draws a sweeping curve to include and consolidate the mass of
all existing buildings, except for Arrandale, which will be identified as
an out of context building. The Becton nominees prefer something
between Options 4 and 5.
2.1.5 Replaces the original "Will, in any aspect of its built form visible from
the foreshore, express and celebrate in its design the relationship of
view and spectacle with the foreshore activity precinct." for the sake of
brevity (and unanimity). One of the main reasons for wanting a strong
sense of frontage is to enhance the expression of this relationship. It
could be elaborated upon in a statement on character.
"Frontage" should perhaps be changed to "frontality' — cumbersome,
but whereas frontality is the quality of frontage, which is desired, a
strong frontage also denotes a physical form (such as a cliff face),
which is not.
2.1.6 Agreed by all parties
2.1.7 The Baymor question must be dealt with as two distinct issues: street
character and heritage. The allowability of its demolition is a heritage
issue. Its advisability is also an issue of character. This clause refers
to the role the building plays in the character of the street: it does not
(strictly speaking) refer to the building itself. It is conceivable that this
same role could be played by a replacement building, though unlikely,
given the complexity and distinctiveness of the task. This clause
should therefore satisfy the Becton nominees.
2.1.8 The Oulton/Jarman report refers only to the "lower, more finely
grained building fabric" of the back streets. The Becton nominees'
report asks only for mediation to areas of "lower scale residential
development". This clause says more with less.
2.1.9 This clause refers more to the fabric and qualities of the back street
buildings themselves, rather than the scale and ambience of the
streetscapes (covered above). Its reference to the existing fabric of
the Espy site recognises the role it currently plays in the character of
the area, and recommends that it be retained, "wherever feasible" for
this benefit. The Becton nominees' report places no urban character
value on this existing back street fabric (nor, in fact, on these rear
streetscapes at all)(It deals with some aspects under Heritage Values)
2.1.10 Though this was one of the key ideas introduced in Stuart Niven's
earlier reports, it does not appear in the Becton nominees' final report.
2.1.11 This principle picks up one of the fundamental recommendations of
the Becton nominees' report, that design excellence must be a 'catchall' prerequisite for any proposal. They believe it takes the danger out
of flexibility. It should be true, but we differ on how much flexibility /
articulation is required.

Note: The Becton nominees' 6th dot point under Urban Character
Values (and the Oulton/Jarman report's point 2.1.7) — "acknowledge
the physical potential of the Espy site as defined by its landform
height and its position at a change of direction in the Esplanade" — is
adequately covered, in part, by 2.1.4 above, but leaves other
questions open. "Physical" potential means very little (except to
suggest "development potential") but probably alludes to its potential
as a tall, singular landmark. This ties in with their reference to the
location at a change of direction in the Esplanade, and their further
discussion of the Espy as a "hinge site".
Note on the notion of a "hinge site": This concept is developed at
some length in the Becton nominees' report under Context (Part 2)
and Building height and Building Form (Part 6). It is a valid point of
discussion but not a viable point to sustain.
Their argument, in summary is this:
a) The site is physically prominent.
b) This potential can either be suppressed or emphasised.
c) Emphasis is the better design tactic.
d) Emphasis can only be achieved with a large building.
e) (as a sub-point) The greater appeal, to a developer, of this line of
argument will result in a development of higher quality design.
The prominence of the site is attributed to the rising landform of the
hill, or promontory, and the change of direction of the road.
Any view of the promontory, from any angle, however, shows that the
Espy site is no more vertically prominent than most sites along the
Esplanade, and is in fact lower than every site between Pollington and
Robe Streets. Rising landform proffers no special or unique role for
this site. Instead, development on the site should contribute to the
overall rising profile of the promontory by strengthening and
consolidating the predominant profile of its existing collective built
form.
Though the Esplanade curves around for its entire length, it is
acknowledged that the bend is sharper in the Espy's vicinity. If any
building could be said to provide a fulcrum or a "hinge" to the
Esplanade's curvature, it is without doubt the Bayview block next door
to the Espy. (More is the pity, but nothing can alter the physical basis
of this fact.) It is acknowledged that the Espy Hotel building does also
play a striking role in this sense of marking the curved "prow" of the
Esplanade promontory projecting towards the sea. (Several factors
are involved: 1) the expressive quality of its elaborate and 'forwardlooking' architecture, as opposed to the inert slab of the Bayview
block, which sits blankly on its site, 2) the vivid, iconic identity of the
Espy, which instantly grabs the viewer's attention, as opposed to
Bayview, which generally recedes from attention, and 3) the angled

set back of Arrandale, which accentuates the oblique side view of the
Espy.) Three important observations must be made:
• The Espy does a perfectly fine and spectacular job as a "hinge"
building all by itself.
• A larger building located behind the Espy, no matter how tall,
cannot possibly fulfil a "hinge" role at street level as it will be set
back and mostly hidden behind Arrandale and Bayview from
either direction of approach.
• The only site on which another "hinge" building could possibly be
added is on the bottle shop site, projecting forward of the Espy.
This option would almost certainly be unacceptable on the
grounds of several already agreed to urban design, heritage and
amenity principles.
On closer examination, there is therefore no viable justification for a
larger scale building (in terms of prominence of the site) offered by the
Becton nominees' report. The reliance on pure bulk to resolve the
complex urban design issues of the site offers little more than an
empty gesture.
(Two other related arguments for a prominent landmark tower have
been put forward in the past. One is that the unfortunate scale of the
flanking Arrandale and Bayview buildings can only be "resolved" by a
larger building again between them, dramatically out-scaling them and
drawing the eye away to a superior central tower. This "solution" has
long been abandoned due to the drastic out-scaling of the Espy Hotel
itself, and of the whole Esplanade precinct, that would result, and the
many other unacceptable cultural, design, heritage and amenity
effects it would inflict. Other, more appropriate means of resolving the
scale issue are available, including the strategy recommended in
2.1.4 above. The second argument is that the line of axis running
between the Espy and along the pier needs to be accentuated by a
tall landmark "beacon" building on axis behind the Espy. The marking
of an axis is only relevant where it can actually be perceived. This
axis line is not perceived from the pier. The experience for the viewer
there is of the whole panorama of the Esplanade foreshore frontage.
The axis is spectacularly perceived from its landward end, notably
from the front bar bay window of the Espy, but from here there is no
relevant for a landmark tower further behind. In any case, the Espy is
our most famous and effective landmark on this axis, and should
remain so. These arguments are noted here for the sake of
completeness, and the hope that the argument for a high rise tower
on urban design grounds might be put to rest once and for all.)
Statement on Height:
The insertion of this statement into the guidelines themselves, while a
little incongruous, is warranted by the extreme contentiousness of the
issue and the need to draw back the debate to a clearly articulated
vision of a desired development outcome. Unlike the Note on the
hinge concept above, which is essentially a background debate, the

Statement on Height is directly pertinent to the interpretation of the
Guidelines
The report from the Working Group should recommend to Council a
clear vision of a desired type and scale of development for the site.
(And it is equally important that the special qualities, roles and
requirements of the site, which we are aiming to protect or enhance,
be fully articulated and not just referred to generically.) Any
recommendation that relies primarily on a statement simply that poor
design will not be acceptable is clearly inadequate as a guiding vision
or as a safeguard for those special qualities and requirements. It is
the Working Group's, and ultimately Council's responsibility to set the
planning parameters and context for the future development of the
site, and not the developers' or their designers'.

Note: Several of the Becton nominee report's dot points under Urban
Character Values are not values but rather measures to achieve
identified valued objectives. Measures to "provide a mediating scale
.'.. ", "maintain set backs ... " and "allow the Espy to be read as a
separate building ... " are covered immediately below.

2.2

Measures: Note: for the purposes of discussion, the site should be
broken down into sub-areas and a site plan with sub-areas marked
supplied.

2.2.1

The only dispute here is over the demolition of Baymor. Baymor is
individually and specifically protected under the current heritage
overlay, and the Working Group is not a body competent to pass
definitive judgement on that decision. In terms of urban character,
Principle 2.1.7 establishes the bottom of line of what must be
achieved, expressed in terms of the building's role in the streetscape.
The only viable way of ensuring that role is maintained, short of
overturning the heritage protection order itself, is to insist that at least
the Victoria St section of the building be retained.

2.2.2 These are historically important and much loved parts of the Espy site
buildings. They make a very important contribution to the character of
the site. It is debatable whether the site's heritage protection would
preclude the demolition of these sections, and so their retention is
recommended as a preferred, but negotiable outcome.
2.2.3 Agreed to by all parties.
2.2.4 As expressed in this clause, these set backs allow greater flexibility
than those proposed in the Becton nominees' report. "Should
generally maintain the following set backs ..." allows some variation
here and there: the nominees' report states that there must be zero
set back all round.

2.2.5 It is acknowledged that these requirements might appear too inflexible
to accommodate a variety of appropriate creative design solutions.
But a degree of flexibility is built in to the measure by its wording,
"Must be built predominantly within the following maximum heights ..",
("predominantly' being the key word here). In essence, it makes it
mandatory to build within the spirit of a three to five storey perimeter
scale. For the Victoria and Pollington Streets frontages, the 3 — 4
storey scale was agreed to by all parties, though mention of it was
omitted in the Becton nominees' final report. Neither the
Oulton/Jarman report nor the Becton nominees' report propose any
recommended scale control for the bottle shop site whatsoever. This
is clearly an unacceptable omission.
The scale of development proposed here for the bottle shop site is of
a shape and size similar to the main bulk of the Hotel building —
essentially a "companion" building to the Espy, which would reinforce
its street scale qualities and complement its architectural character
and intensity.
The proposed 8 — 10 metre depth of the perimeter areas around the
side streets is based partly on the width of the wings of the buildings
already existing there, and is aimed at ensuring that a credible
thickness of the perimeter blocks is maintained. Again, the word
predominantly allows a reasonable flexibility in the design strategy.
2.2.6 These parameters are an adaptation of those proposed by the Becton
nominees and the Oulton/Jarman report. They differ in making
reference to maximum height controls.
2.2.7 This is the Preferred Maximum Height. The figure is given in an
approximate height in metres, acknowledging the intent that it should
be the equivalent to roughly eight storeys.
2.2.8 This is the Absolute Maximum Height. It is stated exactly in metres as
it otherwise makes no practical sense. The standard allowance of 3.0
m per storey, floor to floor, could be stretched to 3.2 m. This may
allow for greater flexibility in design strategy and quality without
abandoning the benchmark of ten storeys to which it is tied. The
AMH is measured from the front of the property, a) to retain
consistency with Absolute Height Controls elsewhere along the
foreshore, b) to acknowledge that it is the frontal view of the site that
is relevant to many of the key issues it determines, and c) to reflect
that, though the ground slopes upwards towards the rear of the site,
the maximum height (above ground level) at the rear of the site
should in any case be lower than at the front.
2.2.9 Though this clause is technically redundant, and has been deleted
from other reports, it is important that all the determinants of height
and massing controls be gathered together in the one place.

3.0

Heritage and associated design values

3.1

Principles

3.1.1

These design guidelines do not set out to determine heritage value.
The City of Port Phillip Heritage Overlay is not subject to the current
review of the Design and Development Overlay. These guidelines
must therefore essentially work within whatever heritage controls are
current.

3.1.2 Though heritage controls usually applied across a whole subject site,
there is always scope for reasoned application to be made for
alterations or partial demolition of protected structures (as long as the
heritage significance of the site is not diminished or the proposed new
use will ensure the continued viability of the heritage buildings, etc).
These guidelines can recommend how partial demolition and
contextual design approaches to the HO requirements should be
made, and also prioritise which parts of the site should preferably be
retained or not (see 2.2.1 and 2.2.2)
In this clause, a distinction is made between evaluating the
contributory role of the structures to be demolished (and replacing
with equal or better) and evaluating the contribution that the
replacement structures would make to the success of the overall
development of the site. Both are necessary points for consideration.
3.1.3 The "associated design principles" are relatively harmless, but could
be useful in confirming an appropriately pitched level of debate.

3.2

Measures:

3.2.1

Agreed to by all parties.
Note: there may be scope here for recommendations to be made for
particular existing features of the site (such as the bay window of the
Espy's main bar) to be included for further heritage evaluation.

4.0
4.1
4.1.1

Amenity values

Overshadowing
Principles: The Becton nominees recommend that limitations on the
impact of overshadowing should be left to a further technical review
and adjudicated upon by a planning panel. Amenity regulations,
though, are based on value judgements, and those values are within
the competence of the Working Group to assess and articulate.
4.1.1.1 Should not be controversial.

4.1.1.2 Should not be controversial.
4.1.2 Measures: The following measures are put forward as suggestions —
planning officers will no doubt be able to draft more appropriate
controls.
4.1.2.1 Aimed particularly at protecting the Esplanade Market from
overshadowing.
4.1.2.2 Aimed at preventing a significant increase in overshadowing of Alfred
Square, keeping in mind that future improvements to the square
should bring far heavier public use.
4.1.2.3 Pretty much the standard Good Design Guide requirement
4.1.2.4 A very fair improvement to the GDG requirements.
4.2
Overlooking
4.2.1 Principles:
4.2.1.1 Agreed to by all parties
4.2.1.2 Pretty much agreed to by all parties.
4.2.2 Measures: See comment on 4.1.2
4.2.2.1 Pretty much agreed to by all parties.
4.2.2.2 Pretty much agreed to by all parties.
Note: the following 'overlooking' principle:
Will positively express the sense of overlooking from any parts visible
from major public spaces.
And measure:
Will pay special attention in its architectural massing and articulation
to the expression of open and optimal viewing from windows and
balconies of major public spaces.
have been removed from the Amenity section. They are really
matters of urban character, and should be considered for inclusion in
that section. They should not be lost sight of.
4.3
4.3.1

Traffic and parking
Principles: It should be noted that the requirements and constraints of
parking and traffic issues are likely to have as large an impact on the
shape and size of the new development as any urban design
consideration. A full assessment of likely impacts and their
acceptable levels must be undertaken by planning officers before any
conclusions can be drawn about the appropriate intensity of
development for this site. The principles set down here will be their
guide.
4.3.1.1 Agreed to by all parties.
4.3.1.2 Agreed to by all parties.
4.3.1.3 Agreed to by all parties.
4.3.1.4 This is a fundamental principle of the City's parking policy.
4.3.1.5 Agreed to by all parties.
4.3.1.6 The Council's new parking strategy should be in place before the
Espy planning amendment is presented to the Panel. It is highly
desirable that the Espy development responds to this strategy.
4.4

Noise and public nuisance

4.4.1 Principles:
4.4.1.1 Agreed to by all parties
Wind and rain effects
4.5
4.5.2 Measures:
4.5.2.1 Agreed to by all parties.

SUBMISSION TO THE ESPLANADE HOTEL WORKING GROUP
FROM KATE SHAW & JOHN SPIERINGS
27 OCTOBER 2000

Introduction
This submission is from the Esplanade Alliance representatives on the Working Group.
As with all genuinely participatory community groups, proper consultation with members
takes time. Given the rapid wind-up of the Working Group it has not been possible to
consult comprehensively with the large Esplanade Alliance constituency, yet a statement
from the representatives on the Working Group must accompany the final report to
Council from the Chair. We are therefore lodging this submission as the personal
positions of Dr John Spierings and Kate Shaw. We expect that we will be able to relay
any dissenting views within the Esplanade Alliance to the Council prior to its
consideration of this report.

The Esplanade Alliance
The Esplanade Alliance, an incorporated community organisation, was formed by St.
Kilda residents, traders, musicians and artists in 1997, to ensure innovative and humanscale use and development of the St Kilda foreshore and its neighbouring environment.
During 1998 the Alliance informed residents and visitors about the Becton proposal for a
38-storey skyscraper development at the rear of the Esplanade Hotel. As a result almost
12,000 submissions were lodged with Council, objecting to the proposal. In April 1999
the Alliance informed residents about the significance of the then-State Government's
Gateway to the Bay proposal. Many thousands of submissions were made to the
Gateway working group, and again to the planning panel appointed to consider
Amendment C5.
The Alliance speaks for a substantial and growing number of St Kilda residents and
visitors. Hundreds of people have contributed to the Esplanade Alliance as members,
volunteers, advisers and coordinators.

St Kilda
St Kilda is avant-garde and retro, throwback and cutting edge. It started as a residential
refuge for Melbourne's elite in the 1880s and then became a resort and recreation town
in the first part of this century as public transport made it more accessible.
In the following decades, St Kilda's fading grandeur and increasing affordability created
a unique community for displaced people affected by the economic and political
upheavals in Australia and in the rest of the world. St Kilda welcomed migrants and
cultural refugees when other parts of the metropolis exhibited xenophobia and worse. In
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the 1970s and 1980s it built a new reputation around its artistic assets and residents, its
moral tolerance and social diversity.
Throughout the decades St Kilda's built form has been crucial to its social and cultural
role in Melbourne. Its predominant housing form - medium density, low-rise with minimal
frontage setbacks, represented by a diverse collection of walk-up flats, converted
mansions and working class cottages set together cheek by jowl - has created a densely
populated locality with a close connection to the street. The streets are consequently the
focus of public life, for leisure, communication, consumption, and for all sorts of
pleasures, giving the area a gritty urban feel and pulse unrecognisable in any other part
of Melbourne.
The debate over the scale of development on the Espy site is as much about how the
future character of St Kilda is to be shaped, as it is about how the suburb and individual
buildings are to be designed. For there is a point at which this human scale is lost, and
with it the street life and character so ingrained in Melbourne's St Kilda.

Existing Development Controls for the St Kilda foreshore
In the late 1980s a Planning Scheme Amendment (RL47) introduced height controls
over tourist and foreshore areas of St Kilda. This was the successful culmination of
intense community and Council concern that had been sparked by high rise proposals
for the Esplanade Hotel, the Mandalay flats and the St Moritz site on The Esplanade and
the Claremont site on Beaconsfield Parade.
The height controls were sought by the Council as a means of not repeating the planning
mistakes of the 1970s that allowed Arrandale and Bayview Heights. Clear limits on
height were seen as a key measure to prevent further errors. The intention of the
amendment was to introduce a clear planning framework for the future of the St Kilda
foreshore, and specifically to:
o

encourage design and development to enhance the appearance and character of the
foreshore and adjacent area
o relate height, bulk and setback to measures that ensure compatibility and enhance
appearance and character
o retain the features that provide the foreshore with character and identity, and
o enhance urban conservation by encouraging renovations and extensions
strengthening the architectural and streetscape character of the area.
These parameters were elaborated in the Council's Foreshore and Environs Design
Study in the early 1990s and continued in the City of Port Phillip's Urban Design
Guidelines in the late 1990s. These guidelines were largely supported by the C5 panel in
1999.
Height controls and supplementary measures have received overwhelming popular
support at every local election since 1987. They were also strongly supported by the
local MLA for Albert Park (and now Planning Minister) prior to the 1999 State election.

The Esplanade Hotel Working Group
Submission from the representatives of the Esplanade Alliance
27/10/00

2

Labor will protect the foreshore through:
•
•
•
•

Stopping high-rise development on the foreshore of Port Phillip Bay
Introducing clear prescribed height controls that are certain and not mere
recommendations
Promoting new development around the Bay which does not damage its existing
amenity and heritage
Good urban planning and design will not be traded off against good architecture;
height controls do not have to be abolished in order to get good architectural
outcomes. Any major strategies and development proposals for the Port Phillip Bay
foreshore will be required to protect the environmental, heritage and recreational
aspects of the area and not be merely market driven.

Source: Planning for the Future, Victorian State ALP Policy for Planning,
1999

Response from John Thwaites, MLA, (now Minister for Planning) to an Esplanade
Alliance candidate survey for the seat of Albert Park, 9 September 1999:
Do you support Council's design and development control overlay for the St Kilda
foreshore, including heritage controls and preferred maximum heights?
Yes, although I believe the controls should be tighter than proposed. In particular height
controls should be prescribed as they used to be, not merely preferred. This will be
Labor policy.
Do you support a preferred maximum height of 18 metres for the Esplanade Hotel site,
and other sites along the Esplanade?
Yes.
It is possible that the Ministerial Panel currently reviewing Council's design and
development controls may not recommend preferred maximum heights for the foreshore,
or will suggest altering those heights, what will you do if they do?
Labor will implement maximum height limits on the foreshore.
Rather than being a crude planning measure, these controls were supplemented by
design and development parameters that encouraged innovation, contextual
responsiveness, and new development at a scale compatible with the human
dimensions of St Kilda. Since their inception, these low-rise controls have been
successful in preserving the contours of St Kilda's built form and in fostering new
developments that have added considerably to the character and identity of the suburb,
for example, the Prince of Wales, the George and the Regal hotel renovations, the
Almedia in Princes Street, the AIM re-development in St Leonard's Avenue. (It is
important to note that the Novotel hotel came to fruition prior to the implementation of the
existing height controls). By any measure low-rise height controls have performed:
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they have helped to retain the heritage significance of the existing built form,
especially in Fitzroy Street
o have not stifled new development (indeed the certainty provided has been welcomed
in the marketplace), and
o much of the new infill design has been of high quality, and has attempted to
accommodate the existing cultures and social character of the neighbourhood.

o

Where the design has been average, for example, the infill at the back of the Mandalay
flats, the negative impact on the overall feel of St Kilda is minimised by its moderate
scale.
Despite the many positive results and continued community support for the harmonious
integration of new development, pressure continues from the developer of the Espy site
to rise above these recommendations.

Development controls for the Esplanade Hotel
The RL47 amendment has provided the core reference point for the current Design and
Development Overlay that applies to the Esplanade Hotel site. The Espy site is the one
potential in-fill development site in St Kilda where height control remains an issue.
Developers who proposed high-rise for other sites have long since bowed to community
pressures, accepted the local planning framework, revised their plans and completed
their projects.
The Espy owners fight on while the site degenerates. The would-be developer, Becton
Corporation, has an option over the site and, unlike every other developer in the -St Kilda
foreshore area, has sought to either remove or significantly modify the existing
development controls. Becton has sought the loosest possible planning framework for
the site: first through opposing heritage listing of the Hotel and Baymor Court on the
Historic Buildings Register, then through a proposed Planning Scheme Amendment in
1998 for a 38-storey tower, and in 1999 through presentation and submission to the C5
panel for removal of heritage controls and an amendment to enable a 27-storey
development. Finally Becton's nominees to the Working Group have recommended a
'benchmark height' of 1.5 times the height of Arrandale or, effectively, 22 storeys.
The company stands to reap a major windfall advantage if its three-year campaign to
reach for the sky succeeds. Yet little is said about this economic reality. Each time
Becton, its advisers and nominees have sought to cloak their aspirations in the couture
of 'good design'; but their arguments have essentially rested on an unproven premise
that big urban gestures are the only things worth making, and the only ones capable of
exemplifying good design.
The debate has generated huge local interest because it is about whether a new private,
self-contained and insulated domain, allowing private needs to overshadow others, will
be embraced. High-rise development at the Espy is about looking down on the street,
literally and figuratively. The debate has created a wider public interest because it is a
superb case study about whether governments, their advisers and planners will allow
speculative endeavours to distort planning processes in local communities.
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The high-rise case for the Espy site first began with the desire to create a 'landmark',
which then became a 'bookend' (presumably to mirror the HMAS Lonsdale development
in Port Melbourne), and has most recently been reduced to a 'hinge' which needs to be
'emphasised'.
The site in its current scale and low rise form is less a 'hinge' than one of a number of
contributors to a relatively continuous low-rise sweep and promenade starting from west
Fitzroy Street. This sweep encompasses Marli Place on The Esplanade and numerous
other low-rise apartment buildings to its junction with Carlisle Street. It is broken only by
Arrandale and Bayview and Questa Heights.
The Esplanade Hotel site is in a predominantly low-rise precinct. The Hotel itself is in
keeping with the proportions of a nineteenth and early twentieth-century foreshore resort
and with the associated low rise built forms of the foreshore proper — Kirbys (the pier
kiosk), RMYS, Sea Baths, Donovan's and so on. Its key relationships are to the low-rise
buildings directly on the foreshore, to Marli Place on The Esplanade, and the Victorian
and Edwardian terraces and villas of Pollington and Victoria Streets. The balance in this
precinct will become unhinged if a high-rise development emerges on the Esplanade
site, and the heritage value of related buildings will be radically devalued.
The site is noteworthy because of the existing Esplanade Hotel, not its particular
geography. The Hotel's axial alignment with the pier, which has sometimes been
claimed as a distinguishing feature of the site, has an impact only if you are out on the
end of the pier. This alignment is not particularly significant if you are travelling along
The Esplanade, which is the most common experience of the site. Indeed one's
strongest sense of 'hinge' is clinging on to one's seat as the No. 16 tram belts along The
Esplanade curve. In terms of its so-called 'promontory position', the site is no more so
than Belvedere, for example. Despite claims to the contrary, the Hotel is not in fact on
the highest point on The Esplanade.
The Becton nominees have suggested high-rise development on the site should be
encouraged as a gesture to compensate for or mask or 'contextualise' Arrandale and
Bayview. This is not rational urban planning; it is highly contentious architect-speak. It
makes the development of any transparent performance measures extremely difficult. At
what point can we confidently ascertain whether a mediocre architectural experiment of
the 1970s has been successfully 'contextualised' by attempting a 2000 version of highrise? We cannot. Planning for the site should respond not to the planning and
architectural mistakes of the past, but to the site's positives: its predominantly low-rise
surrounds, its role in maintaining St Kilda's character, and the Hotel's physical preeminence on the site.
The buildings that do self-consciously rise above the accepted heights, such as
Arrandale and Bayview Heights, do little to enhance the best aspects of St Kilda, nor to
promote good design. On the contrary, these towers demonstrate that height does not
necessarily lead to elegance or design excellence. Nonetheless it is these towers, rather
than the many examples of wonderful low-scale developments, that are singled out by
the proponents of high-rise as benchmarks for determining the scale of development at
the Esplanade Hotel. No convincing case has been put to justify using Arrandale and
Bayview as benchmarks for determining appropriate height on the site. There is no case
to depart from the conclusions of the earlier Joint Working Group that dealt with
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Gateway to the Bay: the existing high-rise buildings on the Port Phillip foreshore are out
of context, and planning controls should not use these structures as benchmarks.
Becton's tower proposals of 38, 27 and now 22 storeys are poor responses to the site, a
clear misreading of St Kilda's spirit and culture, and do not meet fundamental good
design criteria (for example, the major amenity impacts on traffic, overshadowing and
wind flows remain untested). It would be a major mistake for the Working Group
outcome, or indeed any other independent process, to succumb to speculative
development pressures based on a false nexus between good design and high-rise
buildings.
We strongly support a good and creative design outcome. The site is not only capable of
accommodating highly imaginative new buildings, but there is the potential to make a
lasting addition to the rich fabric of St Kilda. We have consistently argued that the site
can sustain new, notable, imaginative and excellently designed buildings without
substantially breaching the current height controls. Indeed, we argue that good design
should challenge rather than mimic the high-rise excesses and mediocrity of the 1970s,
and that this would best be achieved with interesting, profound new architecture of low to
medium-rise character.

Revised controls for the Esplanade Hotel
It is not surprising that on the issue of height, the Working Group has been unable to
reach consensus. Our view is that development on the site should be contained and that
the Hotel itself, as a prominent heritage and cultural landmark, should remain preeminent. Our preferred type and scale of new development is low to medium-rise, in
which the sense of human scale and relationship between the ground and upper levels,
and the compatibility of scale between the new and existing buildings, is not lost.
It is also our view that the culture of the Esplanade Hotel — its long-standing role in
Australian alternative culture as an incubator of independent Australian music, art and
comedy talent — should be continued. This view appears to be shared by all members of
the Working Group. We recognise that the injection of funds necessary to refurbish all
levels of the Hotel to basic operating standards will require a more profitable use and
development of the remainder of the site than is currently the case.
The Working Group has agreed unanimously that as a place, the Espy hotel is
important:
•
•
•

as an evocation of a resort, being a place distanced from the metropolis yet
paradoxically located within it (by the sea and close to the city)
as an emblem of a nineteenth century grandeur and presence that also actively
contributes to the sense of local neighbourhood, and
as a treasured place in the contested terrain about St Kilda's identity, culture and
commercial potential.

The Hotel - in the way it operates, its physical presence, and its role in recent planning
policy - itself exemplifies these values. The Working Group unanimously agreed that it
"is a democratic and widely accessible space, especially for people on low incomes. Its
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furnishings, door policy, physical intimacy, lack of pretension, sense of faded glory and
promotion and support of artists and musicians on the commercial fringe, are key
ingredients of its on-going contemporary appeal. This culture, which is commercially
successful and which has been continually renewed by the hotel, its artists and patrons,
should be supported and encouraged".
The Working Group agrees the Hotel is not a venture to be preserved in aspic: it has a
dynamic culture that has both followed and set the pace in the St Kilda music and arts
scene for most of the last century. This continually evolving quality is recognised and
valued. It cannot be taken-for-granted or dismissed as peripheral to the planning and
development process for the site. Again the Working Group is unanimous that
innovative, commercially-informed techniques to safeguard the role of the Espy as a
culturally important site and venue into the future must be intimately tied into how the
site as a whole is developed and managed.
The Working Group unanimously agreed the Espy makes an essential contribution to St
Kilda:
as a crucible of affordable leading edge music, comedy and art
in its constancy as a vehicle for the on-going evolution and metamorphosis of
alternative culture
o as a producer of substantial community benefits, especially in terms of building St
Kilda's reputation in the performing arts and difference to the city, and
o as an outcast or rebel resistant to the siren call of a chic, glamorised, monocultural,
corporate ethos.
o
o

The following key principles for the site have been broadly upon agreed in the Working
Group:
maintain and support the Espy Hotel in its established role as an incubator of
independent local music and comedy talent
o maintain and support the Espy Hotel as a venue accessible to a broad, diverse and
non-mainstream public
o maintain and support the Espy Hotel as one of the key publicly-accessible facilities in
the context of the St Kilda foreshore recreation and entertainment precinct, and
o maintain the Espy Hotel as a key icon of St Kilda's cultural identity.
o

Safeguarding the Espy Culture -- management & operation plan
Recognising and valuing the Espy's culture and contribution to both St Kilda and the
broader metropolis should not just be the responsibility of the building's owners.
Certainly they have a key role to play, but so do others including the local and State
governments and perhaps a broader range of stakeholders including the Espy's
customers, admirers and artists. Each of the key stakeholders should participate in steps
to ensure that the right environment is created to enable the Espy's culture to flourish.
The ownership of the Hotel itself can be distinguished from the ownership of the balance
of the site. Property developers, builders and construction companies often lack the
expertise or long-term interest in managing and operating hotel and arts facilities. A
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range of ownership and management options is possible and has been canvassed by
the Working Group. Broadly, the range considered by the Working Group is as follows:
1.
2.
3.
4.
5.

Council or State government purchase
Community Trust purchase
Community Trust lease
Planning controls (including s.173 agreements)
Development party guarantee (including s.173 agreements)

As government purchase has been effectively ruled out, Community Trust purchase or
lease would be the surest method of continuing the cultural uses of the Hotel. The Trust
model under consideration combines the best features of a commercial property trust,
where risk is shared and capital is efficiently managed, with a heritage trust, where
responsibility for long-term cultural and public interest uses is safeguarded. Individual
and institutional investors could be offered a reasonable return on their investment.
Existing planning mechanisms enable only weak control over use and specific types of
use. A development party guarantee offers the least degree of security for the Hotel's
cultural future — this is addressed in more detail below. The range of options needs to be
further investigated by the Council, Esplanade Alliance and present owners.

Safeguarding the Espy Hotel -- refurbishment plan
For the past 15 years successive owners of the Espy have allowed its physical fabric to
deteriorate. Enticed by the prospect of over-developing the balance of the site, they have
paid prices that were over the odds in the market. As a result, the Hotel's earnings have
been largely ploughed into servicing inflated loans rather than maintaining the Hotel. All
parties agree that re-investment in the physical fabric of the Hotel is urgently required.
Based on estimates originally provided to Becton in 1998 and recently affirmed by
Becton's valuer, the Working Group accepts that a modest refurbishment to meet fire
and safety standards and to enable the upper storeys to be used for artist's studios and
associated cultural uses, will cost in the order of $3 million.
Council's rates valuer has estimated the Hotel portion of the site (approximately onethird of the entire site) also at around $3 million. The principal sources of capital for
refurbishment could come from a range and combination of sources, some of which are
as follows:
•
•
•

•

the Hotel's earnings (estimated at around 22 percent trading profit)
perhaps some limited grant funding from Heritage Victoria for renovation works, if a
renewed application for listing is made and is successful
income derived from new development on the remainder of the site, if both the Hotel
refurbishment and new in-fill development are undertaken by the same development
party, or
new funds if the Hotel portion of the site is sold to a Community Trust which embarks
on independent capital-raising activities.

It is clear that there needs to be an element of cross-subsidisation between new
development and the refurbishment of the Espy. Becton has made this trade-off explicit:
the company has stated that retention of the cultural function of the Hotel, which it
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indicates is desirable, is dependent on enhanced development potential on the balance
of the site. We are in agreement with Becton on this matter. We disagree on two key
points:
1. the nature of the ownership of the Hotel
2. the extent of enhanced development on the rest of the site
1. Nature of ownership
If protection and perpetuation of existing culture and use is a serious objective, retention
of the site by the developer, even with a guarantee, is not the best way to achieve this. A
guarantee relating to particular use for alternative music and other fringe arts activities is
not enforceable. Whilst it is by no means certain that a more up-market, 'mainstream'
use for the Hotel would be more profitable than the current use, there is little to prevent
the owners from taking this course. A feature of the Community Trust is that its Board
would be made up of dedicated industry positions, mixing a high level of understanding
of the significance of alternative culture and how to encourage its continuation, with good
economic management.
As importantly, creation of the best possible conditions for continued use requires that
ownership of the Hotel be separated from the rest of the site. For the last fifteen years
the Hotel has been forced to effectively subsidise the inflated cost of the entire site. It is
generally accepted in the industry that the Hotel alone, without the encumbrance of the
cost of the remainder of the site, is highly profitable in its current function. Independent
purchase of the site at approximately $3 million would immediately lift the burden of the
entire site, and create the real possibility that the refurbishments referred to above could
be carried out via Hotel revenue and other sources of support.
Sale of the Hotel to such a Trust would of course have to be attractive to the vendor. The
attractiveness could be increased by offering a degree of enhanced development
potential on the remainder of the site.
2. Enhanced development potential
Put bluntly, the extent of the enhanced development potential requested to date by
Becton is insupportable. We have rejected arguments for high-rise that are based on
notions of a 'hinge' or 'landmark' site. However we do believe that there is justification for
a modest alteration to the existing height limit if this is critical to securing the long-term
physical and cultural viability of the Espy.
Our view is that an alteration of the height limit must be demonstrated to be directly
related to, either:
• subsidising the costs involved in a modest refurbishment of the Hotel that will bring
the hotel to a safe and sustainable level, while not interfering with its established
cultural role and use, or
• increasing the attractiveness to the vendor of the sale of the Hotel to a Community
Trust.
Independent yield and valuation studies must be commissioned to determine more
precisely the scale of development required to help subsidise the Hotel refurbishment
cost. These studies have commenced but are yet to be completed. Our position is that
the enhanced development potential should still be firmly situated within the parameters
of acceptable design.
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Height
No case has been put on design and planning grounds that justifies removing the
existing maximum height of 18 metres. However the need to achieve the best outcome
for the refurbishment and continued cultural uses of the hotel has lead us to conclude
that a preferred maximum height of 18 metres and an absolute height limit of 25 metres
or eight storeys should apply in one part of the site. Such a height limit would be
consistent with our vision of development that encourages the human scale of St Kilda
and with the controls that have successfully applied in Fitzroy Street. This is best
achieved with perimeter buildings of three to four storeys, with scope for larger buildings
of a preferred maximum height of up to 18 metres or six storeys and an absolute
maximum height of eight storeys (25 metres) in the core of the site.

Other design issues
We accept the thrust of the submission from Councillors to break the site into sub-areas,
although we suggest a defined setback for any new development on the existing bottleshop site (2.2.3) and lower maximum heights on The Esplanade and Victoria Street
frontages (2.2.5). We agree with the parameters regarding massing and building type
(2.2.6) and strongly suggest amending 2.2.7 to 18 metres and 2.2.8 to 25 metres.
We support a type and scale of development and Planning Scheme principles for the
site that:
will reinforce the strongest urban design qualities of the Esplanade's foreshore
frontage
o is capable of powerful and meaningful architectural and urban design gestures but
does not sacrifice its core qualities to pursue those gestures by size alone
o is consistent with policies of urban consolidation and patterns of higher density living,
without subscribing to blatantly high rise models, and
o recognise the diverse and layered history and culture of the local neighbourhood and
its residents and visitors,
o recognise the harmonious and integrated relationship between the residential streets
of the local area and key foreshore institutions and activity areas.
o is consistent with the City of Port Phillip policies and reflects State Government
promises and visions for the inner Melbourne foreshore.
o

We endorse the urban character values outlined at 2.0 in the submission from
Councillors.
Regarding amenity questions we make brief comments, largely because a number of
detailed studies regarding traffic and parking, wind and overshadowing have not been
undertaken. The submission from Councillors on these points as a whole appears
reasonable but remains to be tested.
In terms of the public realm:
o

new development should not cast a shadow across The Esplanade footpath or
beyond, especially Alfred Square, after a reasonable time in the morning. A key
planning principle must be to ensure that public open space is not impinged upon.
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In terms of the private realm:
new development should cause minimal overshadowing, loss of daylight and
sunshine, and overlooking, and while acknowledging the contribution new buildings
can make to unique and significant architecture, the balance should be in favour of
the amenity of the existing residential areas
o wind effects inflated by new development should be carefully investigated bearing
the impact wind causes on many aspects of liveability
o parking and traffic issues are at crisis level in this part of St Kilda and new
development must seek to minimise additional demand for on-street parking and the
use of Victoria and Pollington Streets as thoroughfares.

o

Heritage issues and controls
Heritage controls have applied to the whole of the site since the mid-1980s. In the 1990s
each of the municipal heritage reviews noted the significance of the Esplanade Hotel
and Baymor Court, individually and collectively. The site is regarded as having a
regional/local significance by Heritage Victoria. Currently a permit is required to
subdivide or consolidate land, demolish, remove, construct or externally alter a building,
construct or carry out works, and to internally alter the Hotel.
We agree that departure from the existing planning control framework requires detailed
analysis and rigorous justification. We agree with the view that was put in the Working
Group that the preferred course should be to retain as many of the heritage elements of
the site as possible, including outbuildings and garages fronting Pollington Street. The
key issue in contention has been how prescriptive planning controls should be in terms
of maintaining the 'kitchen wing' of the hotel proper and Baymor Court.
We agree with the submission from Councillors that the kitchen wing should be retained
and conserved, as opposed to must be retained and conserved. We agree that this
portion of the original fabric of the Espy is perhaps of lesser significance than other parts
of the buildings including the Pollington Street wing. However demolition should not be
contemplated without a proper heritage assessment and not allowed unless any new
building makes a substantial and measurable contribution to the existing design, urban
character, amenity and cultural values of the site.
During the four months of the Working Group no substantive argument for the nonretention of Baymor Court was ever presented. The lack of regard by the Becton
nominees for the contribution made by Baymor to local character and to the streetscape
was cavalier indeed. Heritage reviews during the 1990s consistently pointed to this
contribution. The hard edge little 'village' streetscape that Baymor Court sets up along
Victoria Street is very precious. It was a local and metropolitan landmark in the 1920s
and is deeply reflective of the aspirations of the time to cultivate a
Moorish/Mediterranean sensibility. The frontage along Victoria Street could easily be
incorporated into a new in-fill development. In 1988, noted local architect Allan Powell
wrote to Council saying:
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Baymor Court has a town streetscape while evoking the seaside. It has an urbanity that
essentialises St Kilda's traditional atmosphere. As an architect, I cannot think of a better
design solution. The standard of the building is in the best Melbourne domestic
tradition... this clever building could be a valuable asset to imaginative and sensitive
consultants wishing to develop the remainder of the site.
We agree with the submission from Councillors that the Victoria Street frontage of
Baymor Court must be retained and conserved.
We support the development of a Conservation Management Plan and the retention of a
heritage overlay for the site to ensure that heritage matters are taken into account in the
preparation and assessment of any development proposal for the site.

Process
The course preferred by us for the Planning Scheme Amendment process is as follows:
•

Council prepares a draft amendment and management model and places them on
exhibition. The amendment goes to panel, panel makes recommendation, Council
accepts or modifies the amendment. The development party submits a planning
permit application including details of management model. Application is advertised;
Council receives submissions; Council makes decision on the application; all parties
have the chance of review at VCAT.

However, a further concession to the owners in order to achieve satisfactory resolution
of the Hotel's use, could be to streamline the process as follows:
•

Council prepares a draft amendment and management model, advises the
development party and invites a design response. The development party submits a
design response and planning permit application including details of management
model. Council places the amendment, management model, design response and
permit application on exhibition. Amendment and design response go to panel; panel
makes recommendation; Council accepts or modifies amendment. If the design
response and proposed management model are accepted by Council, the permit
application is approved.

The preferred management model must be presented by Council to the owners of the
Esplanade site in conjunction with the draft scheme amendment, as the scheme
amendment will contain the incentives — in terms of development rights on the remainder
of the site — to respond positively to the management model. Assuming some
preliminary expression of interest from the owners, the amendment should proceed,
during which time Council, the Esplanade Alliance and the owners should continue to
work on the management details.
The development party should accompany the design response with a written report
justifying the proposal in terms of the principles outlined above. If the owners' preferred
management model retains the Hotel within their ownership, Council's preferred
management model should be directly addressed with a set of undertakings as to how
these responsibilities will be met, including the proposed content of a Planning and
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Environment Act s.173 agreement. This report should be a prerequisite for consideration
of planning approval.

Conclusion
We agree with the Becton nominees that a circuit breaker in the planning and design
process is required to avoid the Hotel falling into such disrepair that it cannot operate at
all, with the result that its singular cultural contribution would vanish. Equally, steps are
required to ensure that a homogenised low-scale, up-market residential and/or 'boutique'
hotel use does not consume the site and displace the Espy's important cultural
contribution.
However the "brave steps" proposed by the Becton nominees — a height of 22 storeys, a
radical diminution of heritage values, and generally relaxed planning controls — are more
related to notions of 'perfect design' than the cultural future of the Espy. They are not
required to secure the Hotel's future and they unnecessarily privilege the site's owners in
the context of the Port Phillip Planning Scheme. Moreover they will have far-reaching
and negative impacts on the physical pre-eminence of the Espy, the neighbourhood
within which it operates, and on the culture that it is home to.
We believe that the concessions we have been prepared to make to encourage
continuation of the culture of the Esplanade Hotel — in terms of height and other design
issues and in terms of process — are significant. To date, no corresponding concessions
have been made by the Becton nominees. From the outset of the Working Group
process, the position of the Becton nominees has been that a building should be
developed on the Esplanade site to a height 1.5 times that of Arrandale. This inflexibility
has been disappointing. It means that guidelines for the preparation of a draft Planning
Scheme Amendment must be drawn by Council from a number of dissenting views. We
hope that our contribution to the debate will assist this process.
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