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Conservation Architects, 35 Little Bourke Street, Melbourne. 
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I have a Bachelor of Building degree from Melbourne University and have been director of the above 

practice, which I established with Richard Allom in 1981. Over the past 20 years I have worked in the field of 

building conservation and have been involved in, and responsible for, a wide range of conservation related 

projects. These projects include the preparation of conservation/heritage studies for the Borough of 

Queenscliff, the former City of South Melbourne, the former City of Fitzroy and the former City of Port 

Melbourne. In addition, I have acted as heritage advisor to the Borough of Queenscliff and the former City of 

South Melbourne. In the area of conservation management planning I have been responsible for the 

preparation of a wide range of conservation analyses and plans including those for the Melbourne Town Hall 

and Administration Building, the State Library and Museum, the Supreme Court of Victoria, Werribee Park, 

the Regent Theatre, Flinders Street Station, and the Old Melbourne Observatory. I have been responsible 

for the preparation of strategic planning reports for Government House, Canberra, the Melbourne Town Hall 

and the Supreme Court of Victoria. 

In the area of building conservation works I have been involved in and directly responsible for the 

investigation, design and documentation of a wide range of projects including the ANZ Gothic Bank at 380 

Collins Street, the Collingwood, Melbourne and Fitzroy Town Halls, the Athenaeum and Regent Theatres, 

Parliament House, Melbourne, Government Houses in Canberra and Perth, and the Supreme Court of 

Victoria Court of Appeal. 

I am a member of long standing of the National Trust of Australia (Victoria), Australia ICOMOS (International 

Council on Monuments and Sites), and the International Institute for Conservation of Historic and Artistic 

Works. 

Over the past ten years I have appeared frequently before the former Historic Buildings Council, now the 

Victorian Heritage Council, and the Appeals Tribunal in relation to matters relating to conservation, 

adaptation and redevelopment of historic places. 

Declaration 

In submitting this report I declare that I have made all the inquiries that I believe are desirable and 

riate and that no matters of significance which I regard as relevant have to my knowledge been 

eld. 

Peter Lovell 



REPORT ON THE HERITAGE ASPECTS OF AMENDMENT C25 TO THE PORT PHILLIP PLANNING 
SCHEME. 

	

1.0 	Introduction 

This report examines and analyses proposed Amendment C25 to the Port Phillip Planning 

Scheme, in the context of the existing heritage policy framework. The amendment includes a 

Design and Development Overlay (DD012) which specifically applies to the Esplanade Hotel 

site at 11-12 The Esplanade, St Kilda, and Baymor Court, at 6 Victoria Street, St Kilda; a 

revised statement of significance for the hotel, and a proposal to amend the City of Port Phillip 

Heritage Policy Map2000. 

	

1.1 	Previous Report 

The Esplanade Hotel and Baymor Court have been the subject of several previous studies and 

reports. Of these, the Analysis of Significance and Assessment Against the Criteria for 

Inclusion on the Victorian Heritage Register, prepared by Allom Lovell & Associates in April 

19981, has particular relevance to this submission. This report contains a comprehensive 

history of the subject site, a brief physical overview, and an analysis and assessment of cultural 
heritage significance. 

	

2.0 	Heritage Listings and Controls 

The Esplanade Hotel and Baymor Court are not included in the Victorian Heritage Register, 

maintained by the Victorian Heritage Council, or the Register of the National Estate, maintained 

by the Australian Heritage Commission. 

City of Port Philip Planning Scheme 

The Esplanade Hotel is individually listed in the schedule to the Heritage Overlay (H0117) of 
the Port Phillip planning scheme. It is also located within the broader St Kilda Hill Heritage 
Overlay area (HO5), and is identified as a 'Significant Heritage Place' in the City of Port Phillip 
Heritage Policy Map 2000. Appendix A contains the most recent citations for the Esplanade 
Hotel and St Kilda Hill Heritage Overlay area respectively, as identified in the Port Phillip 

Heritage Review.2  

The Esplanade Hotel was also identified as an A graded building in the St Kilda Twentieth 
Century Architectural Study, 1992. In this study, A graded buildings were defined as those 
which are 'individually significant on either a Nationwide, Statewide or local basis'. A graded 

buildings and sites, 'or significant portions or aspects of them' were 'strongly recommended for 

retention' 3 

Baymor Court is not individually listed in the schedule to the Heritage Overlay, but is included 
within the broader St Kilda Hill Heritage Overlay area (HO5). It is also identified as a 'Significant 

Heritage Place' in the City of Port Phillip Heritage Policy Map 2000. The citation for Baymor 

Court from the Port Philip Heritage Review is also included in Appendix A.4  

Baymor Court was also identified as an A graded building in the St Kilda Twentieth Century 
Architectural Study. 
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3.0 	Siting & Context 

The Esplanade Hotel is located on an elevated and broadly rectangular allotment at 11 Upper 
Esplanade, St. Kilda. Baymor Court occupies the south-east corner of the allotment, and 
addresses Victoria Street. The broader site is bounded by The Esplanade on the west, Victoria 
Street on the south, and Pollington Street on the north and east sides. The property boundary 
on The Esplanade frontage is slightly curved. 

	

3.1 	Streetscape 

The Upper Esplanade streetscape (east side), in the vicinity of the subject site, is dominated by 
apartment buildings of the Interwar period, and more recent medium and high rise residential 
developments. Prominent historic elements of the streetscape include the Esplanade Hotel and 
Alfred Square, with its South African War Memorial, the Interwar Mandalay and former 
Belvedere apartment buildings, and several Victorian dwellings. The more recent Novotel 
development is also a dominant form in the streetscape. 

The beach and shoreline of Hobsons Bay is to the west of The Esplanade, with various public 
open space areas and entertainment related developments along Jacka Boulevard and the 
Lower Esplanade. More broadly, the most prominent elements to the south-east of the subject 
site include Luna Park and the Palais Theatre. The Catani Gardens and other small public 
garden areas such as the O'Donnell Gardens, as well as the St Kilda Seabaths and St Kilda 
Pier are additional prominent elements of The Esplanade area. 

	

3.2 	Surrounding Area 

The broader neighbourhood of the Esplanade Hotel and Baymor Court (St Kilda Hill) comprises 
a rich mix of buildings dating from the nineteenth and early twentieth centuries, together with 
more recent apartment and multi-unit residential developments. The area incorporates the 
mixed use developments of Fitzroy Street, with prominent elements including several historic 
hotels and former private hotels, more Interwar apartment buildings, and large Victorian 
dwellings. The predominantly residential area behind and to the south and east of the subject 
site, is characterised by a diversity of periods, styles, form and materials, and includes Victorian 
cottages, larger villas and terraces, together with the ubiquitous Interwar and post-war 
apartment buildings. Several historic church complexes are also located within the surrounding 
area. 

	

4.0 	Description of Buildings 

A description of the buildings on the Esplanade Hotel site, together with an overview of the 
phases of construction and alteration, are included at Appendix B. 

	

5.0 	History 

An historical overview of the subject site is included in Allom Lovell & Associates, Esplanade 

Hotel and Baymor Court: Analysis of Significance and Assessment Against the Criteria for 
Inclusion on the Victorian Heritage Register, April 1998. 
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6.0 	Significance 

The following summaries of heritage significance for the Esplanade Hotel, Baymor Court and St 

Kilda Hill Heritage Overlay area, are based on the existing unamended citations contained in the 

Port Philip Heritage Review.5  Appendix A reproduces the statements of significance in full. 

Esplanade Hotel 

• The hotel has historical significance as an early and surviving example of a resort hotel 

in Melbourne's premier seaside resort. 

• The building offers insights into past lifestyles, whereby patrons (including well known 

industrialist and arts benefactor, Alfred Felton) chose to spend sometimes long periods 

in residence, attracted to the seaside location and vitality of St Kilda. 

• The surviving Interwar refurbishment, with its opulent 'Hollywood' style architectural 

treatment, offers insights into the entertainment of the jazz and swing era. 

• The hotel has social significance, including for the community groups which support the 

hotel's retention. 

Baymor Court 

• The building is a rare example of a flat block designed to define a street edge externally, 

and a cortile internally, in the manner of Mediterranean village architecture. 

• It is evocative of buildings in European seaside villages, an impression which is 

reinforced by the elevated location, framed views of the sea and palm trees beyond, and 

the use of the Spanish Mission style and materials. 

St Kilda Hill (H05) 

• The St Kilda Hill area has historical significance as a metropolitan seaside resort, 

emphasised by private residential development and the establishment of recreational 

and entertainment facilities. 

• The area was the location for the construction of 'marine villas' since the 1840s. 

• The diverse architectural character of the area offers insights into affluent housing 

styles, and reflects the area's socio-economic profile over a long period, which in turn is 

currently much valued by the local community. 

• The unusual street layouts, such as Alfred Square and Church Square, demonstrate 

past planning practices. 

	

7.0 	Assessment of Amendment C25 

The following section examines and analyses, in the context of Port Phillip's existing heritage 

policy framework, and current heritage practice at local government level, the proposed 

Amendment C25. Specifically, the following are addressed: 

• the relevant clauses of proposed Amendment C25, including changes to the wording of 

the amendment as agreed to by Council on 22 October 2001 and further altered and 

agreed to on 2 May 2002; 

• the site specific Schedule 12 to the Design and Development Overlay; 
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• the revised statement of significance for the Esplanade Hotel; and 

• the amendment to the Heritage Policy Map. 

Many of the specific references to the Esplanade Hotel site throughout Amendment C25, and in 

Schedule 12 to the Design and Development Overlay, appear to rest on the assumption that the 

hotel is a building, which in a heritage context stands out beyond the norm. This seeming 

elevation of the heritage significance of the hotel, and the requirement to protect and reinforce 

the significance through a range of provisions, is not supported by past heritage assessments of 

the place. It is therefore contended that many of the objectives of the amendment are not 

justified by the identified level of significance of the place. 

As noted above, the hotel is identified as a 'Significant Heritage Place' in the City of Port Phillip 

Heritage Policy Map 2000. The place is not, however, included in the Victorian Heritage 

Register (VHR), which recognises and affords protection to the most significant heritage places 

in Victoria. The Esplanade Hotel has twice been nominated to the VHR, and has twice been 

rejected, as recently as May 1998. At that time, the Registration Committee of the Heritage 

Council determined that the Esplanade Hotel (and Baymor Court) was of regional significance.6  

In the context of heritage recognition and protection in Victoria, therefore, the peak body has 

decided that the place is not of the highest level of heritage significance. 

Emphasis on the built form and fabric of the hotel is also not fully consistent with the identified 

significance, which places particular importance on historical and social values, in addition to 

aesthetic values. The social significance of the hotel is in particular also recognised and 

emphasised in the proposed revised statement of significance. 

Much of the intent of the amendment is considered to be unnecessary and overly prescriptive in 

that the proposed changes are already broadly consistent with the existing Port Phillip heritage 

policies. The management and protection of heritage places, and new development in heritage 

areas, is already addressed throughout the Local Planning Policy Framework, including in 

Clause 21.04 'Port Phillip's Vision'; 21.05 'Objectives, Strategies and Implementation', 

particularly 21.05-5 'Heritage Conservation', in 22.04 'Port Phillip Heritage Policy', and 43.01 

'Heritage Overlay'. 

The amendment, therefore, adds extra complexity to an already complex and detailed policy 

framework. The existing provisions currently provide strong and comprehensive controls and 

parameters for the conservation and management of heritage places and values, as well as 

guidance on appropriate new development. They are further complemented by reference and 

guiding documents incorporated into the planning scheme. These include the Port Phillip 

Heritage Review, the Port Phillip Design Manual7  which contains a description of the urban 

character of The Esplanade area, and Port Phillip Review of Height & Development Controls8, 

which specifically addresses good design and includes development controls for The 

Esplanade. 

It is recognised, however, that the Esplanade Hotel is a highly contentious site, and that the 

overriding objective of the proposed amendment is to establish clear parameters and provide 

certainty for future development of the site. This overriding objective is supported from a 

heritage management perspective. 
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The following analysis addresses the specific heritage-related sections of Amendment C25. In 

doing so the basic design envelope parameters for development as understood to be supported 

by Council have been accepted and it is only where amendments have been proposed that 

issues are discussed. 

The relevant clauses and objectives are reproduced in italics, with comments following. The 

currently proposed wording is indicated in italics and the Becton revised wording in bold. In 

some cases a further alternative wording is also included. 

	

7.1 	Cl. 21.04 Port Phillip's Vision 

That cultural icons, such as the Esplanade Hotel, are protected and supported as they 

make an important contribution to the vitality, character and identity of the area. 

That places having local cultural value be supported for the contribution they make 
to the vitality, character and identify of the area 

Understanding that this clause is part of a broad vision statement, the emphasis on the 

Esplanade Hotel as an example of a cultural icon appears unnecessary and out of place. The 

term cultural icon is not one which is used in a heritage context and is undefined. The hotel is 

of 'cultural heritage significance' at a local and regional level and existing controls recognise this 

fact. To introduce a further descriptive term appears unnecessary and potentially confusing. 

The Becton wording provides a clearer intention and could be refined by replacement of the 

word value with significance. 

	

7.2 	Cl. 21.05 Objectives, Strategies and Implementation 

Support the ongoing use and operation of the Esplanade Hotel, 11 The Esplanade, St 

Kilda, as an incubator of independent local music and comedy talent. 

Encourage appropriate cultural and arts related uses that complement the traditional and 

evolving use and operation of the Esplanade Hotel. 

Ensure that any use of the upper levels of the Esplanade Hotel building will support and 

be compatible with the traditional and evolving use and operation of the hotel. 

Ensure that any development of the upper levels of the Esplanade Hotel building and on 

the balance of the site at 11-12 The Esplanade and 6 Victoria Street, St Kilda does not 

create an amenity conflict with the traditional and evolving use and operation of the hotel. 

Delete four dot points 

The emphasis on the ongoing use of the hotel is overly prescriptive and would potentially clash 

with the reuse of the building as an operating residential hotel. Accepting that permanent 

residential adaptation has been the focus of recent thinking on this site, it is conceivable that a 

future owner or lessee might want to upgrade the premises and turn it back into a hotel, without 

a focus on music or performance (The Queenscliff Hotel Option). From a heritage perspective 

this would have to be seen as an acceptable option and one which might enable the large area 

of the building which has been vacant for many years to be actively reused. 

More generally, while it is accepted that use is a factor to be considered in assessing cultural 

heritage significance9, accepted heritage practice does not generally seek to enforce a 

particular use, or freeze the use of a building to a particular period or function. More often than 
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not use, and any associated social value which may be generated as a result of that use, is 

regarded as being of a transitory nature and not one which it is appropriate or reasonable to 

control, other than in a general sense. The ability to change use is often fundamental to the 

conservation of heritage places and is recognised in planning and heritage legislation as such. 

	

7.3 	Cl. 21.05-2 Foreshore 

Support the role of the Foreshore area as a historically and regionally significant tourist 

destination and maintain key cultural icons, including the Esplanade Hotel. 

Delete dot point 

From a heritage perspective the reference to the Esplanade Hotel would appear to be overly 

emphatic given the range of structures which might be seen to be important cultural icons in this 

context. The alternative wording proposed by Council is more appropriate, as follows: 

Support the role of the Foreshore area as a historically and regionally significant tourist 

destination. 

	

7.4 	Cl. 21.05-6 Tourism 

Support the Esplanade Hotel in its established role as an incubator of independent local 

music and comedy talent and as a venue accessible to a broad and diverse public. 

Support the Esplanade Hotel as one of the key publicly accessible facilities in the St Kilda 

foreshore recreation and entertainment precinct. 

Delete dot points 

Alternative Council wording 

Support the Esplanade Hotel in its established role as an incubator of independent local 

music and comedy talent and as a venue accessible to a broad and diverse public. 

Support key publicly accessible facilities in the St Kilda foreshore recreation and 

entertainment precinct 

From a heritage perspective the reference to the Esplanade Hotel would again appear to be 

overly pointed given that there are a number of buildings which might be supported for differing 

reasons, e.g. Luna Park or the Palais, but which are not identified as such. The first dot point 

has the potential to enshrine the current use of the building. 

The alternative wording for the second dot point as proposed by Council is appropriate. 

	

8.0 	Schedule 12 to the Design and Development Overlay 

1.0 	Design Objectives 

Objective 1 

To recognise the central landmark value of the Esplanade Hotel and secure its pre-

eminent place among the landmark buildings of the Esplanade. 
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To recognise the aesthetic contribution the Esplanade Hotel makes to The 
Esplanade 

This objective is not fully supported by the current or proposed statement of significance, which 

does not emphasise the landmark value of the hotel. Rather, the statement identifies it, 

amongst other matters, for its 'key contribution to the cultural identity of St Kilda', along with the 

Palais and Luna Park. 

The statement of significance for H05, the St Kilda Hill Heritage Overlay area, makes reference 

to the hotel as one of a collection of significant buildings and structures along The Esplanade, 

without singling it out as a pre-eminent place. 

In terms of pure visibility, it could also be argued that the adjacent Arrandale and Bayview 

Heights apartment buildings are more correctly considered to be 'landmarks'. In this regard the 

Esplanade Hotel would be more appropriately identified as an 'historic' landmark, or a place 

which has had physical prominence in the past, but no longer retains that prominence. 

The Becton revised wording is accordingly supported in recognising the aesthetic value of the 

place rather than its physical prominence. 

Objective 2 

No comment - Not directly heritage related. 

Objective 3 

No comment - Not directly heritage related. 

Objective 4 

No comment - Not directly heritage related. 

Objective 5 

To ensure that new development will positively contribute 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(s). 

To ensure that new development will positively contribute to the multiplicity and 

diversity of the built form of the Esplanade. 

Objective 6 

To strengthen and consolidate the preferred prevailing massing and varied skyline profile 

of The Esplanade and St Kilda Hill as seen from a variety of relevant vantage points. 

To ensure that new development is of a height responsive to the varied skyline 
profile of The Esplanade and St Kilda Hill as seen from a variety of relevant 

vantage points. 

From a heritage perspective objectives 5 and 6 are already well covered in Clause 22.04 'Port 

Phillip Heritage Policy' which addresses height, scale and massing of new development, and 

contributions to the diversity of the existing built form, as does the reference document Port 

Phillip Review of Height & Development Controls. Schedule 6 to the Design and Development 

Overlay, which applies to Fitzroy Street, The Esplanade and Acland Street, also partly 

addresses these issues. Moreover, the tenor of the existing controls is that new development 

should respond to existing form, interpret prevailing character, and take a contextual design 
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approach. This reasonably allows for greater flexibility, and the opportunity for more successful 
and creative built outcomes. It is noted, however, that this objective is based around broad 

planning/urban design issues and less around specific heritage concerns. 

Objective 7 

No comment - Not directly heritage related. 

Objective 8 

To protect and enhance key views including: 

To the front façade and main section and silhouette of the Esplanade Hotel from 

St Kilda Pier and the foreshore area between the pier and The Esplanade 

The Esplanade, including the south-west corner of the Arrandale property, 8-10 

The Esplanade and from the north-west corner of the Bayview property, 13 The 

Esplanade. 

Towards landmark buildings and structures on and adjacent to the foreshore, including St 

Kilda Pier, Catani clock tower and monuments. 

Along Victoria St and Pollington Street (north) towards Port Phillip Bay. 

To The Esplanade and St Kilda Hill from St Kilda Pier and the foreshore. 

To take into account views including: 

To the front façade and main section of the Esplanade Hotel from 

St Kilda Pier and the foreshore area between the pier and The Esplanade 

The Esplanade, including the south-west corner of the Arrandale property, 
8-10 The Esplanade and from the north-west corner of the Bayview 
property, 13 The Esplanade. 

Towards landmark buildings and structures on and adjacent to the foreshore, 
including St Kilda Pier, Catani clock tower and monuments. 

Along Victoria St and Pollington Street (north) towards Port Phillip Bay. 

To The Esplanade and St Kilda Hill from St Kilda Pier and the foreshore. 

Alternative Council wording 

Dot point 1. To the front façade and main section and profile of the Esplanade Hotel from: 

Dot point 3. Along and across Victoria St and Pollington Street (north) towards Port Phillip 
Bay. 

The emphasis on protecting and enhancing these specific views adds further complexity to the 
comprehensive development controls over the site, and the opportunity for new development to 
respond with some flexibility to the existing form and character. The views and vistas of the 

Esplanade Hotel, from key vantage points on the Upper and Lower Esplanade, as well as the 

foreshore and from St Kilda Pier, will generally not be impeded by development which is in 

accord with the proposed development overlay, as such development will predominantly form a 
backdrop to the retained hotel building. Recognition of such views is supported from a heritage 
perspective. 
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The reference to silhouette or profile is understood to be intended to ensure that the outline of 

the walls, roof form and chimneys is able to be readily seen, regardless of backdrop type. This 

is appropriate from a heritage perspective and does not imply that the backdrop needs to be the 
sky. 

Objective 9 

To ensure that the architecture and development of the site responds to the diverse and 
layered history and the culture of the area. 

To ensure site planning and design are demonstrative of St Kilda's diverse and 

layered history and the culture of the area. 

Many sections of the planning provisions already address the design and form of new 

development, with an emphasis on avoiding mock heritage or historicist design, but seeking 

harmonious and well integrated new development. Clause 22.04, 'Port Phillip Heritage Policy', 

also encourages an approach to contemporary architecture which is innovative and adds, rather 

than merely responds to, the existing diversity and layering of styles and periods. Clause 22.04 

also recognises that this layering is a defining feature in a number of local areas and is therefore 

an important component of Port Phillip's heritage. 

The proposed modified wording is understood to be acceptable to Council and is supported with 
regard to heritage concerns. 

Objective 10 

To maintain the significant role that the Baymor Flats building plays in the form and 

imagery of the streetscape and local vistas along Victoria Street. 

Delete Objective 10 

Alternative Council wording 

To acknowledge and respond to the contribution that the Baymor Flats building makes to 

the form and imagery of the streetscape and local vistas along Victoria Street. 

This objective is questioned in that it elevates the Baymor flats above other heritage buildings in 

Victoria Street and gives them a prominence that is greater than that which might be accorded 

to other buildings in the St Kilda Heritage Overlay area. While the proposed rewording is less 

emphatic, it still emphasises one particular feature of the flats which pertains to a very localised 

issue. Accordingly the clause appears unnecessary in the context of the overall heritage 
controls which are applicable to the site. 

Objective 11 

To 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. 

Delete Objective 11 

Alternative Council wording 

To provide opportunities to move around buildings so that some interstitial spaces and 

oblique views of heritage buildings on the site are obtained. 

Reference to the importance of specific areas, such as the open spaces on the site, is 

questioned in the absence of an assessment of the relative level of significance of such 
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elements. The current citation for the hotel describes the structure and the major elements, but 
does not identify or rank the most significant elements of the site. Without this differentiation of 
areas and elements of significance, based on a comprehensive assessment of the entire site, it 
is not considered appropriate to apply planning controls to the different elements. 

Neither the clause as proposed nor the alternative wording has a sound basis in a heritage 
context and deletion of the objective is supported. 

Objective 12 

To respect and respond to the domestic scale and ambience of the residential streets in 
the vicinity of the site and the denser residential character of The Esplanade. To 
reinforce the essential significance of the heritage buildings on the site. 

To respect and respond to the varied scale of buildings in nearby streets and the 
denser residential character of The Esplanade. 

Alternative Council wording 

To ensure new development responds to the character and setting of residences abutting 
Pollington Street and Victoria Street and the denser residential character of the 
Esplanade 

Objective 13 

To respect and respond to the varied scale and variety of the significant heritage 
buildings on the Esplanade Hotel site and in the surrounding residential area. 

Delete Objective 13 

Both objectives 12 and 13 as written appear to be in fundamental conflict with the proposed 
development envelopes for the site. Given that the predominant scale of heritage/significant 
residential buildings in the area is one to three storeys it is difficult to see how a new 
development could literally respond and respect this scale without being at, or slightly above, 
such levels. From a heritage perspective the Council's rewording of the objective is still narrow 
in its consideration of relevant influences and the modified Becton wording is more balanced, 
having regard to the scale of the site and the mixed nature of the surrounding heritage overlay 
area. Deletion of Objective 13 is supported in that the intent of this objective is to a large 
degree covered in Objective 12. 

Objective 14 

To reinforce the essential significance of the heritage buildings on the site 

Delete Objective 14 

Council Alternative 

Delete Objective 

This objective does not add to current policies which apply to heritage places and its deletion is 
supported. 

Objective 15 
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To ensure that the access, operational and service needs of the Esplanade Hotel are 

appropriately addressed and that the cultural significance of the hotel is not 
compromised. 

To ensure that the reasonable access, operational and service needs of the 
Esplanade Hotel are appropriately addressed. 

Alternative Council wording 

To ensure that the reasonable access, operational and service needs of the Esplanade 

Hotel are appropriately addressed and that the cultural significance of the Hotel is not 

compromised by the means adopted to meet those needs. 

This objective as related to cultural heritage significance is inappropriate. Leaving aside the 

current development thinking for the site, it is quite conceivable that to maintain the preferred 

use of the place there may well need to be compromise in relation to alteration of significant 
fabric. Access, operational and service needs in themselves may well be argued to be critical 
to the cultural significance of the place as an operating hotel/performance venue. Basic 

disability compliance issues will inevitably result in compromise of some aspect of culturally 

significant fabric. Accordingly the Becton rewording is supported from a heritage perspective. 

Objective 16 

No comment - Not directly heritage related. 

Objective 17 

No comment - Not directly heritage related. 

Objective 18 

No comment - Not directly heritage related. 

2.0 	Buildings and Works 

2.1 	Height 

No heritage comment 

Setbacks 

No heritage comment 

2.2 Overshadowing 

No heritage comment 

Building Design 

Buildings and works are considered to meet the design objectives for building design if 

the following requirements are met: 

The design of new buildings on the site should: 

Avoid monolithic or slab forms, 

Provide a sense of human scale in the relationship between the ground and upper 

levels and new and existing buildings 

Provide a mix of clearly articulated building forms with only portion of these rising 

to the preferred Maximum Building Height, 
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Provide a mix of clearly articulated building forms with only a limited portion rising 

to the Absolute Building Height, 

Ensure that the front building elevation of any new development on the existing 

bottle shop site (12 The Esplanade) and the core area of the site is orientated to 

the Esplanade and the foreshore, 

Provide a massing of building forms that allows a substantial portion of the roof 

ridge line of the section of the Esplanade Hotel to be seen against open sky when 

viewed from The Esplanade and St Kilda Pier. 

The design of any new buildings on the site should respect and respond to the 

significant heritage buildings that are to be conserved on the site and: 

Provide new layers of appropriate related building types, uses and forms that will 

enhance rather than replicate the significant heritage buildings. 

Where a new building forms backdrop to a significant heritage building, the scale, 

proportion, colour and visual complexity of the new building are important 

considerations so the backdrop gives visual dominance to the forms and profile of 

the heritage building, 

Recognises that where any new development demonstrates high quality 

architectural planning, design and detailing that respects the value of adjacent 

heritage fabric rather than imitating it. 

Delete entire clause and replace with additional decision guidelines at Clause 

43.02-5 

In addition to the decision guidelines at Clause 43.02-5 the responsible authority 

must consider where appropriate, whether: 

The most significant parts of the Esplanade Hotel are retained and incorporated 

with the new buildings and works, 

The lower levels of building interacting with surrounding street have a 

pedestrian scale and are detailed for visual interest, 

The front elevation/s of any new buildings on the bottle shop site are of a scale 

that is complementary to the Esplanade Hotel, 

The architecture complements rather than replicates the Esplanade Hotel, 

The design is composed and finished in a manner that is respectful of the most 

significant parts of the Esplanade Hotel. 

Alternative Council wording 

The specified maximum height on plan xx will only be able to be achieved by a building 

which meets the design objectives and other provisions of the schedule. 

The design of new buildings on the site should: 

Avoid monolithic or slab forms, 

Provide a sense of human scale in the relationship between the ground and upper 

levels and new and existing buildings, 
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Provide a mix of articulated and modulated building forms with only a portion of 

these rising to the specified absolute maximum height(s), 

Ensure that the front building elevation of any new development on the existing 

bottle shop site (12 The Esplanade) and the core area of the site is orientated to 

the Esplanade and the foreshore, 

Provide a massing of building forms that allows a substantial portion of the roof 

ridge line of the section of the Esplanade Hotel to be seen against open sky when 

viewed from The Esplanade and/or the foreshore, 

Provide modulation of the buildings within the Pollington Street (east) and Victoria 

Street (eastern section) envelopes that acknowledges and mediates the interface 

with the one and two storey scale of nearby residences. 

The design of any new buildings on the site should respect and respond to the 

significant heritage buildings that are to be conserved on the site and: 

Provide new layers of appropriate related building types, uses and forms that will 

enhance rather than replicate the significant heritage buildings, 

Where a new building forms a backdrop to a significant heritage building, the scale, 

proportion, colour and visual complexity of the new building are important 

considerations so the backdrop gives visual dominance to the forms and profile of 

the heritage building, 

Recognises that where any new development demonstrates high quality 

architectural planning, design and detailing that respects the value of adjacent 

heritage fabric rather than imitating it. 

As related to heritage considerations for the area and for the individual heritage places the 

design requirements/considerations as set out are reasonable and to a degree, are issues which 

are already generically addressed in Clause 22.04, 'Port Phillip Heritage Policy'. The 

addressing of location specific design provisions assists in focussing on the specific issues 

which pertain to the site. In commenting, however, it is noted that the fifth dot point relating to 

sky view behind the ridge line is not in accord with Objective 8, which references the profile of 

the hotel, without indicating that there should be sky behind/above. From a heritage 

perspective the dominance of sky view is not seen to be critical, but rather that the form of the 

retained building can be read and understood when viewed from surrounding locations. 

The alternative approach proposed by Becton also provides guidance in this area but would 

require the preparation and adoption of a conservation management plan to address levels of 

significance. On sites with site specific heritage overlays in the City of Melbourne this is 

becoming the norm and is a useful approach in providing a factually based appreciation of the 

site specific heritage concerns. 

9.0 	Table to Schedule 12 

It is understood that the most recent Council decision is to delete table 12 and replace it with a 

plan indicating maximum heights and setbacks for development on the site. In addition it is 

proposed to add the following wording in the design objectives or the building design provisions. 
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That part of the south-western elevation of the Esplanade Hotel, characterised by 

expressed string courses and eaves brackets, is visible to a person standing on the north-

western corner of No. 13 The Esplanade's property boundary 

Development adjacent to the Esplanade Hotel and fronting The Esplanade is of a 

setback, scale and mass that compliments the adjacent Esplanade Hotel building. 

There is an appropriate transition in building scale between the perimeter and the core 

areas of the site. 

In pursuing such an approach Council does not support the proposed setback variations to 

development on Pollington Street East and Victoria Street. 

From a heritage perspective the additional design objectives/provisions are to a large degree 

already covered and their inclusion seems overly laboured given the other provisions in the 

DDO and the scheme as a whole. Additionally they have the potential to limit the development 

of an innovative design outcome which does not strictly meet the provisions, but which is 

considered to meet the requirement for design excellence. 

On the matter of the increased building envelope, the reduction of the setback on Victoria Street 

has little direct heritage impact in relation to other buildings in the immediate area. In the case 

of Pollington Street east the issue is more sensitive and one where increased height closer to 

the street frontage would need to be considered carefully in relation to the residences on the 

east side of the street. Equally this is a matter which is already addressed in the various 

objectives and considerations of the DDO and the variation in setback could be managed 

through the application of the overlay. Accordingly the modified setback to the Victoria Street 

frontage would appear reasonable and the modified setback to Pollington Street east needs to 

be approached with a heightened sensitivity, which is an issue which could be addressed in the 

approval process. 

10.0 	Revised Statement of Significance 

The City of Port Phillip have also proposed a revised statement of significance for the 

Esplanade Hotel, as part of Amendment C25. The proposed additional text is underlined. 

The Hotel Esplanade is situated at no. 11 The Upper Esplanade, St Kilda 

and was built in 1877 to the design of architects Smith and Johnson for 

James Orkney. It was subsequently extended c.1921. It has historical, 

aesthetic and social significance. Its historical significance (Criterion A) 

arises from its survival as an early example of a resort hotel in Victoria's 

premier metropolitan seaside resort, rivalling the nearby George and Prince 

of Wales hotels in Fitzroy Street. It offers insights into past lifestyles wherein 

patrons either stayed for short periods or as permanents, attracted to the 

seaside location and vitality of St Kilda as a place. The most noteworthy of 

permanent residents was Alfred Felton, the industrialist and philanthropist 

who resided there from 1892 until his death in 1904. The surviving Interwar 

refurbishment offers insights into the musical era of jazz and swing and its at 

times extravagant Hollywood influenced architectural settings whilst the main 

building survives as a prominent testimony to the importance of St Kilda as a 

resort last century (Criterion E). The complex has social important (Criterion 
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G) as evidenced by the cultural values attributed to it by present day 

community groups which have consistently opposed redevelopment in recent 

years. The social importance of the Hotel also arises in the value placed on  

the Espy by the community at large over the years as an entertainment  

venue par excellence, initially established during the jazz dance and Big  

Band scenes of the Inter War years, and in more recent decades, as a centre 

for music, comedy and non-mainstream cultural expression. Today the  

Espy, together with Luna Park and the Palais, makes a key contribution to  

the cultural identify of St Kilda.1° 

Comment 

The proposed revised statement places greater emphasis on the social significance of the 

Esplanade Hotel. The emphasis on the social importance of the place for the 'community at 

large', particularly as a live entertainment and independent music and comedy venue in recent 

decades, is recognised. It is noted, however, that the Esplanade was one of many such venues 

in Melbourne, and while the value to its users may have been high, it varied little from other 

such places. The popularity of such venues has also been subject to fashion and fads and is 

inevitably transitory, and in this regard it is difficult to demonstrate the degree and consistency 

of community attachment over time. Having regard to this comment it is considered that the 

statement of significance should be reviewed and rewritten, preferably in the context of a formal 

conservation analysis and planning process. 

	

11.0 	Amendment to the Heritage Policy May 

Amendment C25 also includes a proposal to revise the Heritage Policy Map 2000, with regard to 

the site of the Esplanade Hotel Bottle Shop. The site is proposed to be deleted from the map as 

a 'Significant Heritage Place', and to be represented instead as a 'Non-Contributory' heritage 

place. 

Comment 

This proposal is supported. 

	

12.0 	Conclusion 

The Esplanade Hotel Amendment C25 seeks to provide explicit guidance in managing future 

development on this site in the context of a decade or more of debate about whether such 

development should occur. It is proposed in the context of an already extensive set of planning 

provisions relating to the site and area, which address a wide range of considerations, including 

heritage. The principle mechanism to be used in the amendment is a Design and Development 

Overlay, in addition to amendments to the Local Panning Policy Framework. In using such an 

approach care needs to be taken to keep a balance between prescriptive controls which 

physically constrain the place and the desire to allow successful adaptation or redevelopment 

now, or in the future. 

Considering this issue with regard to the broader heritage framework for the state, the 

provisions of this amendment potentially provide a far more onerous constraint on this site than 

if it were included on the Victorian Heritage Register. Under the provision of the Heritage Act 
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(Clause 73), the primary considerations in determining an application for a permit, which the 
Executive Director must consider are: 

The extent to which the application, if approved would affect the cultural heritage 
significance of the registered place or object; and 

The extent to which the application, if refused, would affect the reasonable or economic 

use of the registered place or object, or cause undue financial hardship to the owner in 

relation to the place or object; 

In addition the Executive Director may consider 

The extent to which the application, if approved, would affect the cultural significance of 
any adjacent or neighbouring property that is- 

(i) subject to a heritage requirement or control in the relevant planning scheme; or 

(ii) included on the Heritage Register; 

In addition, under Clause 43.01-3 of the Planning Scheme no permit is required if a permit has 
been issued by Heritage Victoria. 

While Heritage Victoria may well consider all or many of the issues which are addressed in the 
proposed DDO in assessing a permit application, they must also consider issues of economic or 
reasonable use, or matters of financial hardship. These are not matters which are able to be 
considered under the heritage provisions of the planning scheme or under the provisions of the 
proposed DDO. 

Accepting that this situation exists for any property affected by a heritage overlay, which is not 
registered, the issue in this particular case is the focus on use and to a degree accessibility in 
considering the cultural significance of the place. The amendment to a degree enshrines the 
use and patronage of the place in a manner which in the long term may prove detrimental to the 
conservation of the place. The reality of the building's more recent history is that it has been 
massively under-utilised and that a large part of the building is in poor condition and in part 
derelict. The building requires a very substantial injection of capital if it is to be refurbished, and 
reasonably must be able to generate a return. It may well be such that in the future the 
maintenance of the current use and patronage is wholly incompatible with justifying/supporting 
such works. While unintended, the building may simply be left to degrade because there is no 
use which will support upgrading works. 

Recognising this issue I believe that the proposed amendment should incorporate some wording 
which recognises that there is a critical link between viable use and the ability to conserve a 
heritage place and that the heritage equation will always involve a balancing of issues. The 
DDO will apply whether this site is developed or not and should be robust enough to manage 
not only the current owners intentions, but also the intentions of future owners. 
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Figure 1 	Esplanade Hotel, principal façade. 

Figure 2 	Esplanade Hotel, south elevation, with south wing in right of picture. 
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Figure 3 	Esplanade Hotel, Pollington Street fagade, with north wing on left of picture 

Figure 4 	North-west view of Esplanade Hotel, with Bayview Heights building in 
background. 
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Figure 5 
	

Baymor Court, south elevation 

Figure 6 	View from south-east, with Bayview Heights in right of picture, and Arrandale 

apartments as backdrop to the hotel. 
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Figure 7 	View from Alfred Square, with Bayview Heights on left and south façade of 

Baymor Court in right background. 

Figure 8 
	

View of Upper Esplanade from St Kilda Pier, with Arrandale apartments on left 
of picture, Esplanade Hotel in centre, and Bayview Heights and No. 3 Alfred 

Square apartments on right. 
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Figure 9 	Middle distance view of Esplanade Hotel and Upper Esplanade from St Kilda 

Pier, with Novotel development on right. 

Figure 10 	Longer distance view of The Esplanade from St Kilda Pier, with hotel in centre 

of picture, and refurbished sea-baths in right foreground. 
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Figure 11 	Novotel and residential medium and highrise developments on the Upper 

Esplanade, to the south-east of the Esplanade Hotel. 

Figure 12 	Esplanade Hotel, c. 1915 

Source: The Port Phillip Collection 
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Figure 13 	Aerial view, Esplanade Hotel, c.1933 

Source: The Port Phillip Collection 
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• 
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• 

City of Port Phillip Heritage Review Database No: 

2173 

Identifier 	Hotel Esplanade 
Formerly 	Unknown 

Within H0117 

Address 	11 The Upper Esplanade 	 Category Commercial 
ST. KILDA 

Constructed 1877 Designer Smith and Johnson 

Significance (Mapped as a Significant heritage property.) 

The Hotel Esplanade is situated at no. 11 The Upper Esplanade, St. Kilda and was built in 1877 to the design 
of architects Smith and Johnson for James Orkney. It was subsequently extended c.1921. It has historical, 
aesthetic and social significance. Its historical significance (Criterion A) arises from its survival as an early 
example of a resort hotel in Victoria's premier metropolitan seaside resort, rivalling the nearby George and 
Prince of Wales hotels in Fitzroy Street. It offers insights into past lifestyles wherein patrons either stayed for 
short periods or as permanents, attracted to the seaside location and vitality of St. Kilda as a place. The 
most noteworthy of permanent residents was Alfred Felton, the industrialist and philanthropist who resided 
there from 1892 until his death in 1904. The surviving inter-war refurbishment offers insights into the musical 
era of jazz and swing and its at times extravagant Hollywood influenced architectural settings whilst the main 
building survives as a prominent testimony to the importance of St. Kilda as a resort last century (Criterion 
E). The complex has social importance (Criterion G) as evidenced by the cultural values attributed to it by 
present day community groups which have consistently opposed redevelopment in recent years. 

Primary Source 
Andrew Ward, City of Port Phillip Heritage Review, 1998 

Other Studies 

Description 

A substantial and prominently situated stuccoed Italianate hotel having inter-war additions at the front and 
consisting of a three storeyed main block with three storeyed and two storeyed rear wings extending east to 
Pollington Street. The roofs are of slate. There is a service yard bounded in part by the perimeter wall of the 
part demolished stables (?) on the Pollington Street boundary. The south wing is of three storeys becoming 
two storeys as it extends eastward, terminating at the service yard. The north wing has a later red brick 
accommodation wing continuing the earlier two storeyed accommodation wing and it has a vehicle entry to 
the service yard with a faded surmounting painted sign reading "Carlyon's Taxis". 

The facade of the original building is symmetrical with faceted three storeyed end window bays as its most 

Allom Lovell & Associates A-3 	Port Phillip Planning Scheme — Amendment C25 

A\ 



distinguishing feature. The uppermost level has segmentally arched openings and a continuous window sill. 
The middle level has round arched openings with Corinthian order capitals at impost level. The original 
street level has been defaced following the provision of the inter-war additions which are also in stucco work 
but asymmetrical about a central entry with recent steps and canopy. There is a window bay to the right 
hand side overlooking The Upper Esplanade but it is the bracketed window hoods and central pediment with 
the hotel name in raised cast cement that constitute the key stylistic elements in the Neo-Classical mode of 
the day. The side elevational treatments are enriched by chamfered window reveals and the former 
residential entry facing Pollington Street and there is a tall red brick chminey attached to the south side of 
the rear south wing. Inside, the vestibule retains its coved ceilings with ornamental plaster strapwork and 
Hollywood style bi-furcating staircase to the residential floors which have now been unoccupied for several 
years and are of utilitarian character, the fireplace surrounds having invariably been removed. 

Condition: Sound. Integrity: High. 

History 
Bewteen 1857 and 1861 a small hotel known as the New Baths hotel owned by James Stewart Johnson was 
in operation on the site of the present Esplanade Hotel. In 1861 it was renamed the Criterion and in 1866 
John Duerdin, then owner, purchased land alongside and demolished the hotel in 1867-68. In 1877 the 
present Esplanade Hotel was built for James Orkney to the design or architects Smith and Johnson. It was 
of brick construction with 60 rooms and a bar. During the period 1892 to 1904 the philanthropist and 
industrialist Alfred Felton lived at the hotel. He converted his rooms into a gallery, his collection and a large 
trust fund being bequeathed to the National Gallery of Victoria on his death in 1904. When James Orkney 
died in 1896, the hotel was passed onto his wife Margaret until her death in 1913. The dining room was 
extended and three new bedrooms provided on the first floor after 1900. In 1914 Edward and Patrick Hoban 
became the owners of the hotel and c.1921 architects Gibbs and Finlay undertook extensive additions to the 
front of the complex along with the provision of a ballroom. Carlyon's Eastern Tent Ballroom with the hotel's 
resident jazz orchestra: Carlyon's Famous Players dates from this period. T.S. Carlyon died in 1925 
followed by Martin Patrick Hoban in 1929. The Cairo Flats, later Baymore Court, were erected in 1929 on 
the site of the ballroom. In 1937 architects Smith Ogg and Serpell carried out works including a new bar in 
the north-west corner. During the 1940s and 1950s the hotel was occupied as a resort and as the permanent 
residence of business and retired people of means. In 1952 the hotel owner, Edward Hoban, died. The 
hotel has changed hands several times since his death and in 1987 a proposal by Evindon Pty. Ltd. to 
substantially extend the complex primarily for apartments led to the involvement of the Save the St. Kilda 
and Turn The Tide anti-development groups who opposed the anticipated changes. 

Thematic Context 

3. Developing local, regional and national economies. 3.11.5 Retailing food and beverages. 
8. Developing cultural institutions and ways of life. 8.4 Eating and drinking. 

Recommendations 
A Ward, Port Phillip Heritage Review, 1998 
recommended inclusions: 
National Estate Register 
Schedule to the Heritage Overlay Table in the City of Port Phillip Planning Scheme 

References 

Timothy Hubbard Pty. Ltd., "Esplanade Hotel: A Report to the Heritage Council of Victoria in support of a 
nomination by the City of Port Phillip. 

Port Phillip Planning Scheme - Amendment C25 	A-4 	 Allom Lovell & Associates 



City of Port Phillip Heritage Review Database No: 

948 

Identifier 	"Baymor" 

Formerly 	unknown 

Within H05 

Address 	6 Victoria St 
	

Category Residential:apartment 

ST KILDA 

Constructed 1929-1932 
	 Designer Sydney Smith and Ogg and Serpell 

Significance (Mapped as a Significant heritage property.) 

This building is of significance as a rare example of a flat block designed to define a street edge externally 
and a cortile internally, in the manner of Mediterranean vernacular village architecture. This design approach 

is extremely unusual in the Australian context, where the garden suburb approach of an object building set in 
landscaped grounds is prevalent. The building strongly evokes European seaside villages in the adoption of 
this form, reinforced by its location on the rise on Victoria Street, framing the view to the sea and palm trees 
beyond. The Spanish Mission style of the building, with its pantile roof, its fine pigmented render applied in 
fan shapes imitating adobe plastering, and its cantilevered wrought iron balconies, reinforces this character. 
The internal courtyard, though in poor condition, is an important element in the conception of the building. 
The building is intact but in poor condition. 

Primary Source 
Robert Peck von Hartel Trethowan, St Kilda 20th century Architectural Study Vol. 3, 1992 

Other Studies 

Description 

Two storey walk-up flats 
Style: Spanish Mission 

History 
see Description 

Thematic Context 

unknown 

Recommendations 

Allom Lovell & Associates 
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A Ward, Port Phillip Heritage Review, 1998 
recommended inclusions: 
Schedule to the Heritage Overlay Table in the City of Port Phillip Planning Scheme 

References 

NOTES 
Refer to Submission to the Administrative Appeals Tribunal by T. Hubbard, conservation architect, 
'Esplanade Hotel', 1989. 
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6.6 	St. Kilda Hill - H05 

Existing Designations: 
Heritage Council Register: 	 nil 
National Estate Register: 	 nil 
National Trust Register: 	 nil 

Description: 	This Area is bounded by Fitzroy Street to the north, Barkly Street to the east, 
Carlisle Street to the south and Port Phillip Bay to the west. These streets and the shoreline surround 
the area identified since the 1840's as St. Kilda Hill. 

Whereas Fitzroy Street has attracted commercial development with buildings surviving from periods 
representative of its entire history, The Esplanade is lined on its east side with apartment blocks 
erected principally during the inter war years. There are also some post war apartment developments 
and two hotels, being "The Esplanade" of 1875 and the recently built "Novotel Bayside" tower 
overlooking Alfred Square. The square itself is made up of lawns sloping towards The Esplanade 
with Arthur Peck's remarkable Art Nouveaux influenced glazed ceramic tiled war memorial in the 
centre. It is overlooked on all sides by recent apartment developments, the surviving cottages at nos. 
1 and 2 Alfred Square being extraordinary exceptions. Inter war apartments of note on The Esplanade 
include "Mandalay" in the Art Deco manner and "The Esplanade" (formerly "Belvedere") at the 
Robe Street corner, being an arresting Spanish/Mediterranean block with faceted corner tower. 
Victorian period residential buildings on The Esplanade are well represented by "Hill Terrace" at the 
south end, complete with iron palisade fence and by "Marli Place" (1858) to the north. 

The shoreline has the Carlo Catani memorial whilst further to the south is the Palais Theatre (1927) 
and the absurd architecture of Luna Park (1912) alongside the O'Donnell Gardens and the Baths, all 
of which amount to a supreme cultural statement from the inter war era. At the north end there is the 
St. Kilda pier which continues to attract metropolitan Melbourne in all seasons and has the fine 
Pavilion (1904) at the seaward end to beckon visitors. 

Fitzroy Street is made up of commercial and apartment buildings with the "George" (former 
"Seaview") hotel (1857, 1885, 1925) constituting a prominent monument representative of various 
periods in the evolution of the thoroughfare. The former Wesleyan Church (1857-58) at the Princes 
Street corner has long since ceased to be used for its original purpose but this massive bluestone and 
sandstone church in the Early English Gothic manner continues to occupy a pivotal site at the north-
east end. There is a rash of multi storeyed inter war apartments and hotels on Fitzroy Street including 
the "Regal" private hotel, the former "Cricket Club" (now "The Ritz"), the "Ritz Mansions", the 
"Kingsclere" private hotel and "Summerland Mansions", facing "The Prince". Interspersed amongst 
them are some opulent Victorian survivors including the Boom Style masterpiece now known as 
"Brooklawn Mansions", "Clendore, and the State School (1882) " on the north side. St. Kilda 
railway station, now frequented by trams, tells a story of transport commencing with the opening of 
the line in 1857 and punctuated by the arrival of the Victorian Railways electric tramway in 1906. 
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The centre span poles (1925) in Fitzroy Street enrich the scene, in spite of the defacement sustained 
over the years. 

The Hill itself is occupied by highly distinguished residential developments representative of the 
major periods in the history of the Area. Amongst the earliest surviving houses is the architect, 
Samuel Jackson's "Wattle House" (1840's) in the Cottage Orne tradition of the mid Victorian gentry 
and "Eden Terrace" (1858) in Dalgety Street. Other mid Victorian terraces in this remarkable street 
are at 5-7, 9-13 and 15-17. "Marion Terrace" (1883), though slightly later and obviously so, is 
nearby in Burnett Street along with 6-8 (1866), the detached villa at no.7 (pre 1855), no.12, 30 and 
34 "St. Leonards". Other Victorian period villas include "Oberwyl" (1856), borrowing stylistically 
from Regency precedents in the mother country and "Berkeley Court" (1882), both of which uphold 
the hill's reputation as a location for Melbourne's gentry from the commencement of settlement. So 
too do the churches. There is Christ Church (1854, 1874, 1881) built from Point King Sorrento 
sandstone, on Church Square, and the associated hall and parsonage. On top of the hill, in Barkly 
Street, the Presbyterian Church (1885) in bluestone and freestone is a dominant element whilst the 
manse, originally "Stanthorpe" of c.1875, is of equivalent architectural status, though unlike the 
Gothic Revival church, in the Classical tradition. It is a large building placed in spacious grounds 
with a central pediment supported on Ionic columns and having flanking verandahs terminated by 
rusticated wing walls. The Sacred Heart Cathedral (1884) complex on Grey Street includes one of 
the City's finest Italian Renaissance churches. These streets, which speak so eloquently of the past 
century, are by no means unique on the hill, Grey Street, .Acland Street and Princes Street being 
highly comparable. 

As the elevation drops, so too does the great age and aesthetic quality of the building stock. In Clyde 
Street, there are examples of the ubiquitous single storeyed late Victorian terrace, such as "Wawn 
Terrace", 34-46 and 53-57. There are similar buildings in Jackson Street. Evidence, though, of the 
Area's capacity to retain its prestigious position on Melbourne's social scale is given by the Federation 
period houses and later apartments. The house at no.27 Gumer Street is a remarkable essay in the 
Arts and Crafts tradition, as are other houses in the same street. On Eildon Road, there are some 
exemplary inter war apartments and villas including nos.7-9 in the English Domestic Revival mode, 
no. 11 (Mediterranean), no 28 (Spanish Mission), and no. 39 (French Provincial?) whilst "Biltmore" 
at no.36 may well be earlier. 

The south-east corner of the Area has the "National" theatre as a focus at the Carlisle Street Barkly 
Street intersection. It has a massive opulent façade suggestive of the Beaux Arts School. Further'  
north, Grey and Inkerman Streets intersect at the Barkly Street shops. They are overlooked by large 
inter war apartment blocks bearing such evocative names as "The Atlantic" (no.101) and "The Pacific" 
(no. 103). Today, Barkly Street as a residential location has been compromised by the heavy traffic 
which it carries, but the hostility of the other perimeter thoroughfares — Fitzroy Street, The Esplanade 
and Carlisle Street — is softened by Melbourne's somewhat eccentric electric tramways. 

History: The development of St. Kilda during the 1840's and 50's has its origins in the attraction 
which the place projected as a residential location by the sea and after the 1850's as a well connected 
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residential area, served by a suburban railway from 1857 and with Yan Yean water from 1860. Lewis 
notes'" that being outside the influence of the Melbourne Building Act (1850), St. Kilda attracted its 
share of cheap pre-fabricated iron and timber cottages along with the prestigious villas that have 
stood the test of time. They have been almost completely swept away by apartments and replacement 
structures, the surviving house at no.7 Burnett Street offering a rare insight into this forgotten aspect 
of the hill's history. Kearney's Plan of 1855 shows that by this time development was concentrated 
along Acland Street and to the west, along Fitzroy Street, Robe Street and to the south. The sparse 
occupation of Grey Street was no doubt due to the large size of the holdings whilst the west side of 
Barkly Street, Dalgety Street, the triangles north of Princes (then Collegiate) Street and south of 
Fawkner Street and the ground now traversed by Eildon Street were mostly unoccupied. By 1866'" 
circumstances were not remarkably different. The Vardy Plan of 1873 gives an accurate account, 
showing that development in Havelock Street was finally underway and the consolidation of 
development along the principal thoroughfares with the exception of Barkly Street was also well 
advanced. By the time the Melbourne and Metropolitan Board of Works had prepared its drainage 
plans in 1896, little had changed: the Eildon Street area was still vacant and Barkly Street had only 
attracted minimal development. 

It was not until the interwar years that these areas were finally sold off for development. By this 
time, St. Kilda's place in the metropolis as a resort and place of entertainment had been founded on 
a shore footing, confirmed by the electric tramway network. The Victorian Railways' electric "street 
railway" service commenced at the railway station from 1906 and climbed up the Grey Street hill on 
its way to the "Village Belle" and points south. The Prahran and Malvern Tramways Trust even ran 
its own café on the site of today's MacDonalds store at the terminus of the circuitous cross suburban 
route from Kew/Cotham Road. Luna Park had been an attraction since 1912 and the Palais Theatre 
from 1927. Apartment blocks, guest houses and private hotels were built in response to the demand 
for accommodation. The St. Kilda Council continued its program of foreshore improvements. 

The development impetus has been sustained on the hill and especially on its seaward side in recent 
years. Today, the historic attraction of the sea and the elevated prospect offered by the St. Kilda Hill 
continue to attract the property investor's dollars and a cross section of society more diverse than is 
found in the surrounding inland suburbs. 

Thematic Context: Building settlements, towns and cities: 

Planning urban settlement 

Making suburbs 

Learning to live with property booms and busts 

Statement of Significance: The St. Kilda Hill area encompasses the Port Phillip Bay shoreline and 
is further defined by Fitzroy Street, Barkly Street and Carlisle Street. It has historical importance 
(Criterion A) as a seaside resort for the metropolis and location for marine villas since the 

Dr.M., "An Historical Introduction" in St Kilda Conservation Study Area One Final Report 9/82, pp.34-
35. 
125  Commander H.L. Cox R.N., Surveyor, Plan of Hobson Bay and River Yarra: 1866, SLV. 
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commencement of settlement during the 1840's. This importance is demonstrated primarily by the 
privately owned building stock of houses, hotels and apartments but also by places of entertainment 
and other recreational facilities. Government and to a lesser extent privately funded infrastructure 
such as transport facilities, schools and churches also make a crucial contribution to the interpretation 
of life on St. Kilda Hill at various times in its history. The long history of the place has combined with 
its role as a resort to impart a diverse architectural character to the area that reflects its socio-
economic profile and is highly valued by the community (Criterion G). Today, the Hill offers valuable 
insights into the housing styles of the rich from the 1840's onwards, retaining important examples of 
architectural styles from each period in its history (Criterion C). It also includes unusual street 
layouts, with Alfred Square and Church Square demonstrating past planning practices. 

Recommendations: Recommended for inclusion in the Schedule to the Heritage Overlay Table 
in the Port Phillip Planning Scheme 

Assessment: Andrew Ward, June, 1998. 
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APPENDIX B DESCRIPTIONS OF BUILDINGS AND CONSTRUCTION 
OVERVIEW 

Phases of Construction & Alteration 

The following is a summary of the basic stages of construction of the Esplanade Hotel taken 

from Analysis of Significance )  . 

1877-78 	Construction of a row of three-storey terrace houses for James Orkney 
commenced in 1877, however during construction the plans were altered and 
the partly built structure was completed as a hotel. 

After works were completed in 1878, the Esplanade Hotel comprised the 
three-storey front wing, along the Esplanade frontage, with two double-storey 
wings [north and south wings] located at the rear. Servants' quarters, 
lavatories and a laundry block were located behind the south wing. The 
stables were located further beyond the laundry block to the east. 

1910-13 	In this period a second storey was added to the single storey section of the 
north wing above the dining room and alterations were made to the dining 
room. The adjacent south verandah was also removed. Access to the 
basement refreshment bar was provided directly from the street. 

New single-storey 'motor' stables were also constructed close to the rear of 
the north block, along Pollington Street, to house motor vehicles. 

1920-21 	During this period the first major alterations were made to the hotel. The work 
included the remodelling of the facade and the refurbishment of ground and 
basement floor spaces, with the front of the building being pushed out to the 
street boundary along the Esplanade. 

A second storey was added to the 'motor' stables building. The original 
stable building was demolished to make way for the new hotel ballroom. 

1927 	The ballroom was partially destroyed by fire. 

1929 	The Cairo Flats (later Baymor Court Flats) were built on the site previously 
occupied by the hotel ballroom. 

1937 	The site underwent further internal alteration focussed on the 
ground/basement bar area in the north-west corner of the hotel. 
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1955-68 	The beer garden was constructed in this period, and some changes were 

made to the main bar. Minor alterations were carried out on upper floor. 

In 1968 the bars at ground floor and basement levels were refurbished. The 

bottle shop was also constructed during this phase. 

1975 	The bottle shop was extended with the addition of a new liquor store. 

c1980s 	Minor changes were made to the hotel during the 1980s, with the most 

notable being the installation of air-conditioning and heating services to the 

ground floor spaces. 

Esplanade Hotel 

Exterior 

The original three-storey, painted rendered brick front wing, is set on a high, coursed bluestone 

plinth. The principal facade and return to Pollington Street are the more elaborately detailed 

adopting the conventional mouldings and hierarchy of ornament found on similar buildings of the 

period. At ground level a stylised Doric ornament is adopted around flat-headed window 

openings, while on the first floor semicircular openings flanked with Corinthian capped pilasters 

are used. On the top level a segmental arched head is provided to the window openings with 

full moulded architraves. The windows are generally paired in rows and regular moulded string 

courses delineate the floors with the strong eaves line providing horizontal balance to the 

facade. 

While the three-storey section of the return façade to Pollington Street maintains the relatively 

elaborate ornament of the Esplanade façade, the southern return is far less elaborate and 

largely stripped of mouldings or ornament. The external facades to the north and south wings 

are similarly less elaborate, with the south façade presenting in an entirely utilitarian manner 

and the north with a slightly greater level of detail, as appropriately used for an exposed street 

frontage. 

The roof is a hipped slate roof with a generous bracketed eave and punctuated by eight 

rendered brick chimneys grouped in pairs, with moulded cornices. Originally, the roofs over the 
bays had elaborate cast or wrought-iron finials, but these have now been removed, as have the 

paired flag poles. 

Alterations 

During the first decades of the twentieth century both of the north and south wings were 

extended and altered and the main section of the building extended to the street frontage. The 

rear additions continued the basic form of the wings, either in exposed brickwork or painted 

render. Along Pollington Street a skillion roof form with a parapet to the street was used, while 

on the south wing the hip roof form was extended. 

The most significant changes, however, were those made to the front facade during the 1920-21 

works. The front of the hotel was broken-out at ground and basement level, to provided 

additional space and extended out to the street. 

Port Phillip Planning Scheme - Amendment C25 	B-2 	 Allom Lovell & Associates 



Vi
c t

or
ia

  S
tr

e
et

  

former stable!: 
*1910-11 

[single Corny) 

nineteenth century 
out —buildings 

now demolished 
t °tenor tiali foam 
[shown ci0ttea) 

Poltington Street 

c1920s 
additions 

onto 
stables 
building 

[incl upper 
storey) 

P
of

lin
g  

to
n  

St
re

et
  

The Esplanade 

NEN 1877-78 notes Constructed 

1910-13 Phose of Works 

1920s 	Phase at Works 

1950-60s Phoae of Wotk% 

KEY: PRINCIPAL DEVELOPMENT PHASES 
Settle 1:500 

Esplanade Hotel, principal development phases 

Allom Lovell & Associates 	 B-3 	Port Phillip Planning Scheme - Amendment C25 



The style adopted for the new work was in 

dramatic contrast to the existing building and while adopting some broadly classical cues 

appears largely to have consciously ignored the formality of the existing building. The additions 

were built in brick which was rendered and coursing ruled in to align with the bluestone 

coursing. 

Interior 

The original planning of the hotel was reflective of domestic planning models, particularly at 

ground floor level, which was the result of adaptation from what was initially intended as 

row/terrace houses. The upper levels are more reflective of hotel models. 

The ground floor predominantly functioned as a reception, guest lounge, and several guest 

rooms, with dining and refreshments offered within the north wing. The rear south wing 

generally functioned as the service area for the hotel. Small lounges and guest toilets were 

provided at the front (west) of the wing and the kitchen facilities and staff quarters were located 

toward the rear. The ground level of the north wing contained guest dining and recreation 

spaces in the western portion and service and staff rooms to the rear. On both the first and 

second floors guest bedrooms and bathrooms were located with the larger rooms across the 

Esplanade frontage and the smaller rooms to the rear. 

Other than on the ground floor, the planning and construction of the interiors was typical of the 

period in which the hotel was built and to a large degree the basic form and layout of the rooms 

survives intact today. The front rooms include more elaborate decoration and ornament, with 

cornices, ceiling roses and the like while the rear rooms are more simply treated with square set 

ceilings and more modest fireplaces and joinery details. Where alterations and additions have 

occurred the basic hierarchy of detailing has been maintained, although the details reflect the 

changing tastes of the particular period. 

At ground level the existing planning and building fabric largely reflects the alterations of the first 

decades of the twentieth century, with little evidence of the nineteenth century building left 

visible. Some remnant ceilings survive above later layers but the principal spaces are 

predominantly as altered in 1910-13 or 1920-21. These have in turn been variously covered 

with later layers but in most cases the later layering is reasonably superficial. 

Former 'Motor' Stables 

The former `motor' stables is a simple double storey, red brick building with a skillion roof clad 

with corrugated sheet roofing concealed behind the parapeted walls along the Pollington Street 

frontage. The building which was once the original single storey `motor' stables built in 1910-11, 

was extended during the 1920-21 period for use as Carlyon's Taxi Service Depot at ground floor 

level, with the floor over used as a men's dormitory. 

Few changes have been made to the building, which is currently being used as studio 

apartments, since the 1920-21 phase of works. Exterior changes have been limited to the 

blocking-in of several windows along the north and south elevations. The fire stair once 

provided on the south wall of the wing, has been removed. The original 1910-11 exterior walls 

along Pollington Street remain. 

At ground level the building is divided into two wings by an entranceway, which allows entry 

from Pollington Street to the rear of the site. The section east of the entranceway comprises six 
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rooms; three each side of a central corridor. The section to the west comprises three main 
rooms, a kitchen, and has bathrooms and toilets at each end. Stairs located at the west end of 
the wing provided access to the upper floor. Little change is evident apart from the recently 
introduced joinery. 

The first floor comprises eight rooms to either side of the central corridor, with a bathroom and 
water closet located at the west end of the floor adjacent to the north wing. Few changes have 
been made to the interiors on this level. As with the ground floor the most significant change 
has been the replacement of some original joinery with joinery dating from recent times. 

The building is largely reflective of the 1920s phase of works. 

The Beer Garden 

The Beer Garden, or 'Bier Garten' as it was referred to at the time, was constructed in 1952. It 
originally comprised a single open space opening out from the south side of the hotel and was 
enclosed by a timber fence with glazed upper panels on three sides. Toilets for both sexes, a 
coffee, a sweets servery, and a barbeque were also provided. 

The beer garden was reduced in size to allow for the construction of the bottle shop in 1975, and 
today is a non-descript open space with no significant early fabric evident. The original fence on 
the south boundary, along the Victoria Street frontage, has been replaced by a fence made of 
cement bricks. 

The Bottle Shop and Liquor Store 

The Bottle Shop, which was built in 1968, was constructed on the south side of the hotel, 
fronting the Esplanade. It has a simple rectangular plan, and is a single-storey painted brick 
and steel structure with a skillion roof clad in sheet roofing. A large steel-framed and steel sheet 
clad canopy extends beyond the front of the bottle shop. The bottle shop comprises the front 
counter/cashier, and two stores each side of the cool room. 

The Liquor Store was built onto the east side of the bottle shop in 1975. The store is built in 
much the same manner as the bottle shop and comprises one large storage space and a small 
block of toilets. 

Baymor Court Flats [former Cairo Flats] 

Baymor Court is located on the corner of Victoria and Pollington Streets, to the south-east of the 
Esplanade Hotel. The double-storey, textured rendered brick Spanish Mission style building, 
which was constructed in 1929, features many elements associated with this style including the 
central cortile [internal court-yard], pantile roof, and cantilevered balconies projecting over the 
street frontage. The building comprises seven flats or apartments on each floor, with access 
through a single, principal entrance hall off Victoria Street. 

The flats to the east are accessed via a covered way or verandah and those to the west by way 
of an internal corridor. Along the Pollington Street frontage there are paired garages set on 
either side of the central entry gate to the courtyard, which was built within the original walls of 
the former hotel ballroom. The original single-storey laundry block, located in the north-west 
corner of the site (adjacent to the rear of garage 1) remains. The simple timber structure with a 
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corrugated steel clad skillion roof, is in a neglected state. The original outer walls of the former 

ballroom, with remnant antefixa, are clearly visible on the north and east sides of the courtyard. 

The interiors of the building have not been surveyed recently. The 1998 report notes that 

internally the detailing is typical of the period, having three panelled doors with glazed top 

panels, splayed timber skirtings, exposed brick fireplaces with timber mantles shelves, plain 

plastered walls with a picture rail, and strapped sheet plaster ceilings. 

Few internal alterations have been made to the flats, with the most substantial being the 
conjoining of two west wing apartments to form a single unit. The original gateway located 
along the Pollington Street frontage has been removed and the adjacent walling broken out to 
allow occupants access to the courtyard for use as off street parking. The original waste 
enclosure has also been removed. The flats remain substantially intact, and are reflective of the 
late 1920s. 
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