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View of the proposed crossing location 
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AMENDMENT C282– THE AVENUE PRECINCT EXTENSION AND THREE INDIVIDUAL PLACES   
 
RESPONSE TO SUBMISSIONS 
 
Themes:  
 

 General Support   

 Heritage Significance/Gradings/ Citation   

 

THEME SUMMARY OF MAIN ISSUES RAISED OBJECTION

/SUPPORT 

COMMENT/ DISCUSSION RECOMMENDAT

ION 

Submission 1A & 1B: 31-33 The Avenue, Windsor    

Heritage 

Significance  

1A:  

 

The property has always, in the past, been 

described as “insignificant” from a heritage and 

cultural point of view and we will be making 

further submissions when we are notified by 

your department for the public exhibition in 

November 2018. 

 

 

 

1B: 

 

1. An extension of the Precinct as proposed 

will lack the necessary cohesiveness given 

there is a mid-century block of flats and 

more modern townhouses immediately on 

the northern side of our client’s property, 

between it and the Victorian era buildings 

further to the north. These intervening, 

non-period buildings make the precinct 

disjointed and not readily readable as an 

intact heritage precinct. 

 1A: 
Comments from Council Officer:  

 
The City of Prahran Character and Conservation Review 1993 
notes that 31-33 The Avenue belongs to a precinct, identified for 
future investigation. 
 
Assessment undertaken by Bryce Raworth determined that the 

single storey Victorian villas at 31-33 The Avenue were significant 

to the precinct. 

 

 

1B: 

Comments from Council Officer:  

 

1. Bryce Raworth comments on the largely intact nature of the 
collection of late Victorian buildings within the Avenue 
Precinct in his memorandum of advice. He states that: 

Although the larger precinct would include some double- 

storey apartment blocks and townhouses – and would 

consequently not have the level of integrity and architectural 

distinction of the existing, more limited precinct – it would 

encompass both sides of the street and would be readily 

No change 

required. 
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legible as a precinct of predominantly Victorian development 
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2. Further, buildings on our client’s site have 
been significantly altered, with newer 
additions joining the two buildings at the 
middle and rear, detracting from the  
heritage significance and consistency of 
the buildings when compared to the other 
Victorian era buildings that are affected by 
HO148. 
 
 

3. The Moonee Valley panel supported the 

comments in the Advisory Committee’s 

report on Review of Heritage Provisions in 

Planning Schemes, 2007 concerning the 

criteria to be applied, noting that this 

provides some clarity around the definition 

of a precinct: 

Criteria for the definition of precincts 

should take into account: 

- the geographic distribution of the 

important elements of the place, 

including buildings and works, 

vegetation, open spaces and the 

broader landscape setting 

- whether the place illustrates historic 

themes or a particular period or type of 

development 

- whether it is a defined part of the 

municipality recognised by the 

community 

- whether non‐built elements such as 

  
2. Comments from Bryce Raworth Pty Ltd:  

We have inspected the buildings at 31 and 33 The Avenue 
once again, and have reviewed the submission as well as the 
2018 citation for the extension to The Avenue precinct. 

Although the Victorian villas at 31 and 33 The Avenue have 
been adapted for use as medical consulting rooms – and have 
been linked to one another by a modern single-storey addition 
that is visible from the street – the two buildings remain readily 
legible to their Victorian form and contribute to the proposed 
The Avenue heritage precinct in terms of their period, form, 
scale and character. 

We believe they are of sufficient integrity and significance to 
warrant inclusion within the proposed extension to HO148. 

3. Comments from Bryce Raworth Pty Ltd:  

The memorandum by Bryce Raworth provides the Strategic 
justification for applying the Heritage Overlay to the area. 

Since the introduction of the first municipal heritage 
conservation studies in the 1970s, there have been numerous 
attempts to define an appropriate means of categorising sites 
of significance in terms of levels of significance. Nonetheless, 
it is clear that a broad range of factors can contribute to 
making a place significant. In accordance with the 
recommendations of the Review of Heritage Provisions in 
Planning Schemes Advisory Committee Consultation Paper 
(March 2007), the following factors should be considered 
when determining whether a precinct meets the threshold of 
significance for inclusion in the Heritage Overlay: 

 rarity in the local context 
 degree of intactness 
 aesthetic value 
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the subdivision pattern contribute to its 

significance 

With regard to the proportion of 

significant (or significant and 

contributory) buildings that is desirable 

within precincts, we consider that the 

stress on built fabric inherent in this 

question is misleading. Precincts need 

to be coherent, thematically and/or in 

terms of design and need to be 

justifiable in relation to protection of 

significant components. It is neither 

possible nor desirable to set hard and 

fast rules about percentages. (p.54)  

The Moonee Valley Panel noted further, at 

p.25, that: 

In addition to these useful tests, an 

element of “ground truthing” is required. 

The Panel concurs with Mr Raworth in 

that a key test for the credibility of a 

precinct is whether the layperson is able 

to recognise a particular precinct, that 

is, that the collection of buildings, its 

subdivision pattern and elements within 

the public realm provide a distinct 

feeling that the place is different to its 

surroundings. It is critical that the 

precinct’s ‘feel’ relates directly back to a 

clearly defined Statement of 

Significance and the historical theme 

that underpins it. This essentially goes 

to the question of integrity. 

 ability to demonstrate historic themes and 
patterns of development as documented in 
the Thematic and Environmental History 

 

 The Advisory Committee Report went on to define heritage 

precincts as being areas which: 

 contain buildings that derive considerable 
cultural significance from their context and/or 
relationship with others in the area; 

 have largely intact or visually cohesive 
streetscapes, creating precincts of historic 
and/or architectural integrity;  

 contain a large number of substantially intact 
buildings;  

 contain buildings that contribute to the historic 
or architectural significance of the area as a 
whole; 

 may contain historically or botanically 
contributory gardens, reserves and 
specimens. 

This process is essentially a comparative one within the local 
area. There are, however, no definitive guidelines governing 
what constitutes a precinct. Nor is there an established 
minimum percentage of contributory places required to 
warrant a heritage control. That said, it is fair to say that a 
heritage precinct should be coherent, stylistically and 
thematically legible, largely intact, and contain a high 
proportion of contributory fabric. 

We believe that the extension to The Avenue precinct 

contains an appropriately high proportion of contributory 

buildings, even in its extended state. The area of the 

proposed extension demonstrates one of the existing 

precinct’s key periods of developments. The dwellings in the 

recommended precinct extension – including the Victorian 
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And went to note, at 26, that: 

Overall, a key question for the Panel to 

consider in relation to the proposed new 

precincts is, while the exact reason the 

place is important does not have to be 

readily apparent, the layperson should 

be able to sense that they are in a 

precinct, which relates back to the 

cohesiveness of the grouping, integrity 

of buildings and identifiable precinct 

boundaries.  

 

villas at 31 and 33 The Avenue – share many of the attributes 

listed in the existing statement of significance for HO148, 

including the generally uniform front and side setbacks, the 

largely consistent scale of built form, pitched roofs, and 

palette of materials. 

Although, as noted earlier, the larger The Avenue precinct 

would include some double storey apartment blocks and 

townhouses – and would consequently not have the level of 

integrity and architectural distinction of the existing, more 

limited precinct – it would encompass both sides of the street 

and would be readily legible as a precinct of predominantly 

Victorian development. In reality, the proportion of non-

contributory infill introduced as a result of the precinct 

extension would remain comparatively low, even including the 

double storey buildings at 35 and 37 The Avenue. 

 Despite that fact there is some double storey non-contributory 

infill development between the Victorian villas at 31 and 33 

The Avenue and the balance of the proposed precinct 

extension to the north, it is the sharp transition to larger four-

storey built form at 29, 27A and 27 The Avenue (on the 

western side of the street), and The Avenue hospital at 40 

The Avenue (on the eastern side), that demarcates the 

streetscape and creates a readily legible southern boundary 

to the proposed The Avenue heritage overlay precinct. 
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 4. The current HO148 precinct (42-56 The 

Avenue, Windsor) contains mostly 

unaltered late Victorian and Federation 

example buildings. On the western side of 

The Avenue, the buildings at 39-45 

present as largely unaltered late Victorian 

dwellings. On one view, it might plausibly 

argued that the extension of HO148 to the 

properties at 39 - 45 would make sense. 

However, by including the properties at 31-

33, 35 and 37 The Avenue, and the 

buildings at 47 and 49 The Avenue (also 

not Victorian/Federation buildings) the 

precinct would lack the level of consistency 

in theme, legibility and integrity and 

architectural distinction of the current 

precinct, particularly given the intervening 

non-period buildings at 35, 37, 47 and 49 

The Avenue make no contribution and the 

alterations made to the buildings at 31-33 

The Avenue detract from its importance. In 

these circumstances, it is submitted that 

that the extension of HO148 as proposed 

would not be a readily legible and cohesive 

heritage precinct and would not meet the 

criteria identified above. 

 

 

 4. Comments from Bryce Raworth Pty Ltd:  

With the exception of the heavily altered Victorian villa at 47 
The Avenue and the non-contributory elements within the 
streetscape, most of the Victorian and Federation buildings 
are largely intact to their original form, and contribute to the 
significance of the late nineteenth century precinct. On this 
basis, we believe that the western section of The Avenue from 
31 to 53 (odd numbers) is of sufficient historical and aesthetic 
significance to warrant inclusion within HO148.  

Final Recommendations from Bryce Raworth Pty Ltd: 

Having regard for the above, we maintain that the buildings at 
31-33 The Avenue are significant elements within the broader 
proposed The Avenue heritage overlay precinct. The two 
buildings share many of the attributes listed in the existing 
statement of significance for HO148, including the generally 
uniform front and side setbacks, the largely consistent scale of 
built form, pitched roofs, and palette of materials. 
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Submission 2: 44 Murphy Street, South Yarra  
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General 

Support  

 

Heritage 

Significance 

1. The property is clearly ‘significant’. I also 
note that there are no controls 
recommended for internal alteration, tree, 
fence or outbuildings. OK. Distinguished 
Melbourne architect Robert Bell Hamilton’s 
brick front fence and bay seating at the 
front of the premises must also be included 
on the control. The actual entrance gates 
are newer additions and are beyond 
control 
 

2. You may receive some opposition that 
must be negotiated between your panel of 
experts and owners who may not wish to 
have this heritage proposal applied. 

 
3. A decrease in property values is often put 

forward, but this is a nonsense proposition 
and has no bearing as the passing of 
generations and time has clearly 
evidenced. It also has no bearing on 
heritage controls and the significance 
behind amendments for heritage 
protection. 

 
4. I again submit my heritage 

recommendations in the attached research 
report that I compiled last year, when the 
proposal was first documented and 
disseminated to owners. (Please see 
attached report) 
 

Support  1. Comments from Bryce Raworth Pty Ltd:  

The citation already makes reference to the brick walls at the 

driveway entrance with integrated seating being an original 

element. The citation also includes the modern driveway 

gates in the list of later additions of no significance. The 

statement of significance could nonetheless be amended to 

include the brick walls and integrated seating at the driveway 

entrance as elements that contribute to the significance of the 

place.   

 

No internal controls proposed. Internal alteration controls 

typically only apply to interiors of particular note and 

significance. The threshold of integrity and significance is 

high, and very few buildings within Stonnington warrant such 

a control. The decision not to recommend internal alteration 

controls is consistent with Planning Practice Note 1: Applying 

the Heritage Overlay (August 2018):  

Internal alteration controls over specified buildings can be 
applied in the schedule by including a ‘yes’ in the Internal 
Alteration Controls Apply? column. This provision should be 
applied sparingly and on a selective basis to special interiors 
of high significance.  

 

2. Noted. 

 
3. Comments from Bryce Raworth Pty Ltd:  

 
There have been a range of Australian studies that have 
sought to quantify the value of heritage places. Quantification 
studies (i.e. those studies looking beyond social impacts) 
have generally sought to identify the degree to which heritage 
values contribute to the price of residential properties, and 
whether or not listing such properties (i.e. seeking to ensure 
the maintenance of the heritage characteristics) affects 
property values. 

On the whole – and rebutting the common perception 

perpetuated by the media – the residential and commercial 

studies have demonstrated that property values have not 

been negatively affected by heritage listing (i.e. the impact 

Citation to be 

amended to 

recognise brick 

front fence and 

bay seating as 

significant 

elements.  

No internal 

controls 

proposed. 
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 5. You will see that I also recommend that 
the stained glass windows are treated as a 
part of the heritage control due to their 
rarity and significance and must never be 
wilfully removed. The interior common 
property entrance areas of the apartments 
and stairwells also need protection as 
these areas retain the character of the 
entire Tudor Village structure, built by 
Hamilton in 1933 and also include 
significant, bricking, metal work and 
stained glass windows. 

 
Photos and report are attached.   
 

 5. Comments from Bryce Raworth Pty Ltd:  

It is not practicable to list all of the elements of the building 

which might be original and significant. The citation adopts a 

standard format which identifies original materials and details 

as significance.  Amending the citation to provide a more 

comprehensive list of all elements of significance creates a 

risk that any original items not on that list may be considered 

not significant.  With respect to the interior common areas, 

refer comments above regarding internal alteration controls.  

 

 

Final Recommendations from Bryce Raworth Pty Ltd: 

Make minor amendments to the citation to include the brick 
walls and integrated seating at the driveway entrance in the 
list of elements the contribute to the significance of the place.  
The description can be amended to make reference to the 
metal work and stained glass as mentioned in the submitter’s 
report.  
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Submission 3: 47-47A The Avenue, Windsor  

Heritage 

Significance 

We request that the property at 47-47A The 
Avenue, Windsor be removed from the 
heritage Overlay for the following reasons.  
 
1. The external and internal Victorian 

features of the houses at 47 and 47A The 
Avenue were modified/altered at least 55 
years ago to the then-modern look to such 
an extent that no Victorian features have 
been left whatsoever, neither externally 
nor internally. 
 

Photos are attached.  
 

Objection Comments from Bryce Raworth Pty Ltd:  

We have inspected the site at 47 and 47A The Avenue once 
again, and have reviewed the submission relating to this building 
as well as the 2018 citation for the extension to The Avenue 
precinct. 

1. It is acknowledged that the Victorian villa at 47 The Avenue 
has undergone numerous unsympathetic alterations over the 
years and has been denuded of much of its Victorian 
detailing. For example, the original verandah has been 
removed and replaced with a small porch, the original front 
windows have been removed and the openings enlarged, and 
the original roof cladding replaced with roofing tiles. In 
addition, the facade has been rendered, and two of the three 
chimneys have been altered: only the chimney deepest within 
the site retains its Victorian detailing. The building was 
identified as being a ‘contributory’ heritage place in the 2018 
citation – the equivalent of a C grading – on account of the 
unsympathetic alterations to its front facade (it should be 
noted that internal alterations have no bearing on whether a 
dwelling is considered to be contributory to its streetscape 
unless these are expressed externally). However, upon 
reconsideration, the order of change is such that the building’s 
contributory status is marginal, and it may be better 
considered a non-contributory element within the streetscape. 

Nonetheless, non-contributory dwellings are typically included 
within the extent of heritage overlay areas because future 
development of these sites has the potential to undermine the 
significance of the broader heritage overlay area. In general, 
demolition of a non-contributory dwelling is not an issue 
subject to an appropriate replacement design. Council’s 
heritage policy at set out at Clause 22.04 of the Stonnington 
Planning Scheme  

47-47A The 
Avenue, 
Windsor, should 
be identified as a 
non-contributory 
element within 
the broader 
extended The 
Avenue heritage 
overlay precinct, 
HO148. 
 



ITEM 6 ATTACHMENT 3 ATTACHMENT 3 - TABLE OF SUBMISSIONS 

 

 

Page 29 

 

  

2. A series of properties on the western side 

of the Avenue have been vastly modified 

or re-developed quite a number of years 

ago to be regarded as heritage buildings. 

  

 
3. If the property is not removed from the 

heritage List, it will bring about enormous 

problems to us. 

 

 encourages infill development that is compatible in scale, 
siting, massing, design, form and materials with the character 
of the broader heritage place or precinct 

2. With the exception of the heavily altered Victorian villa at 47 
The Avenue and the non-contributory elements within the 
streetscape, most of the Victorian and Federation buildings 
are largely intact to their original form, and contribute to the 
significance of the late nineteenth century precinct. On this 
basis, we believe that the western section of The Avenue from 
31 to 53 (odd numbers) is of sufficient historical and aesthetic 
significance to warrant inclusion within HO148.  

The western side of The Avenue from 31 to 53 (odd numbers) 
is of sufficient historical and aesthetic significance to warrant 
inclusion within HO148. 

 

3. Comments from Council Officer:  

 

The Heritage Overlay is one component for regulating land 

use and development via the Planning Scheme, which is a 

long established and accepted practice in Victoria. The 

Heritage Overlay, in most circumstances, does not prevent 

redevelopment, restoration and sympathetic additions and 

may not have significant impact to owners. 

 

Comments from Bryce Raworth Pty Ltd: 

Heritage controls aim to help prevent inappropriate 

development in heritage places.  They are concerned with 

preserving heritage and ensuring that future development is 

appropriately sympathetic to the qualities of the heritage 

place. It is generally understood and accepted at all levels of 

Government that there is value in protecting heritage places. 

Under the Planning and Environment Act (1987), it is 

incumbent upon the various authorities ‘to conserve and 

enhance those buildings, areas and other places which are of 

scientific, aesthetic architectural or historic interest, or 

otherwise of special cultural value.’ Under current state policy, 

responsible authorities such as the City of Stonnington are 

obliged to identify, conserve and protect places of cultural 

value from inappropriate development.  
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Submission 4: Department of Transport   

General 

Support  

DoT has no objection to the proposed.  Support  Noted No change 

required.  
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Images 
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Item 7 

Attachment 2 Attachment 2 - Bowen Street tree 
planting options included in resident 
survey 
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Item 8 

Attachment 1 Attachment 1 - Naming Summary  
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Attachment 2 Attachment 2 - Cato Naming Criteria  
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Item 9 

Attachment 1 Toorak Park Feasibility Review - 
Relocation of the German Shepherd 
Dog Club 
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