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If approved by the Minister for Planning a formal change will be made to the planning scheme.  Notice of approval of the Amendment will be 
published in the Government Gazette. [section 37 of the PE Act] 
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Overview 

Amendment summary  

The Amendment Stonnington Planning Scheme Amendment C304ston 

Common name Armadale, Glen Iris, Prahran and South Yarra heritage 

Brief description Applies the Heritage Overlay to one heritage precinct, four precinct 
extensions and three individual places across the municipality 

Subject land Land in Armadale, Glen Iris, Prahran and South Yarra identified in Table 1 

Planning Authority City of Stonnington 

Authorisation 24 July 2020, subject to: 

- justifying why South Yarra Station is of individual significance rather 
than being contributory to the precinct 

- Council formally endorsing the supporting heritage documents 

Exhibition 29 October to 9 December 2020 

Submissions 55 submissions were received, as shown in Appendix A 

 

Panel process  

The Panel Con Tsotsoros (Chair), Peter Boyle 

Directions Hearing By video conference on 19 April and 9 August 2021 

Panel Hearing By video conference on 6, 7 and 8 September 2021 

Site inspections Unaccompanied, 6 August and 5 November 2021 

Parties to the Hearing - Stonnington City Council represented by Peter O’Farrell of Counsel, 
instructed by Simone Jackson of Marcus Lane Group, called expert 
evidence on heritage from Anita Brady of AB Heritage 

- 18 Spring Pty Ltd represented by Nick Crawford of Counsel, called 
expert evidence on heritage from John Statham of Lovell Chen 

- Airlie’s Women’s Clinic represented by James Livingston of JLP 
Planning, called expert evidence on heritage from John Briggs of John 
Briggs Architects Pty Ltd 

- Mulberry’s Australia Pty Ltd (written submission) 

- Sass Development (Aust) Pty Ltd represented by Rory O'Connor of Hall 
& Wilcox, called expert evidence on heritage from Katherine White of 
Lovell Chen 

- Sohe Holdings Pty Ltd represented by Rob McKendrick of Planning and 
Property Partners 

Citation Stonnington PSA C304ston [2021] PPV 

Date of this report 30 November 2021 
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Executive summary 
Future Stonnington and the Stonnington Heritage Strategy each seek to identify, protect and 
enhance local built heritage.  City of Stonnington (Council) engaged six heritage consultants to 
investigate candidate heritage places and precincts.  Their work collectively is referred to as the 
Heritage Study. 

Stonnington Planning Scheme Amendment C304ston (the Amendment) seeks to implement 
recommendations from the Heritage Study by applying the Heritage Overlay to one heritage 
precinct, four precinct extensions and three individual places in Armadale, Glen Iris, Prahran and 
South Yarra. 

The Amendment was exhibited from 29 October to 9 December 2020 and received 55 
submissions.  General issues raised in submissions include building condition, development 
opportunity, impact on building alterations and maintenance, property value, financial 
implications, Heritage Overlay curtilage and non-contributory properties in a heritage precinct. 

There were submissions which objected to: 

• applying the Heritage Overlay to properties in six of the proposed new or extended 
heritage precincts, 151 Finch Street, Glen Iris and 546 Orrong Road, Armadale 

• the heritage category proposed for their property. 

The Panel reviewed a large volume of information including all submissions and evidence, 
regardless of whether they are specifically mentioned in the report, to reach its conclusions. 

Strategic justification 

Council’s approach and the Heritage Study methodology are consistent with advice set out in 
Planning Practice Note 1.  They form a sound and robust strategic base for supporting the 
Amendment.  The Amendment is consistent with Future Stonnington, Stonnington Heritage 
Strategy and Action Plan 2018-2029 and faithfully translates recommendations in the Heritage 
Study.  It is also consistent with the broad community expectations set out in State and local 
policies, strategies and plans. 

The Amendment: 
• is supported by, and implements, the relevant sections of the Planning Policy Framework 

and Clause 71.02-3 (Integrated decision making) 
• is consistent with the relevant Ministerial Directions and Practice Notes 

• is well founded and strategically justified 

• should proceed subject to addressing the more specific issues raised in submissions as 
discussed in the following chapters. 

General issues 

Building condition is not relevant when assessing the heritage significance of an individual place or 
a precinct but may be relevant during the planning permit process. 

The Heritage Overlay enables an owner to: 
• apply for a planning permit to develop their land, including alterations and demolition 

• maintain their property if it doesn’t change the appearance, without the need for a 
planning permit. 
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Development opportunity, building alterations and maintenance, property value and individual 
private financial implications are not relevant when assessing the heritage significance or whether 
to apply the Heritage Overlay. 

The Heritage Overlay should be applied to the entire extent of properties subject to the 
Amendment, consistent with advice in Planning Practice Note 1. 

Activity Centre Zone Schedule 1 is not an alternative to applying the Heritage Overlay.  Solely 
relying on the zone may result in future development not being properly assessed against relevant 
Heritage Overlay provisions and Clause 22.04 of the Stonnington Planning Scheme. 

A non-contributory property should be generally included in a heritage precinct to ensure that 
future development on that land responds sensitively to heritage fabric on neighbouring 
contributory properties in the precinct.  Exceptions may include a property on the precinct 
boundary where its orientation and location is unlikely to impact surrounding heritage. 

Post-exhibition changes 

Council proposed changes to the Amendment since exhibition. Of these changes, the Panel 
considers: 

• Neighbourhood Character Overlay Schedule 4 and Design and Development Overlay 
Schedule 16 should be removed from 3 and 5 Willis Street and 2-28 Willis Street (even) 
through a separate process to enable notice to affected parties. 

• The exhibited Heritage Overlay should remain on the South Yarra Siding and Lovers Walk 
until Council has investigated the curtilage needed to ensure that any future 
development does not potentially negatively impact surrounding heritage fabric. 

• The Heritage Overlay should not be applied to 1A Yarra Street, South Yarra because the 
heritage fabric has been entirely removed and the property is not needed in the Toorak 
Road Precinct (HO150). 

• The Activity Centre Zone Schedule 1 South Yarra Built Form Requirements Figure should 
be corrected to reflected intended built form provisions for land outside the Heritage 
Overlay. 

All other post-exhibition changes proposed by Council should progress through a separate process. 

Toorak Road Precinct (HO150) 

It is appropriate and justified to: 
• include 1-3 and 9 Toorak Road, South Yarra as non-contributory properties 

• include 33 and 33A Toorak Road, South Yarra as contributory properties 

• include 41 and 43 Toorak Road as contributory properties 

• retain 96-100 Toorak Road, South Yarra as a non-contributory property 

• apply the Heritage Overlay to all of 177 and 185-187 Toorak Road as a contributory 
property. 

The HO150 Statement of Significance should be revised to clarify the address as 177 and 185-187 
Toorak Road and to identify the non-contributory elements on the northern portion of the land, 
including the post-war buildings in the Aesthetic Significance (Criterion E) section. 
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Chapel Street North Precinct (HO642) 

The property at: 

• 268-270 Toorak Road contributes to the Chapel Street North Precinct (HO642) 
significance but should not be identified through the Amendment because it was omitted 
from the exhibited HO642 Statement of Significance 

• 16 Forster Street does not contribute to the Chapel Street North Precinct (HO642) and 
should not be included because any future development would not impact surrounding 
heritage fabric. 

The grades map in the HO642 Statement of Significance should show 268-270 Toorak Road 
without any heritage category and exclude 16 Forster Street. 

It is appropriate and justified to include all of 566 Chapel Street as a contributory property in the 
Chapel Street North Precinct (HO642).  The HO642 Statement of Significance should be amended 
to clarify that Lots 2-7 form part of a modern new building which does not contribute to the 
precinct. 

Airlie Avenue Precinct (HO178) 

The building at 554A High Street, Prahran is not intact, does not contribute to the Airlie Avenue 
Precinct (HO178) and should be recategorised as a non-contributory property. 

Properties at 546-550, 552, 552A-554 and 554A High Street and 96, 98, 100 and 110A Chomley 
Street, Prahran should be excluded from the Airlie Avenue Precinct (HO178) because they cannot 
be readily recognised as forming part of the broader precinct and do not present as a cohesive 
collection of properties. 

The commercial properties at 546-552 High Street, Prahran appear to have a relationship with 
other Victorian and Edwardian commercial properties to their northwest.  Council should consider 
investigating, through a separate process, whether the commercial properties at 546-552 High 
Street, Prahran and those on the north side of High Street, west of Chatsworth Road, are 
candidates for a heritage precinct. 

It is appropriate and justified to include 1A Airlie Avenue, Prahran as a significant property in the 
Airlie Avenue Precinct (HO178).  1A Airlie Avenue, Prahran should be categorised as Significant (B) 
in the grades table of the HO187 Statement of Significance until the Stonnington Planning Scheme 
transitions to the modern heritage categories. 

It is appropriate and justified to include 20 Willis Street, Prahran as a contributory property in the 
Airlie Avenue Precinct (HO178). 

Other heritage precincts 

Palermo Estate Precinct (HO128) 

The property at 30 Palermo Street, South Yarra should be included from the Palermo Estate 
Precinct (HO128) because it is sufficiently intact to contribute to Palermo Estate Precinct (HO128) 
heritage significance.  The HO128 heritage citation should be revised to change the house’s build 
date from 1887 to 1876. 

Chomley Street Precinct (HO386) 

It is appropriate and justified to include 83 Chomley Street, Prahran as a contributory property in 
the Chomley Street Precinct (HO178). 
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Individual heritage places 

151 Finch Street, Glen Iris (HO643) 

There is insufficient information regarding the house’s interior at 151 Finch Street, Glen Iris, to 
justify applying the Heritage Overlay Schedule internal controls.  There is no need for an 
incorporated document to exempt internal works at 151 Finch Street, Glen Iris from a planning 
permit if internal controls are not applied. 

The State processes for considering whether 151 Finch Street, Glen Iris should be included in the 
Victorian Heritage Register should not affect the local process for considering the Heritage Overlay. 

546 Orrong Road, Armadale (HO644) 

The property at 546 Orrong Road, Armadale has sufficient local heritage significance to justify 
applying the Heritage Overlay (HO644). 

Recommendations 

Based on the reasons set out in this Report, the Panel recommends that Stonnington Planning 
Scheme Amendment C304ston be adopted as exhibited subject to the following: 

1. Amend the Heritage Overlay map to: 
a) remove 1A Yarra Street, South Yarra 
b) remove 16 Forster Street, South Yarra 
c) remove 546-550, 552, 552A-554 and 554A High Street and 96, 98, 100 and 110A 

Chomley Street, Prahran. 

2. Amend the Heritage Overlay Schedule to no longer apply internal controls to 151 Finch 
Street, Glen Iris (HO643). 

3. Amend the following Statements of Significance: 
a) HO150 (Toorak Road Precinct), as shown in Appendix D1, to: 

• clarify the significance of the western end of the precinct 

• revise the address ‘177 Toorak Road’ to ‘177 and 185-187 Toorak Road’ in the grades 
table 

• identify the non-contributory elements on the northern portion of 177 and 185-187 
Toorak Road, including the post-war buildings in the Aesthetic Significance (Criterion 
E) section. 

b) HO178 (Airlie Avenue Precinct), as shown in Appendix D2, to delete references to 546-
550, 552, 552A-554 and 554A High Street and 96, 98, 100 and 110A Chomley Street, 
Prahran. 

c) HO642 (Chapel Street North Precinct), as shown in Appendix D3, to: 

• replace the photo with a grades map which shows the precinct boundary consistent 
with the Heritage Overlay map and the Toorak Road properties, 16 Forster Street 
and 566 Chapel Street without a shaded heritage category 

• clarify that Lots 2-7 at 566 Chapel Street do not contribute to the significance of the 
precinct. 

3. Amend the Activity Centre Zone Schedule 1 – South Yarra Built Form Requirements Figure 
to correctly identify built form responses for land outside the Heritage Overlay, as shown 
in Table 2 of this report. 
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Further recommendations 

The Panel informally recommends that Council: 

• revise relevant heritage citations to respond to changes recommended in this report 

• consider investigating, through a separate process, whether the commercial properties at 
546-552 High Street, Prahran and those on the north side of High Street, west of 
Chatsworth Road, are candidates for a heritage precinct. 
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1 Introduction 

1.1 The Amendment 

The Amendment proposes to: 

• apply the Heritage Overlay to land shown in Table 1 

• remove interim provisions HO646, HO647, HO648, HO649, HO650, HO651, HO652 and 
HO653 introduced through Amendment C303ston 

• delete the Neighbourhood Character Overlay and Design and Development Overlay 
Schedule 16 from 15-21 (odd) and 34-38 (even) Packington Place, Prahran 

• revise the Activity Centre Schedule to change the preferred street wall height and setback 
above the street wall requirements of places to be added to the Heritage Overlay 

• incorporate Statements of Significance through the Clause 72.04 Schedule. 

Table 1 Exhibited heritage places and submissions received 

Place/precinct Criteria* HO Ref SC Sub** 

Precincts     

Palermo Estate Precinct (existing) 
Add 2-18A and 28-30 (even) Palermo Street, South Yarra 

A, D, E HO128  1 

Toorak Road Precinct (existing) 
Add 1-63 (odd) Toorak Road; and South Yarra Railway Station 
platforms including platform canopies 

A, E, G HO150  5 

Airlie Avenue Precinct (existing) 
Add 546-574 High Street; 74-100 (even) Chomley Street; and 
1-5 (odd) and 2-28 (even) Willis Street, Prahran 

A, E HO178  2 

Chomley Street Precinct (existing) 
Add 73-95 (even) Chomley Street; and 15-21 (odd) and 34-38 
(even) Packington Place, Prahran 

A, E HO386  1 

Chapel Street North Precinct 
(new from existing precinct and additional properties) 
Include Toorak Road and Chapel Street commercial 
properties previously in HO128; and add 575-593 Chapel 
Street and 250-248 Toorak Road, South Yarra 

A, D HO642  2 

Brocklesby Heritage Precinct (new) 
116-134 (even) Kooyong Road; 1002-1012 (even) Malvern 
Road; and 2B Erskine Street, Armadale 

A, D, E HO640  39 

Lee Terrace Precinct (new from existing precinct) 
Include 6-18 Avoca Street, South Yarra (previously in HO150) 

A, D, E HO641  - 

Individual places     

151 Finch Street, Glen Iris Crossman House (former) E, H HO643  1 

546 Orrong Road, Armadale Residence D HO644  2 

35 Larnook Street, Prahran Residence D HO645  - 

* Model criteria specified in Planning Practice Note 1| ** Number of submissions received 
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1.2 Background 

2006 Council adopted the Stonnington Thematic Environmental History 

2009 Council adopted the updated Stonnington Thematic Environmental History 

2018 Council adopted the Stonnington Heritage Strategy and Action Plan 2018-2029 

2020  

1 June Council resolved to request authorisation for the Amendment 

24 July Department of Environment, Land, Water and Planning (DELWP), under delegation 
from the Minister for Planning, authorised the Amendment with conditions 

6 October DELWP, under delegation from the Minister for Planning, refused interim heritage 
controls on land affected by the Amendment [Amendment C303ston] 

29 October Amendment exhibition commenced 

9 December Amendment exhibition ended 

2021  

1 March Council considered submissions and proposed changes to the Amendment 

19 April Directions Hearing held 

29 April Council requested the Panel adjourned the Hearing scheduled to commence 17 May 
2021 so it could notify occupiers of land affected by the Amendment 

17 May Council provided further notice to occupiers and some landowners 

19 July At its meeting, Council considered the submission received from further notice 

1.3 The Panel’s approach 

Of the 55 submissions received, 39 (or 71 per cent) supported the Amendment – specifically the 
Brocklesby Precinct.  There was no submission received for the Lee Terrace Precinct (HO641) or 35 
Larnook Street, Prahran (HO645).  The Panel has focussed on unresolved issues in the remaining 
submissions. 

The Panel has assessed the Amendment against the principles of net community benefit and 
sustainable development, as set out in Clause 71.02-3 (Integrated decision making) of the 
Stonnington Planning Scheme (Planning Scheme). 

The Panel considered all written submissions made in response to the exhibition of the 
Amendment, observations from site visits, and submissions, evidence and other material 
presented to it during the Hearing.  It has reviewed a large volume of material, and has had to be 
selective in referring to the more relevant or determinative material in the Report.  All submissions 
and materials have been considered by the Panel in reaching its conclusions, regardless of whether 
they are specifically mentioned in the Report. 

This Report deals with the issues under the following headings: 

• Strategic justification 

• General issues 

• Toorak Road Precinct (HO150) 

• Chapel Street North Precinct (HO642) 
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• Airlie Avenue Precinct (HO178) 

• Other heritage precincts 

• Individual heritage places. 

(i) Terminology 

Planning Practice Note 1 uses the term ‘grade’ when referring to whether a property in a heritage 
precinct is significant, contributory or non-contributory.  Council has applied this terminology in its 
documentation, including the Statements of Significance, consistent with advice in the practice 
note. 

A precinct is a single heritage place comprising multiple properties.  Each property is a piece of the 
overall place and is assessed to determine its role and relationship in the precinct.  A property may: 

• be individually significant in a precinct (significant) 

• contribute to the precinct’s significance (contributory) 

• not contribute to the precinct’s significance but be important because future 
development may impact on significant and contributory properties. 

Like the letter grades discouraged by Planning Practice Note 1, referring to these categories as 
grades can mislead people into thinking there is a hierarchy.  This was demonstrated when some 
people at the Hearing referred to ‘downgrading’ rather than ‘recategorising’ certain properties. 

For the purposes of the report, the Panel has referred to: 

• the terms significant, contributory or non-contributory as heritage categories 

• the grades map and table in the Statements of Significance to reflect their exhibited 
terminology. 
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2 Strategic justification 

2.1 Planning context 

The Amendment’s Explanatory Report and Council’s submission identify the following as being 
relevant to the Amendment: 

• Planning objectives at PE Act section 4(1)(d) 

• Planning Scheme policy clauses 15.01-5S, 15.03-1S, 21.06-10 and 22.04 

• Plan Melbourne Outcome 4, Direction 4.4 and Policies 4.4.1 and 4.4.4 

• Heritage Overlay 

• Ministerial Directions 7(5)1 and 11 and Planning Practice Notes 1 and 91. 

Appendix A provides further details. 

2.2 Heritage approach and study methodology 

(i) Future Stonnington 

Future Stonnington incorporates Community Vision 2020 and Council Plan 2021-25.  Community 
Vision 2020 includes a principle seeking to preserve heritage sites.  Council Plan 2021-25 includes 
Objective 1.3 (Pride of place and character) with priorities to: 

• ensure our built, natural and cultural heritage is protected and celebrated 

• reactivate and celebrate private and public heritage buildings. 

(ii) Stonnington Heritage Strategy and Action Plan 

Stonnington Heritage Strategy and Action Plan 2018-2029: 

• sets outs Council’s approach for protecting and enhancing the municipality’s built 
heritage for the next decade 

• includes the following actions: 
1.1 Places of potential significance not currently protected by the Heritage Overlay are 

considered for heritage protection. 
1.2 Continue to identify heritage places across the municipality using the Stonnington 

Thematic Environmental History 2009 as a guide. 

(iii) Heritage Study 

Council engaged heritage consultants to investigate the following heritage places: 

• Bryce Raworth: 546 Orrong Road, Armadale (HO644) and 35 Larnook Street, Prahran 
(HO645) 

• Built Heritage Pty Ltd: 151 Finch Street, Glen Iris (HO643) 

• Context Pty Ltd: Palermo Estate Precinct (HO128) and Toorak Road Area Precinct 
(HO150) 

• Landmark Heritage Pty Ltd: Airlie Avenue Precinct Extension (HO178) and Chomley Street 
Precinct Extension (HO386) 

• Ray Tonkin with GJM Heritage Pty Ltd: Brocklesby Precinct (HO640). 

The Panel refers to the investigations collectively as the Heritage Study. 

 
1 Ministerial Direction (The Form and Content of Planning Schemes pursuant to section 7(5) of the PE Act) 
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2.3 Submissions 

Council submitted the key matters for consideration relate to the Heritage Overlay requirements 
and Planning Practice Note 1.  It explained the practice note: 

• states that Heritage Overlay should apply to places identified in a local heritage study, 
“provided the significance of the place can be shown to justify the application of the 
overlay” 

• describes the threshold for determining ‘local significance’ as “those places that are 
important to a particular community or locality”. 

Council referred to extracts from the Advisory Committee Report on the Review of Heritage 
Provisions in Planning Schemes (August 2007) regarding key matters a Panel should consider when 
assessing the Amendment.  Specifically: 

… is the place of sufficient import that its cultural values should be recognized in the 
planning scheme and taken into account in decision making? 
… 
… the issue for planning purposes is simply whether a place is of sufficient heritage note in 
the local context to warrant planning controls being put in place to ensure that its heritage 
value is taken into account when development proposals are being considered. 

To inform the assessment, the citation prepared for each heritage place: 

• establishes the importance of each place 

• addresses the heritage criteria 

• provides a Statement of Significance. 

There were submissions which supported the Amendment in its exhibited form.  Other 
submissions considered that applying the Heritage Overlay: 

• would restrict urban infill and increased density sought by planning policy 

• was not justified because it did not consider the changed urban context around the 
subject land 

• did not align with community expectations 

• did not integrate with a range of social and economic objectives. 

One submission considered the Heritage Overlay to be unnecessary for 96-100 Toorak Road, South 
Yarra because of the built form provisions set out in Activity Centre Zone Schedule 1 (ACZ1) and 
Design and Development Overlay Schedule 20.  It referred to a note in ACZ1 that states: 

For sites in or adjoining a Heritage Overlay, the application of the Heritage Policy may 
require different heights, street wall heights and setbacks. 

Council submitted that matters related to urban context, urban renewal opportunities and other 
planning provisions including zones will be properly considered during the permit application 
stage.  It added that Clause 72.02-3 of the Planning Scheme requires integrated decision making 
and states: 

Society has various needs and expectations such as land for settlement, protection of the 
environment, economic wellbeing, various social needs, proper management of resources 
and infrastructure. Planning aims to meet these needs and expectations by addressing 
aspects of economic, environmental and social wellbeing affected by land use and 
development. 

Planning and responsible authorities should endeavour to integrate the range of planning 
policies relevant to the issues to be determined and balance conflicting objectives in favour 
of net community benefit and sustainable development for the benefit of present and future 
generations. 
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2.4 Discussion 

Council’s approach and the Heritage Study methodology are consistent with advice set out in 
Planning Practice Note 1.  They form a sound and robust strategic base for supporting the 
Amendment.  The Amendment is consistent with Future Stonnington, Stonnington Heritage 
Strategy and Action Plan 2018-2029 and section 4(1)(d) of the PE Act which seeks to: 

• conserve and enhance those buildings, areas or other places which are of scientific, 
aesthetic, architectural or historical interest, or otherwise of special cultural value 

• balance the present and future interests of all Victorians. 

The Amendment faithfully translates recommendations in the Heritage Study.  The Study has 
sought to only include properties which achieve the threshold for applying the Heritage Overlay.  
This is consistent with State planning policy and strikes the balance sought for the present and 
future interests of Victorians. 

These State and local policies, strategies and plans set out broad community expectations.  The 
Amendment is consistent with these expectations. 

The Study did not need to consider the surrounding urban context because land outside the 
heritage curtilage is not relevant when assessing whether a place or precinct has sufficient 
significance to justify the Heritage Overlay. 

Planning policy seeks to achieve urban consolidation at a broader area scale and in specific 
contexts such as activity centres or near public transport.  Not every individual property needs to 
achieve this policy outcome because not all properties are equal. 

The Panel does not accept the proposition that the Heritage Overlay should not be applied 
because it would restrict the ability to achieve planning policies seeking urban consolidation and 
higher density.  The Planning Scheme brings together policy, zones and overlays to facilitate the 
decision making framework.  The Amendment has appropriately selected the Heritage Overlay as 
the statutory mechanism to assess heritage through future permit applications.  Chapter 3.2 
explores development opportunities in further detail. 

Regarding Clause 71.02-3 (Integrated decision making) of the Planning Scheme, there are no 
identified competing policy objectives to resolve at this stage of the planning process.  This may be 
relevant during the permit application stage.  Applying the Heritage Overlay will help conserve and 
enhance heritage for the benefit of present and future generations. 

2.5 Conclusions 

For the reasons set out in the following chapters, the Panel concludes that the Amendment: 

• is supported by, and implements, the relevant sections of the Planning Policy Framework 
and Clause 71.02-3 (Integrated decision making) 

• is consistent with the relevant Ministerial Directions and Practice Notes 

• is well founded and strategically justified 

• should proceed subject to addressing the more specific issues raised in submissions as 
discussed in the following chapters. 
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3 General issues 
This chapter refers to issues which apply across more than one individual place or precinct.  Where 
a submission raised only general issues, it is not referred to in subsequent chapters. 

3.1 Building condition 

(i) The issue 

The issue is whether building condition is relevant when assessing the heritage significance of an 
individual place or a precinct. 

(ii) Submissions 

One submitter considered the Heritage Overlay should not be applied to their property because 
the building was in “significant disrepair and is likely to require demolition”.  The owner 
acknowledged that she currently lives there. 

Council called expert evidence on heritage from Ms Brady of Anita Brady Heritage.  Ms Brady and 
Council did not respond specifically to the issue of building condition. 

(iii) Discussion and conclusions 

From the public realm, the subject house appeared to be well maintained and is not in a state 
where it has been declared unsafe.  The owner did not provide photo evidence or a building report 
by a qualified professional to support claims that the dwelling was in such disrepair that it needed 
to be demolished. 

Irrespective, the heritage fabric exists and is likely to exist by the time the Heritage Overlay is 
applied.  Building condition will be considered as part of any future permit application. 

The Panel concludes that building condition: 

•  is not relevant when assessing the heritage significance of an individual place or a 
precinct 

• may be relevant during the planning permit assessment process. 

3.2 Development opportunity, building alterations and maintenance 

(i) The issue 

The issue is whether development opportunity, building alterations and maintenance are relevant 
when assessing the heritage significance of an individual place or a precinct. 

(ii) Evidence and submissions 

There were submissions which considered the Heritage Overlay may: 

• restrict development opportunities on land with growth potential 

• further impact retail shopping strips already affected by Covid-19 associated issues 

• result in buildings deteriorating, remaining vacant and creating a visual blight 

• delay property upgrades and affect their ability for new development. 
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Council submitted the Heritage Overlay sought to protect heritage places and precincts and ensure 
they are sensitively redeveloped.  Council added the Heritage Overlay: 

• does not prohibit development 

• would enable Council to assess any redevelopment to ensure its responds appropriately 
to the heritage place and heritage policy 

• would add a layer of control when redeveloping land but this is not justification to not 
apply the overlay. 

Council was confident that the Heritage Overlay would not result in a significant number of 
additional planning permits. 

Council submitted that matters relating to urban context, urban renewal opportunities and other 
planning provisions will be considered during the permit application stage.  It referred to Clause 
71.02-3 of the Planning Scheme which required integrated decision making: 

Planning and responsible authorities should endeavour to integrate the range of planning 
policies relevant to the issues to be determined and balance conflicting objectives in favour 
of net community benefit and sustainable development for the benefit of present and future 
generations. 

Council was sensitive to the ongoing impacts of Covid-19 but noted the community will value the 
heritage fabric beyond the pandemic.  It explained there was a limited ability to direct a private 
owner to maintain their property.  Council submitted that Covid-19 related issues and property 
deterioration were not reasons to not progress the Amendment. 

(iii) Discussion 

All properties subject to the Amendment have existing development restrictions through a 
combination of provisions in ACZ1, the residential zones and overlays.  These existing provisions 
already require a permit for certain development.  The Heritage Overlay seeks to add heritage as a 
further consideration in this suite of provisions. 

The Panel agrees with Council’s submission regarding development opportunity, building 
alterations and maintenance.  The Heritage Overlay: 

• enables an owner to freely maintain their property if it doesn’t change its appearance 
without a planning permit or associated costs 

• enables a permit application to develop the land, including demolition, subject to 
sensitively responding to existing heritage fabric 

• is needed so that Council can assess such proposals on heritage properties. 

(iv) Conclusions 

The Panel concludes: 

• The Heritage Overlay enables an owner to: 
- apply for a planning permit to develop their land, including alterations and demolition 
- maintain their property if it doesn’t change the appearance, without the need for a 

planning permit. 

• Development opportunity, building alterations and maintenance are not relevant when 
assessing the heritage significance of an individual place or a precinct. 
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3.3 Property value and financial implications 

(i) The issue 

The issue is whether property value and financial implications are relevant when assessing 
heritage significance or when deciding whether to apply a Heritage Overlay. 

(ii) Submissions 

There were submissions which considered the Heritage Overlay would: 

• reduce property value 

• unreasonably increase the cost of maintaining or renovating buildings 

• increase insurance costs. 

One submission requested that Council fund a heritage adviser to assist owner.  Another 
submission said that applying the Heritage Overlay would add to the issue of the Victorian 
Government tunnelling under the properties without providing financial compensation. 

Council submitted that many Planning Panel reports informed by judicial input determined that 
individual or personal effects are not a Panel consideration.  Panel report examples include: 

• Stonnington Amendments C282 and C270 

• Boroondara Amendments C274 Part 2, C284, C306, C308 and C318 

• Bayside Amendment C174. 

Council also referred to Dustday Investments Pty Ltd v Minister for Planning [2015] VSC 101 which 
was cited in some of the Panel reports. 

(iii) Discussion 

Nobody presented information that demonstrated a direct correlation between applying the 
Heritage Overlay and its impact on property value.  Property value is determined by many 
complicated and dynamic variables and it would be difficult to single one out. 

There may be some financial impact on individuals associated with the permit application, 
however nobody demonstrated how this would be unreasonable.  Irrespective: 

• the PE Act does not identify individual private financial impact when considering the 
economic effect of a planning scheme amendment 

• financial impact is broadly hypothetical during the amendment process and not relevant 
when assessing the heritage significance of a property 

• the net community benefit of applying the Heritage Overlay for existing and future 
generations would outweigh any individual financial impact. 

The Panel may have taken a different view if there was evidence to demonstrate an unreasonable 
economic effect on the broader community.  The Panel therefore agrees with Council’s submission 
regarding property value and financial impact. 

Compensation associated with subterranean tunnelling is not relevant when assessing the heritage 
significance of a property and not relevant under the PE Act. 

(iv) Conclusion 

The Panel concludes that that property value and individual private financial implications are not 
relevant when assessing heritage significance or whether to apply the Heritage Overlay. 
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3.4 Heritage Overlay curtilage 

(i) The issues 

The issues are: 

• the extent to which the Heritage Overlay should be applied on a property to enable 
sufficient curtilage 

• whether the ACZ1 should be relied on as an alternative to applying the Heritage Overlay. 

(ii) Evidence and submissions 

Several submissions sought to apply the Heritage Overlay to only part of the residential or 
commercial properties.  Submitters, parties and expert witnesses referred to Planning Practice 
Note 1 to either support or oppose the Heritage Overlay being applied to all of a property.  They 
are explored in more detail in Chapters 4.5, 5.2 and 6.5. 

Planning Practice Note 1 advises: 

Curtilages and Heritage Overlay polygons 

The Heritage Overlay applies to both the listed heritage item and its associated land. It is 
usually important to include land surrounding a building, structure, tree or feature of 
importance to ensure that any development, including subdivision, does not adversely affect 
the setting, context or significance of the heritage item. The land surrounding the heritage 
item is known as a ‘curtilage’ and will be shown as a polygon on the Heritage Overlay map. 
In many cases, particularly in urban areas and townships, the extent of the curtilage will be 
the whole of the property (for example, a suburban dwelling and its allotment). 

However, there will be occasions where the curtilage and the Heritage Overlay polygon 
should be reduced in size as the land is of no significance. 

Reducing the curtilage and the polygon will have the potential benefit of lessening the 
number of planning permits that are required with advantages to both the landowner and the 
responsible authority. 

Examples of situations where a reduction in the curtilage and polygon may be appropriate 
include: 

• A homestead on a large farm or pastoral property where it is only the house and/or 
outbuildings that is important. In most cases with large rural properties, the inclusion of 
large areas of surrounding farmland is unlikely to have any positive heritage benefits or 
outcomes. 

• A significant tree on an otherwise unimportant property. 

• A horse trough, fountain or monument in a road reservation. 

• A grandstand or shelter in a large but otherwise unimportant public park. 

Ms Brady and Council supported the Heritage Overlay being applied to the entire extent of the 
commercial properties.  Ms Brady stated this would be consistent with how it was applied in other 
parts of the respective heritage precincts.  Council submitted that applying the Heritage Overlay to 
the whole of an urban property is common practice and supported by advice in Planning Practice 
Note 1. 

(iii) Discussion 

Planning Practice Note 1 provides DELWP’s advice and guidance on applying the Heritage Overlay.  
Advice in the practice note has been successfully implemented by planning authorities over many 
years, however the advice is not mandatory and there may be good reasons to depart from 
applying the Heritage Overlay to the entire extent of an urban property. 
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However, the Panel was not persuaded by submission or evidence that there was good reason to 
apply the Heritage Overlay to only part of a property.  This approach is likely to complicate the 
assessment of a future permit application proposing a building partly in and outside the Heritage 
Overlay on the same property. 

ACZ1 is not an alternative to the Heritage Overlay because the Heritage Overlay: 

• the Heritage Overlay has different purposes, provisions, and assessment paths 

• Clause 22.04 (Heritage) has policies for land in the Heritage Overlay which would no 
longer apply. 

Should future development on land abutting a heritage property have the ability to negatively 
impact on the heritage fabric, that land should be included in the Heritage Overlay curtilage.  
Extending heritage considerations through ACZ1 to properties outside the Heritage Overlay 
appears to have blurred how the Victorian Planning Provisions operate and caused some 
confusion. 

(iv) Conclusions 

For reasons set out in Chapters 4.5, 5.2 and 6.5, the Panel concludes: 

• The Heritage Overlay should be applied to the entire extent of properties subject to the 
Amendment, consistent with advice in Planning Practice Note 1. 

• ACZ1 is not an alternative to applying the Heritage Overlay and solely relying on the zone 
may result in future development not being properly assessed against relevant overlay 
provisions and Clause 22.04 of the Planning Scheme. 

3.5 Non-contributory properties in a heritage precinct 

(i) The issue 

The issue is whether a non-contributory property should be excluded from a heritage precinct. 

(ii) Evidence and submissions 

Various submissions regarding residential and commercial properties requested that their non-
contributory properties be excluded from the heritage precinct. 

(iii) Discussion 

A heritage precinct is a single place made up of multiple properties.  Each property is a piece of the 
precinct’s identity and can be categorised as: 

• significant or contributory – both contribute to the precinct’s heritage significance 

• non-contributory – the property has insufficient heritage fabric or integrity to contribute 
to the precinct’s significance. 

The categories above describe each property’s role in making up the single precinct.  Unlike the 
description in Planning Practice Note 1, they are not grades.  The confusing reference to ‘grading’ 
can mislead people into thinking a non-contributory property has no value in a precinct.  At the 
Hearing, references to ‘downgrading’ a property to non-contributory highlighted this confusion. 

Non-contributory properties play an important role in a heritage precinct.  The design response on 
these properties is arguable equal to the response on contributory properties because they share 
a common goal – to sensitively respond to the precinct’s heritage fabric. 
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A non-contributory property should be generally included in a heritage precinct to ensure that 
future development on that land responds sensitively to heritage fabric on neighbouring 
contributory properties in the precinct.  Later in this report, the Panel explores whether specific 
non-contributory properties in their respective heritage precinct need to be included for this 
reason. 

Exceptions may include a property on the precinct boundary where its orientation and location is 
unlikely to impact surrounding heritage. 

(iv) Conclusion 

The Panel concludes that a non-contributory property: 

• should be generally included in a heritage precinct to ensure future development on that 
land responds sensitively to the heritage fabric on neighbouring contributory properties 
in the precinct 

• may, in exceptional circumstances, be excluded if it is along the precinct boundary and its 
orientation and location is unlikely to impact surrounding heritage. 

3.6 Post-exhibition changes 

(i) Submissions 

Council advised that it resolved on 1 March 2021 to seek the Panel’s advice on further changes to 
the Amendment which seek to correct inconsistencies identified after exhibition.  Council 
identified further inconsistencies during the Hearing.  These are summarised from Council’s 
submissions in Table 2. 

Table 2 Changes proposed by Council since exhibiting the Amendment 

Land Inconsistency Proposed correction 

Palermo Estate Precinct (HO128) 

2 and 4 Foster Street Properties deleted from citation and Statement 
of Significance but left in the Heritage Overlay 
map 

Amend the Heritage Overlay 
map to remove the properties  
– through a separate process 

Airlie Avenue Precinct (HO178) 

3 and 5 Willis Street 
and 2-28 Willis Street 
(even) 

Inadvertently did not remove Neighbourhood 
Character Overlay Schedule 4 and Design and 
Development Overlay Schedule 16 from these 
properties 

Delete the overlays from the 
properties, consistent with 
advice in Planning Practice Note 
91 – through the Amendment 

646 High Street Inadvertently applied the Heritage Overlay map 
to the property on an interim basis, although 
this was not intended or shown in the exhibited 
Amendment 

Amend the Heritage Overlay 
map to remove the property 

 
– through the Amendment 
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Land Inconsistency Proposed correction 

Toorak Road Precinct (HO150) 

South Yarra Siding 
and Lovers Walk 

Inadvertently included in the precinct and has 
no heritage value 

Amend the Heritage Overlay 
map to remove the property 
from the Precinct – through the 
Amendment 

 

1A Yarra Street Included in the precinct but intentionally 
excluded from the revised citation and 
Statement of Significance because the heritage 
building was demolished 

Amend the Heritage Overlay 
map to remove the property – 
through the Amendment 

4 Avoca Street and 6 
Murphy Street 

The properties were deleted in the citation and 
Statement of Significance but left in the 
exhibited Heritage Overlay map 

Amend the Heritage Overlay 
map to remove the property  
– through a separate process 

153 Toorak Road The property was shown in the citation and 
Statement of Significance but excluded from 
the exhibited Heritage Overlay map 

Amend the Heritage Overlay 
map to add the property  
– through a separate process 

Chapel Street North Precinct (HO642) 

564 Chapel Street Inadvertently omitted from the HO642 
Statement of Significance so was not given a 
heritage category 

Amend the Statement of 
Significance to categorise the 
property as contributory –
through a separate process 

248-270 (even) 
Toorak Road 

Included in the precinct through the exhibited 
Heritage Overlay map but omitted from the 
Statement of Significance so were not given a 
heritage category in the grades table 

To be resolved - through a 
separate process 
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Land Inconsistency Proposed correction 

Activity Centre Zone Schedule 1 

551-557 and 559-573 
Chapel Street 

The land is not subject to the Heritage Overlay 
but the exhibited ACZ1 incorrectly increases the 
setback above the streetwall from 4m to 5m – 
this was intended for heritage properties only 

 

Amend the ACZ1 map to 
correctly identify the properties 
– through the Amendment 
 
 

 

(ii) Discussion 

When considering the relevant heritage precincts later in the report, the Panel considered the 
inconsistencies which Council seeks to correct through a future separate process.  The Panel then 
turned its mind to post-exhibition changes proposed to be introduced through the Amendment. 

Chapel Street North Precinct (HO642) 

The Panel agrees with Council that corrections to the Chapel Street North Precinct Statement of 
Significance and Heritage Overlay map should progress through a separate process.  The exhibited 
Amendment does not clarify which changes were intended. 

The Panel-preferred HO642 Statement of Significance in Appendix D3 of this report reflects the 
exhibited version which excluded all Toorak Road properties and 564 Chapel Street.  This differs to 
Council’s tracked changed version2 which included unexhibited Toorak Road properties and 
proposed to delete 564 Chapel Street which was never exhibited. 

3 and 5 Willis Street and 2-28 Willis Street (even) 

The Explanatory Report did not identify this change and affected property owners and tenants 
would have reasonably conclude these overlays would remain on the properties.  They were not 
properly informed of these changes or given an opportunity to respond. 

The Panel has no issue with removing Neighbourhood Character Overlay Schedule 4 and Design 
and Development Overlay Schedule 16 from these properties.  However, the changes should 
progress through a separate process to enable notice to affected parties. 

646 High Street 

Council should seek to delete the Heritage Overlay on 646 High Street through a separate process 
because, irrespective of how it was introduced into the Planning Scheme, members of the 
community may have opted  to make a submission if they were aware of the proposed deletion. 
  

 
2 Document 38 
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South Yarra Siding and Lovers Walk 

The Panel agrees that South Yarra Siding and Lovers Walk do not appear to have any heritage 
value.  However, it forms part of the HO150 precinct’s curtilage because it: 

• abuts a State significant heritage place at 162 Toorak Road (Former South Yarra Post 
Office – HO107) 

• is opposite a State significant place 163-165 Toorak Road (Former South Yarra Railway 
Station – HO106, VHR Ref H1068) 

• is opposite the South Yarra Railway Station within the HO150 precinct. 

Development above the ground, capped above railway space, could negatively impact on the 
surrounding heritage fabric if not designed sensitively.  The Heritage Overlay would enable this 
assessment. 

However, the Panel questions whether the Heritage Overlay needs to extend beyond the southern 
boundary of properties along Toorak Road.  This was not explored during the Hearing so the Panel 
is unable to recommend where the Heritage Overlay map should be realigned.  Council should 
investigate this further through a separate process.  The exhibited Heritage Overlay should remain 
on the South Yarra Siding and Lovers Walk until that time. 

1A Yarra Street 

The property at 1A Yarra Street has its own title and is on the edge of the HO150 precinct.  The 
heritage fabric has been removed and replaced with a new 10 storey building.  This building is 
likely to exist for generations.  The HO150 precinct has already experienced the impact from this 
tower and applying the Heritage Overlay to this site would serve no purpose in protecting the 
precinct’s heritage fabric.  The Panel considers that no owner, tenant or member of the 
community would be materially affected by not applying the Heritage Overlay to 1A Yarra Street. 

The HO150 Statement of Significance does not refer to 1A Yarra Street so it does not have to be 
revised. 

551-557 and 559-573 Chapel Street 

The Stonnington Planning Scheme shows that the Heritage Overlay does not apply to 551-557 and 
559-573 Chapel Street.  The existing ACZ1 South Yarra Built Form Requirements Figure correctly 
shows these properties as being outside the Heritage Overlay.  Therefore, the ACZ1 figure: 

• intended detail and exhibited error can be reasonably identified 

• should be corrected through the Amendment. 

(iii) Conclusions and recommendations 

The Panel concludes: 

• Neighbourhood Character Overlay Schedule 4 and Design and Development Overlay 
Schedule 16 should be removed from 3 and 5 Willis Street and 2-28 Willis Street (even) 
through a separate process to enable notice to affected parties. 

• The exhibited Heritage Overlay should remain on the South Yarra Siding and Lovers Walk 
until Council has investigated the curtilage needed to ensure that any future 
development does not potentially negatively impact surrounding heritage fabric.  

• The Heritage Overlay should not be applied to 1A Yarra Street, South Yarra because the 
heritage fabric has been entirely removed and the property is not needed in the Toorak 
Road Precinct (HO150). 
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• The ACZ1 South Yarra Built Form Requirements Figure should be corrected to reflected 
intended built form provisions for land outside the Heritage Overlay. 

• All other changes proposed by Council since exhibiting the Amendment in response to 
anomalies should progress through a separate process. 

The Panel recommends: 

 Amend the Heritage Overlay map to remove 1A Yarra Street, South Yarra. 

 Amend the following Statement of Significance: 
a) HO642 (Chapel Street North Precinct) to replace the photo with a grades map 

which shows: 

• the precinct boundary consistent with the Heritage Overlay map 

• Toorak Road properties, 16 Forster Street and 566 Chapel Street without a 
shaded heritage category. 

 Amend the Activity Centre Zone Schedule 1 – South Yarra Built Form Requirements 
Figure to correctly identify built form responses for land outside the Heritage Overlay, 
as shown in Table 2 of this report. 
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4 Toorak Road Precinct (HO150) 

Exhibited Statement of Significance 

 

 

 

What is significant? 

The Toorak Road Precinct (HO150), South Yarra, comprising 1-111, 153-189 & 2-180 Toorak Road, 2 & 3 
Avoca Street, 1A, 1B & 1C Murphy Street, 52-54, 69-81 & 85 Davis Avenue, 9 & 48 MacFarlan Place and 
41-45 Ralston Street is significant. The commercial buildings in the precinct consist of largely single and 
double storey Victorian, Edwardian and interwar shops built in a range of architectural styles. 

Contributory and Non-contributory places are listed in the Precinct Grading Schedule below. 

The following places are significant in the precinct: 19-21, 72-74, 163-165 (HO106, VHR H1068), 162 
(HO107, VHR H210), and 167 Toorak Road. 

The following places are notable in the precinct: 16, 50-52, 172-174, 168-170, 155-157, 169-175, 172-174 
Toorak Road and 2-4 Punt Road, South Yarra. 

How is it significant? 

The Toorak Road precinct is of local historic, aesthetic and social significance to the City of Stonnington. 

Why is it significant? 

Historic Significance (Criterion A) 

Toorak Road between Punt Road and Claremont Avenue is one of four major commercial streets within 
Stonnington, with a predominant urban character developed between the 1860s and 1940s. Toorak Road is 
a highly representative commercial streetscape, illustrative of development in the inner ring of Melbourne’s 
suburbs, where the initial subdivision of large landholdings proceeds through to smaller subdivisions and the 
later provision of major transport infrastructure. The historic significance is attributed to the Toorak Road 
precinct as a whole. 

Toorak Road, formerly Gardiner’s Creek Road, is significant as one of the roads set out by the Prahran 
Roads District, following Robert Hoddle’s 1837 survey. Gardiner’s Creek Road served to connect a number 
of grand estates developed with frontages to the Yarra River. Toorak Road is significant for its 
demonstration of development in an easterly direction from Punt Road towards Chapel Street. 
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The Toorak Road precinct demonstrates the development of the Melbourne and Suburban Railway 
Company’s line from Richmond to Windsor, with the former South Yarra Railway Station one of only two 
surviving stations built by private railway companies in the metropolitan area. 

Several premises in Toorak Road provide evidence of former and continuing business uses and business 
operators. 

The former South Yarra Railway Station, 163-165 Toorak Road, South Yarra, and the new South 
Yarra Station, 167 Toorak Road are historically significant for their demonstration of successive 
phases of the development of the metropolitan railway network, including the development of the 
South Yarra to Oakleigh Line in 1879 and the Gippsland line, all of which converge at South Yarra 
Station. The new South Yarra Station building, including the covered ramps leading to cantilevered 
covered platforms and the red face brick wall on the western side of Yarra Street which forms an 
integral part of the station, is historically significant for their demonstration of further railway 
developments in 1913 when the service to Caulfield was duplicated. 

Aesthetic significance (Criterion E) 

Toorak Road is significant as a traditional shopping street originally developed with some commercial 
buildings in the mid nineteenth century, and added to in subsequent decades until it has become an 
eclectic mix of periods and styles within the one street. Particular blocks such as that from Avoca to 
Murphy streets (north side) and Powell to Caroline streets (south side) are rich in architectural variety, 
retaining small frontages to Toorak Road and a predominantly two storey scale. Notable individual 
places that contribute to the aesthetic significance of the precinct include some mid-Victorian buildings 
between Myrtle and Macfarlane streets. 

Toorak Road is significant for its Victorian, Edwardian and interwar buildings that provide landmarks at 
certain points along the street. 

Social significance (Criterion G) 

The Toorak Road Precinct as a whole is also valued by the local community, through its provision of a 
post office and other essential services, shopping and eating opportunities along Toorak Road. Toorak 
Road has played an important role in the commercial and residential development of South Yarra, 
servicing a changing and diverse population throughout its history. Toorak Road is known as one of 
the locality’s foremost commercial strips and is valued by the local community as a shopping, 
recreation and entertainment area. 

Local community attachment to the Toorak Road Precinct stems from its continuity of use as a primary 
commercial centre of South Yarra for over 160 years. The form of the attachment is the 
interrelationship between its provision of essential services, including public transport, commercial 
opportunities and public and social space, with its convenient location and accessibility when 
considered in the context of surrounding residential areas. 

South Yarra Railway Station has social significance for the strong community attachment developed 
through long-standing use and the prominent and continuous nature of the association. The Station 
performs an essential function for the visitor community and local community in particular, through its 
provision of public transport, which has been utilised continuously as South Yarra’s primary railway 
station since it was established in the 1860s up to the present. 
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4.1 1-3 and 9 Toorak Road, South Yarra 

(i) The issues 

The issues are whether it is appropriate and justified to include the non-contributory properties at 
1-3 and 9 Toorak Road, South Yarra in the extended Toorak Road Precinct (HO150). 

(ii) Evidence and submissions 

Sohe Holdings Pty Ltd, owners of 9 Toorak Road, submitted: 

• the extended precinct should exclude 1-3 and 9 Toorak Road due to being categorised as 
non-contributory and distinctiveness from the rest of the precinct 

• the existing buildings are highly modified and if there is anything remarkable about them, 
“it is in the distinction between them and the balance of the largely intact streetscape” 

• Council’s recommendation to ‘beef up’ the HO150 Statement of Significance to include 
these properties was not well founded because they do not resemble the precinct’s 
historical development and do not contribute to the precinct’s significance. 

Ms Brady stated that 1-3 and 9 Toorak Road: 

• are non-contributory, but they should be included in the precinct to manage future 
development outcomes 

• form part of a heritage gateway to Toorak Road based upon the presence of the hotel on 
the opposite corner. 

Council adopted Ms Brady’s evidence.  At its 1 March 2021 meeting, Council resolved to support 
proposed changes to the Statement of Significance to emphasise the western end of Toorak Road, 
as shown in Appendix D1 of this report. 

(iii) Discussion 

Nobody questioned 1-3 and 9 Toorak Road being categorised as non-contributory.  The question is 
whether the properties should be included in the Toorak Road Precinct (HO150). 

The Panel was not presented with historic records to explain what existed during the precinct’s 
development era of significance.  It cannot be concluded that these properties formed part of a 
heritage gateway.  However, the Arcadia Hotel building at 4 Toorak Road is a landmark building 
which defines the precinct, particularly its highly exposed northern and western elevations. 

The properties at 1-3 and 9 Toorak Road form part of the precinct’s curtilage and the Panel agrees 
with Ms Brady that they should be included in the precinct to: 

• assess the potential impact of future development on the surrounding heritage fabric, 
including the Arcadia Hotel 

• manage development outcomes. 

These reasons are consistent with the Panel’s conclusion in Chapter 3.5. 

ACZ1 is no substitute for applying the Heritage Overlay on land which forms part of the precinct’s 
curtilage.  The properties require the Heritage Overlay to ensure that heritage is considered 
through the appropriate heritage assessment framework. 

If Council is seeking to define an urban design gateway, the Design and Development Overlay 
would be more appropriate than the Heritage Overlay as it provides a different assessment 
pathway for the effective management of built form outcomes. 
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The Panel supports Council’s revisions to the HO150 Statement of Significance because they 
explain the significance of the western end of precinct.  The wording outlines its history and 
function without referring to a ‘gateway’. 

(iv) Conclusion and recommendation 

The Panel concludes that it is appropriate and justified to include 1-3 and 9 Toorak Road, South 
Yarra as non-contributory properties in the Toorak Road Precinct (HO150). 

The Panel recommends: 

 Amend the following Statement of Significance: 
a) HO150 (Toorak Road Precinct), as shown in Appendix D1, to clarify the 

significance of the western end of the precinct. 

4.2 33 and 33A Toorak Road, South Yarra 

(i) The issues 

The issues are whether it is appropriate and justified to include 33 and 33A Toorak Road, South 
Yarra as contributory properties in the Toorak Road Precinct (HO150). 

(ii) Evidence and submissions 

Win Cheong and Cliff Ball, owners of 33 and 33A Toorak Road, objected to the Heritage Overlay 
being applied to 33 and 33A Toorak Road because they considered the properties did not have any 
heritage. 

Ms Brady consider it justified to include the properties in the precinct because: 

• they were built within the precinct’s period of significance 

• they remain sufficiently intact, even though they form part of an altered Victorian 
building with an interwar façade. 

Ms Brady considered that altered shopfronts generally do not normally diminish the contributory 
value of retail buildings. 

(iii) Discussion 

33 and 33A Toorak Road form part of a broader building comprising 29 to 35 Toorak Road.  The 
building is sufficiently intact to contribute to the precinct’s significance. 

The building has a considerably intact first floor with original window openings, most with double 
hung sashes, original Moderne or interwar masonry and details including across the parapet. 

(iv) Conclusion 

The Panel concludes that it is appropriate and justified to include 33 and 33A Toorak Road, South 
Yarra as contributory properties in the Toorak Road Precinct (HO150). 
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4.3 41 and 43 Toorak Road, South Yarra 

(i) The issues 

The issues are whether it is appropriate and justified to include 41 and 43 Toorak Road as 
contributory properties in the Toorak Road Precinct (HO150). 

(ii) Evidence and submissions 

Basilios Papastergiadis and 41 and 43 Toorak Road Nominees Pty Ltd, owners of 41 and 43 Toorak 
Road, objected to the Heritage Overlay being applied to their properties because they considered: 

• there was insufficient comparative analysis and inadequate rigour to justify the overlay 
and their ‘contributory’ category 

• the properties have insufficient local heritage significance 

• the HO150 Statement of Significance does not provide the heritage basis to categorise 
the properties as ‘contributory’ 

• the properties’ changed urban context has not been properly considered. 

Ms Brady stated that the properties: 

• need to be considered as part of the broader precinct 

• are clearly part of the precinct’s history and character 

• have enough contributory value to justify their local historic and aesthetic significance 

She added that “the precinct citation is sufficiently rigorous in its comparative analysis”. 

Council acknowledged that the urban context had changed through contemporary development in 
and around the precinct, with the precinct boundary drawn to exclude this recent development. 

(iii) Discussion 

39 and 41 Toorak Road are an interwar duplex pair of shops and form part of the same building, 
and 43 is a Victorian property on the corner with Caroline Street. 

The properties are representative of their development periods and are highly intact. 

Comparative analysis is undertaken on a precinct basis, not upon individual properties within a 
precinct. 

The Panel considers that this precinct is comparable with others in Stonnington such as Chapel 
Street, High Street and Glenferrie Road. 

(iv) Conclusion 

The Panel concludes that it is appropriate and justified to include 41 and 43 Toorak Road as 
contributory properties in the Toorak Road Precinct (HO150). 

4.4 96-100 Toorak Road, South Yarra 

(i) The issues 

The issues are whether it is appropriate and justified to retain the non-contributory property at 96-
100 Toorak Road, South Yarra in the Toorak Road Precinct (HO150). 
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(ii) Evidence and submissions 

Liu Bi Dong Pty Ltd, owner of 96-100 Toorak Road, submitted the Amendment provides an 
opportunity to remove the Heritage Overlay from 96-100 Toorak Road.  It considered the Heritage 
Overlay to be unnecessary because the subject land: 

• is effectively an island site that does not adjoin properties of heritage significance 

• there is precedence to remove non-contributory properties of this nature. 

Liu Bi Dong Pty Ltd referred to the non-contributory properties on the northern side of Toorak 
Road between Murphy and Darling Streets which are excluded from the Precinct. 

Ms Brady stated the non-contributory properties at 96-116 Toorak Road are an island site 
between Myrtle and Powell Streets surrounded by contributory properties to the west and non-
contributory properties to the east.  She considered the extent of these non-contributory 
properties to be generally acceptable, though towards the limit. 

Ms Brady considered the properties should remain in the precinct so that future development can 
be appropriately managed within its heritage precinct context. 

(iii) Discussion 

Excluding 115 to 147 Toorak Road from the precinct does not set precedence for excluding other 
non-contributory properties.  Each non-contributory property has to be assessed on its own merits 
to determine whether it is needed within the precinct’s curtilage.  The Panel has already concluded 
in Chapter 3.5 that a non-contributory property should be included in the precinct if future 
development has the potential to negatively impact on the surrounding heritage fabric. 

The properties at 96-100 Toorak Road are east and directly opposite contributory properties and 
are an important piece in this heritage context.  They form part of the precinct’s curtilage.  While 
they do not contribute, any future development at 96-100 Toorak Road needs to sensitively 
respond to its heritage context and not negatively impact on heritage fabric.  They need to remain 
in the precinct to enable Council to assess this impact. 

(iv) Conclusion 

The Panel concludes that it is appropriate and justified to retain 96-100 Toorak Road, South Yarra 
as a non-contributory property in the Toorak Road Precinct (HO150). 

4.5 177 and 185-187 Toorak Road, South Yarra 

(i) The issues 

The issues are: 

• whether it is appropriate and justified to apply the Heritage Overlay to all of 177 and 185-
187 Toorak Road 

• whether there is sufficient detail in the HO150 Statement of Significance to identify the 
property and its non-contributory elements. 

(ii) Evidence and submissions 

Sass Development (Aust) Pty Ltd called expert evidence on heritage from Ms White of Lovell Chen. 
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Ms White provided evidence of the varied dates of construction and intactness of the buildings 
arguing for greater clarity regarding whether they were contributory or non-contributory.  She 
recommended the Heritage Overlay Schedule and HO150 Statement of Significance be revised to: 

• remove the northern portion of the site containing the mid-twentieth century 
Clocktower building 

• retain the southern portion of the property and clarify the contributory or non-
contributory status of the buildings and their open setting. 

Ms White illustrated her recommendations in her evidence, as shown in Figure 1. 

Figure 1 Ms White’s recommended Heritage Overlay boundary extent  

 
Source: Document 17, p31 

At the Hearing, Ms White explained that she left no curtilage around the north-west section of the 
building at 185-187 Toorak Road because she aligned it with the existing clock tower.  When 
questioned by the Panel, Ms White confirmed that she would support a 3 metre curtilage around 
that corner of the building, consistent with the 3 metre curtilage proposed from the northern wall. 

Ms White considered the ACZ1, which applies to the entire site, would be more appropriate than 
the Heritage Overlay to ensure appropriate built form outcomes on the northern part of the site. 

In response to questions, Ms White stated: 

• applying the Heritage Overlay to the entire site would not have negative consequences, 
though it was not necessary for protecting heritage 

• regarding 177 Toorak Road: 
- most of the original form and features remain 
- a professional could make a judgement, though inaccurate, of what had been there 

but a lay person viewing from the street could not, due to the nature of the 
modifications and later additions 

- alterations were irreversible because there were no documents to restore the building 
accurately or appropriately. 

Sass Development (Aust) Pty Ltd requested that the HO150 Statement of Significance be revised to 
add 185-187 Toorak Road as part of the address at 177 Toorak Road.  Council agreed. 

Ms Brady and Council supported the Heritage Overlay being applied to the entire extent of 177 
and 185-187 Toorak Road.  Ms Brady stated this would be consistent with how it was applied in 
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other parts of the respective heritage precincts.  Council submitted that applying the Heritage 
Overlay to the whole of an urban property is common practice and supported by advice in 
Planning Practice Note 1. 

Council submitted that: 

• while the entire property would be categorised as contributory, the Statement of 
Significance identified Victorian buildings as contributing to the precinct, rather than the 
mid-century buildings which had no heritage value 

• the mid-century buildings have been designed to frame and retain views of the heritage 
buildings from Toorak Road 

• excluding the mid-century buildings from the Heritage Overlay may result in 
development which negatively impacts the Victorian buildings 

• applying the Heritage Overlay to the entire property “will assist in moderating the 
impacts of any future development in the northern part of the property.” 

(iii) Discussion 

The Panel agrees with all parties that the post-war buildings on the northern portion, including the 
clock tower, do not contribute to the heritage streetscape of Toorak Road.  Ms White did not 
oppose the Heritage Overlay on the northern portion of the site but considered it unnecessary for 
management of built form outcomes. 

Any future redevelopment on the northern part of the property has the potential to impact the 
heritage fabric.  Though this part appears at a distance from the two front buildings, there is still a 
potential for an insensitive development to negatively impact the onsite heritage fabric through 
attributes such as design, scale and materials.  The Panel considers the Heritage Overlay should be 
applied to the entire property because: 

• the northern part of the property forms part of the curtilage for the contributory 
buildings at the front 

• ACZ1 is not a substitute for land within the precinct’s curtilage. 

Applying the Heritage Overlay to only part of the property may cause confusion during the permit 
assessment process, particularly if a proposed building straddles both parts.  Applying it to the 
entire property, consistent with advice in Planning Practice Note 1 would avoid this circumstance. 

The Panel agrees with Ms Brady that the HO150 Statement of Significance does not have to 
specifically refer to all properties in the precinct.  However, this is a property which should be 
identified because the statement has omitted to refer to any original residential properties in the 
commercial precinct.  Including the two residences will help identify what parts of the property 
contribute, and do not contribute, to the heritage streetscape. 

Criterion E should identify both buildings, 177 and 185-187 Toorak Road, and note that the 
northern portion of the site with post-war buildings does not contribute to the streetscape. 

The Panel agrees that 185-187 Toorak Road should be added to the grades table with both 
addresses as contributory. 

(iv) Conclusions and recommendation 

The Panel concludes: 

• It is appropriate and justified to apply the Heritage Overlay to all of 177 and 185-187 
Toorak Road as a contributory property. 
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• The HO150 Statement of Significance should be revised to: 
- clarify the address as 177 and 185-187 Toorak Road 
- identify the non-contributory elements on the northern portion of the land, including 

the post-war buildings in the Aesthetic Significance (Criterion E) section. 

The Panel recommends: 

 Amend the following Statement of Significance: 
a) HO150 (Toorak Road Precinct), as shown in Appendix D1, to: 

• revise the address ‘177 Toorak Road’ to ‘177 and 185-187 Toorak Road’ in 
the grades table 

• identify the non-contributory elements on the northern portion of 177 and 
185-187 Toorak Road, including the post-war buildings in the Aesthetic 
Significance (Criterion E) section. 
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5 Chapel Street North Precinct (HO642) 

Exhibited Statement of Significance 

 

 

 

What is significant? 

The Precinct, comprising 566-600 & 575-593 Chapel Street and 248-266 Toorak Road, is significant. The 
commercial buildings in the precinct were built between 1890 and 1925 and consist of single and double 
storey Victorian, Edwardian and Interwar shops built in a range of architectural styles. Shops built between 
1890-1925 are contributory, as is the 1993 Building at 252 Toorak Road. The original shopfronts at 577, 581 
and 583 Chapel street are contributory as is the awning soffit at 581-585 Chapel Street.  The Contemporary 
shops at 576-584 and 579 Chapel Street are Non-contributory. 

How is it significant? 

The Chapel Street North Commercial Precinct is of local historic and representative significance to the City 
of Stonnington. 

Why is it significant? 

The Precinct is of historical significance for its ability to demonstrate a major development phase of 
commercia/retail centres in South Yarra. It demonstrates the influence that improved transport connections 
to the area brought about by the expansion of the rail line from South Yarra to Oakleigh in 1879, the 
introduction of special workingmen’s fares in 1882, and the opening of tramway lines along Toorak Road 
and Chapel Street in 1888. Coupled with a rapid expansion of local industries in the area there was a 
growing demand for commercial and retail businesses to cater for residents in newly formed housing 
estates that filled with terrace houses associated with this major period of suburban growth. Halted by the 
depression of the 1890s the area saw a second wave of development after the establishment of the 
Tramways Trust in 1910 which brought new patronage to the commercial precinct along Chapel Street and 
Toorak Road. (Criterion A) 

The precinct is significant for its illustration of popular commercial architectural styles of the Victorian, 
Edwardian, and interwar periods, with a relatively high intactness of buildings, particularly at first floor level. 
The Victorian shops are representative of the Italianate style of architecture that reflects the Victorian taste 
for ornamentation derived from classical architecture. This is evident in the buildings use of decorative 
elements that include engaged pilasters (to demarcate the individual shops), cornices, pediments, 
decorative scrolls, a moulded stringer course, window moulds and finials. The Edwardian shops are 
characteristic of the Federation Free style with an eclectic combination of elements and details drawn or 
adapted from Classical, Romanesque or Art Nouveau styles. This is demonstrated in the use of Diocletian 
windows, pilaster piers rising above the parapet line and embossed sinuous motifs. The 1920s shops are 
representative of the Interwar Free Classical style with an eclectic mix of simplified classical motifs including 
engaged pilaster, bracketed eaves and parapets with vestigial pediments. Arts and Crafts influences are 
also evident in the use of face brickwork, with unpainted render details.  The Precinct is enhanced by the 
many groups of shops designed as an ensemble, most of them two-storey in height. Most of the buildings in 
the precinct have been designed as rows of identical shops massed as a single building giving them greater 
visual prominence and landmark value. This landmark quality is strengthened by the use of corner sites 
giving a three dimensionality to the facades (at 566, 568, 575 & 600 Chapel Street & 252 Toorak Road). 
(Criterion D) 
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5.1 268-270 Toorak Road and 16 Forster Street, South Yarra 

(i) The issue 

The issues are whether it is appropriate and justified to include 268-270 Toorak Road and 16 
Forster Street as contributory properties in the Chapel Street North Precinct (HO642). 

(ii) Evidence and submissions 

The owner of 268-270 Toorak Road and 16 Forster Street objected to the Heritage Overlay being 
applied to their property.  The owner submitted: 

• the notion of heritage in this part of the Precinct is romantic rather than realistic or 
practical and will preserve “a few tiny, scrappy, neglected shops amongst their 
significantly more upmarket neighbours” 

• the properties are of little heritage significance 

• 268 Toorak Road retains parts of its façade 

• 270 Toorak Road retains its original capping fascia and only 40 centimetres on the outside 
edges 

• 16 Forster Street was constructed 15 years ago. 

At its 1 March 2021 meeting, Council resolved to revise the HO642 Statement of Significance to 
include 268-Toorak Road and 16 Forster Street as contributory properties. 

Ms Brady considered that 268-270 Toorak Road should be included in the precinct.  She stated: 

• the property includes a pair of matching buildings which contribute to the heritage 
streetscape and were included in the previous Palermo Estate Precinct 

• 270 is not as intact as 268 but it retains its overall original form and still reads as part of a 
pair 

• 16 Forster Street, south of the property, is generously set back from Toorak Road. 

Ms Brady explained that all properties were included in the Heritage Overlay map but left out of 
the HO642 Statement of Significance. 

(iii) Discussion 

The Panel has already determined that, for procedural reasons, the HO642 Statement of 
Significance should not be revised to give 268-270 Toorak Road and 16 Forster Street a heritage 
category.  The Panel discusses what it would have concluded if the Amendment had accurately 
documented these properties. 

The 270 Toorak Road building has been substantially altered to the point where it is no longer 
intact.  If it was viewed as an independent building, the Panel would have recommended it be 
categorised as non-contributory.  However, 268 and 270 Toorak Road were intentionally designed 
to have a relationship with each other.  Both buildings have the same broad decorative wall pillars 
and parapet trim which inform that they likely replicated each other’s design.  The 270 Toorak 
Road features have been cladded in more recent times, but their original form is evident.  The 
Panel agrees with Ms Brady that both buildings read as a pair which contribute to the precinct’s 
significance. 

The property at 16 Forster Street differs to contributory properties along Toorak Road and Chapel 
Street which have modern buildings constructed to the rear of the original heritage fabric.  It 
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appears that 16 Forster Street originally formed part of 268-270 Toorak Road but has been 
subdivided and is a separate property.  The modern building on its own property title and street 
address at 16 Forster Street does not contribute to the precinct’s significance. 

The building at 268 Toorak Road is a corner property with two elevations.  However, its western 
elevation is along a narrow laneway and views of 16 Forster Street from Toorak Road are acute 
and diminished.  The rear of 268 Toorak Road has later alterations which provide curtilage to the 
original heritage fabric.  Therefore, 16 Forster Street would not impact on the precinct’s heritage 
and does not need to be included. 

(iv) Conclusions and recommendation 

The Panel concludes: 

• 268-270 Toorak Road and 16 Forster Street, South Yarra are contributory properties in 
the Chapel Street North Precinct (HO642) but should not be identified through the 
Amendment because they were omitted from the exhibited the HO642 Statement of 
Significance. 

• 16 Forster Street does not contribute to the Chapel Street North Precinct (HO642) and 
should not be included because any future development would not impact surrounding 
heritage fabric. 

• The grades map in the HO642 Statement of Significance should show 268-270 Toorak 
Road without any heritage category and exclude 16 Forster Street. 

The Panel recommends: 

 Amend the Heritage Overlay map to remove 16 Forster Street, South Yarra. 

5.2 566 Chapel Street, South Yarra 

(i) The issue 

The issues are whether it is appropriate and justified to include all of 566 Chapel Street, South 
Yarra as a contributory property in the Chapel Street North Precinct (HO642). 

(ii) Evidence and submissions 

Council explained that 566 Chapel Street: 

• was previously graded A2/Significant in the Palermo Estate Precinct (HO128) 

• is proposed to be categorised as a contributory property in the Chapel Street North 
Precinct (HO642). 

Mulberry's Aust Pty Ltd objected to the Heritage Overlay being applied to all of 566 Chapel Street.  
It submitted: 

• it purchased 566 Chapel Street in 2000 and developed a multi-storey building to the rear 
of the existing double storey Victorian heritage building 

• as part of the development, the property was subdivided into: 
- Lot 1 comprising the heritage building fronting Chapel Street 
- the new rear addition which was further subdivided into strata lots 

• there is no legal association between Lot 1 and the rear strata lots 

• the HO642 heritage citation does not acknowledge the subsequent subdivisions 
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• the heritage building has had several alterations which are mostly sympathetic to the 
building’s original character 

• the new building being Lots 2-7 of 566 Chapel Street does not contribute to the area’s 
heritage value and should not be categorised as ‘contributory’. 

Ms Brady stated that although the property is “somewhat isolated from the precinct”, it is clearly 
consistent with the buildings and streetscape to the north, particularly the similar Victorian shop 
on the north-east corner of Oxford Street. 

Ms Brady considered the front section of the property has a largely intact first floor and altered 
ground floor to a depth of the original building “demonstrably of the significant period of the 
precinct”.  She added that the Heritage Overlay should be applied to all of 566 Chapel Street: 

• because any future development along Oxford Street could impact the heritage fabric at 
Lot 1 of 566 Chapel Street and 568-570 Chapel Street 

• to enable future development to be assessed within this context. 

Council provided a copy of the Plan of Subdivision for 566 Chapel Street, South Yarra.  It shows the 
two storey Victorian building as Lot 1 and the more recent three storey mixed use building to the 
rear as Lots 2-7.  Council submitted that: 

• the HO642 Statement of Significance be amended to identify Lot 1, 566 Chapel Street as 
the part of the land which contributes to the precinct 

• the Heritage Overlay should apply to the modern development (Lots 2-7) to manage any 
future development. 

(iii) Discussion 

The building at Lot 1, 566 Chapel Street is largely intact with many of its original features clearly 
legible from the street. Furthermore, its similarity and relationship to the building on the opposite 
corner defines the intersection of Oxford Street with Chapel Street. 

The modern building at Lots 2-7 is: 

• sympathetic to, but clearly distinct from, the original Victorian shop 

• set back enough from Chapel Street to minimise impact on the heritage building’s façade. 

However, unlike many of the commercial properties along street, 566 Chapel Street is a corner 
site.  Future external changes to the modern building need to respond sensitively to the side 
elevations of the heritage buildings at 566 Chapel Street and 568 Chapel Street directly opposite.  
Both side elevations are highly visible from different vantage points along Chapel Street.  The 
Heritage Overlay should be applied to all of 566 Chapel Street to ensure that any future 
development on any part of the site responds sensitively to the surrounding heritage fabric in the 
precinct.  This is consistent with Heritage Overlay curtilage advice in Planning Practice Note 1. 

The entire property should be categorised as contributory in the Statement of Significance.  It is 
currently obvious that the original Victorian building (Lot 1) contributes to the precinct while the 
modern new building (Lots 2-7) does not.  However, over time, this differentiation may diminish. 

Revising the HO642 Statement of Significance to explain that Lot 1, 566 Chapel Street contributes 
to the precinct would not clarify that the remaining part of the property does not.  The Heritage 
Overlay Schedule grades map currently identifies 566 Chapel Street as a contributory property.  It 
would be clearer to confirm that the modern building (Lots 2-7) is not a contributory element of 
the property. 
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(iv) Conclusions and recommendation 

The Panel concludes that: 

• It is appropriate and justified to include all of 566 Chapel Street as a contributory 
property in the Chapel Street North Precinct (HO642). 

• HO642 Statement of Significance should be amended to clarify that Lots 2-7 form part of 
a modern new building which does not contribute to the heritage significance of the 
precinct. 

The Panel recommends: 

 Amend the following Statement of Significance: 
a) HO642 (Chapel Street North Precinct), as shown in Appendix D3, to clarify that 

Lots 2-7 at 566 Chapel Street do not contribute to the heritage significance of the 
precinct. 
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6 Airlie Avenue Precinct (HO178) 

Exhibited Statement of Significance 

What is significant? 

The Airlie Avenue Precinct, comprising 1-51 & 2-44 Airlie Avenue, 74-100A Chomley Street, 546-614 High 
Street, 1-67 & 2-46 Highbury Grove, 27-35 & 30-48 Irving Avenue, 2-18 Kelvin Grove, 1-21 & 2-36 Larnook 
Street, and 1-5 & 2-28 Willis Street, Prahran, is significant. 

Streets and allotments in the precinct were created by successive subdivisions of the Merville Estate and 
Victoria Estate from 1879 to 1910. The earliest house in the precinct is the bichrome brick villa ‘Cathcart’ at 
568 High Street of 1880. Residential development dating from 1880-90 characterises the northern half of 
the precinct, as well as two rows of shops of this era on High Street. Federation/Edwardian era residential 
predominates in the southern half, in keeping with its later subdivision dates. 

Elements which contribute to the significance of the precinct include: 

- The high degree of intactness of the precinct to its c1930 state, due to the low level of later redevelopment 

- The intactness of the buildings to their original state, with buildings typically retaining with their street 
presentation largely unaltered, apart from some changes to verandahs and windows 

- The single-storey scale of the residential streets, and the mixed single- and double-storey scale of the 
High Street section 

- The use of hipped roofs, timber, bichrome face brick or cement-render cladding to Victorian-era buildings, 
with a shift to gable-fronts and red face brick in the Federation and early interwar periods 

- The irregular subdivision pattern which demonstrates the piecemeal creation and extension of streets 
over a 30 year period, and whose boundaries are often indicated by east-west running laneways 

- The presence of laneways, many of them retaining their bluestone pitches, which not only provided 
access to nightsoil carts prior to the introduction of sewers c1900, but also provided pedestrian access 
between the cul-de-sacs 

- Mature street trees, particularly the London Planes in Larnook Street. 

How is it significant? 

The Airlie Avenue Precinct, Prahran, is of local historical and aesthetic significance. 

Why is it significant? 

The precinct is of historical significance for its illustration of the ad hoc nature of late nineteenth-century and 
early twentieth-century subdivisions of large estates into suburban streets and allotments, resulting in an 
irregular street pattern and a number of cul-de-sacs linked by pedestrian laneways. The successive 
subdivisions are readily apparent due to the almost complete physical separation of the two principle eras – 
Victorian and Federation – sometimes at either end of a single street. The relatively modest means of many 
of Prahran’s residents are illustrated by the many timber Victorian single-fronted cottages, as well as semi-
detached Federation dwellings. These are interspersed with a number of more substantial, double-fronted 
houses of both eras. The need for local shops in pre-automobile residential areas is illustrated by two rows 
of Victorian shops on High Street. (Criterion A) 

The precinct is of aesthetic significance due to the regular rhythms created by identical rows of detached 
houses – for example Victorian timber cottages on Willis Street and rendered and timber villas on Airlie 
Avenue – and rows of asymmetrical semi-detached and symmetrical Edwardian and early interwar 
dwellings – for example on Highbury Grove, Airlie Avenue, Larnook Street and Irving Avenue. This rhythm 
is supported by the very consistent use of red face brick for both the Federation-era and inter-war era 
dwellings in the precinct. The aesthetic significance of the precinct is further enhanced by dwellings with 
unusual forms of ornamentation, such as the row of timber Victorian houses with pedimented front windows 
at 5-9 & 15 Airlie Avenue, and the single-fronted Victorian house at 84 Chomley Street with highly 
decorative cast-cement enrichments. The two rows of Victorian shops on High Street are enhanced by their 
shopfronts: with the original timber shopfronts at 602-610 High Street and Federation-era Brooks & 
Robinson shopfronts with Art Nouveau leadlights at 546-552 High Street. (Criterion E) 
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6.1 HO178 Precinct map 

 
Source: HO178 Heritage citation, 11 June 2020 
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6.2 554A High Street, Prahran 

(i) The issues 

The issues are whether it is appropriate and justified to categorise 554A High Street, Prahran as a 
contributory property in the Airlie Avenue Precinct (HO178). 

(ii) Evidence and submissions 

18 Spring Pty Ltd, owner of 554A High Street, attached a heritage assessment prepared by Lovell 
Chen.  The assessment concluded: 

• the subject dwelling’s early state is no longer legible because: 
- it has been substantially altered to construct a shop in its front setback 
- its original appearance is no longer intact 

• the property should be recategorised as non-contributory 

• buildings around the Chomley and High streets intersection could be removed from the 
Precinct without impacting its residential character or significance 

• the shop at 546-552 High Street, if found to be significant, could be managed more 
appropriately without the need to include its non-contributory neighbours. 

18 Spring Pty Ltd called expert evidence on heritage from Mr Statham of Lovell Chen.  He 
considered that 554A High Street is not intact and no longer contributed to the precinct’s 
significance.  He explained the dwelling had been substantially altered to: 

• remove the single storey projecting wing 

• reorientate the arched entrance porch to allow entry from the east 

• remove the entire garden setting and original masonry fence 

• remove the original windows and fretwork 

• substantially remove parts of the brick balcony and decorative features 

• replace the gable end’s strapping. 

Mr Statham included photos which compared the property’s current appearance with the 1960s.  
These are shown in Figure 2. 

Figure 2 554A High Street appearance today and in the 1960s 

1960s Current 

  
Source: Evidence of Mr Statham, p22 
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Ms Brady also considered the property did not contribute to the precinct’s significance for reasons 
similar to Mr Statham’s.  She recommended the property be recategorised to non-contributory 
but retained in the precinct. 

Council adopted Ms Brady’s evidence. 

(iii) Discussion 

The Panel notes agreement between Ms Brady, Mr Statham, Council and 18 Spring Pty Ltd that 
554A High Street, Prahran is a non-contributory property.  The property ceased to contribute from 
when the retail building was constructed on its front garden and associated alterations were made 
to the original dwelling.  The Panel agrees that the property no longer presents as an Edwardian 
era building and does not contribute to the precinct’s significance. 

Chapter 6.3 explores how recategorising 554A High Street, Prahran as a non-contributory property 
affects the precinct’s intactness and cohesion. 

(iv) Conclusion 

The Panel concludes that 554A High Street, Prahran is not intact, does not contribute to the Airlie 
Avenue Precinct (HO178) and should be recategorised to a non-contributory property. 

6.3 Precinct assessment 

(i) The issue 

The issue is whether the proposed extended Airlie Avenue Precinct (HO178), including 554A High 
Street as a non-contributory property, is intact and cohesive. 

(ii) Evidence and submissions 

18 Spring Pty Ltd objected to the Airlie Avenue Precinct being extended to apply to High Street 
properties or, if applied, it should not extend to properties west of 566 High Street.  It submitted 
the commercial properties at the corner of High and Chomley Streets were ‘enveloped’ by 
substantial contributory surrounds.  It added: 

The shops are not demonstrative of the elements that are significant for the Airlie Precinct. 
The mixing of uses and built forms in this manner is discordant and perhaps explains why 
Stonnington has generally avoided creating such precincts within its Scheme – preferring to 
distinguish commercial and residential heritage precincts. Indeed, such distinction between 
commercial and residential is important in Stonnington when applying local policy. 

18 Spring Pty Ltd considered there was insufficient strategic work to justify the commercial 
properties being included in the precinct.  It requested that the precinct boundary be realigned to 
exclude these High Street properties, as well as the non-contributory properties at 96-100/100A 
Chomley Street.  18 Spring Pty Ltd provided a comprehensive suite of information including 
Planning Scheme maps, aerial perspectives and photos to support its submission.3 

Mr Statham stated: 

• the proposed north-west portion of the Airlie Avenue Precinct comprising 96-100/100A 
Chomley Street and 546-574 High Street make little contribution to the identified 
heritage values of the precinct 

 
3 Document 24 



Stonnington Planning Scheme Amendment C304ston  Panel Report  30 November 2021 

Page 35 of 75 
 

• the buildings at 96-100/100A Chomley Street and 546-554A High Street have low 
intactness, integrity and significance and do not demonstrate the heritage values of the 
precinct set out in the HO187 Statement of Significance 

• recategorising 554A High Street from contributory to non-contributory has compounded 
the issues of low intactness, integrity and significance 

• the HO187 Statement of Significance had errors which elevated the significance of 554A 
High Street. 

Mr Statham referred to previous heritage studies, various historic plans of subdivisions and photos 
to support his position.  He considered 546-576 High Street no longer resembled the six lots along 
High Street 

Ms Brady supported including the properties proposed to form part of the extended Airlie Avenue 
Precinct (HO178).  She explained: 

• the non-contributory properties around High and Chomley Streets are comparable with 
others in the existing precinct 

• the proposed section along High Street is part of the precinct’s historical development 

• the commercial properties at 546-552 High Street complement the historic shops at 602-
610 High Street and could be seen to ‘book-end’ the commercial section of High Street in 
the precinct 

• 554A High Street should remain in the precinct as a non-contributory property. 

Council adopted Ms Brady’s evidence.  At its 1 March 2021 meeting, Council resolved to support a 
proposal to recategorise 554A High Street from contributory to non-contributory. 

(iii) Discussion 

The Airlie Avenue Precinct (HO178) is a modern label to describe an area of ad hoc late nineteenth 
century and early twentieth century subdivisions of large estates.  This is evident in the precinct’s 
irregular street pattern and pedestrian laneways.  The residential properties along High Street can 
be readily understood as being associated with the residential properties in the remaining 
precinct.  The Precinct’s intactness declines towards the northern end of the precinct. 

The commercial properties at 546-552 High Street are recognisable as buildings of their era 
irrespective of their alterations.  The alterations have been done sensitively to respond to the 
existing heritage fabric.  Having concluded that 554A High Street does not contribute to the 
precinct’s significance, the group of shops at 546-552 High Street forms an ‘island’ surrounded by a 
considerable extent of non-contributory properties along High Street to the east and Chomley 
Street to the south. 

This cannot be compared with the extent of non-contributory properties in Highbury Grove and 
Airlie Avenue.  A heritage precinct is evident through the surrounding significant and contributory 
properties, including those opposite the non-contributory properties.  This does not apply to the 
north-west corner of the precinct. 

At the north-west corner, the ability for someone to recognise a precinct is challenged by the 
extent of non-contributory properties combined with the absence of contributory properties 
across the street.  When standing at the corner of High and Chomley Streets, the heritage shops 
appear to be freestanding without any relationship to its surrounds.  From that point, there is no 
clear view of heritage fabric along either street. 



Stonnington Planning Scheme Amendment C304ston  Panel Report  30 November 2021 

Page 36 of 75 
 

The HO178 Statement of Significance precinct map identifies all of 546-550 High Street as a 
significant property.  The Panel does not question this mapping but notes that about 17 metres of 
the property’s frontage along Chomley Street comprises a car park looking towards the back of the 
heavily altered rear of building.  When combined with the non-contributory properties at 96 to 
100 Chomley Street, there is no understanding of a precinct. 

The north-west corner is not sufficiently intact to include in the precinct.  It would be inappropriate 
to include these properties simply to retain a group of shops which have no clear relationship with 
the remaining precinct. 

The commercial properties at 602-610 High Street form part of the existing Airlie Avenue Precinct 
and appear to be highly intact to retain their original ground floor shop fronts.  This is rare for 
commercial properties.  They were not subject to an objecting submission and the Panel does not 
comment on whether it is appropriate to include them in the precinct. 

The properties at 546-552 High Street do not compare well with 602-610 High Street because: 

• 602-610 High Street is a highly intact group of shops within a highly intact section of the 
precinct along and around High Street between Highbury Grove and Airlie Avenue 

• the two commercial strips are at such a distance from each other they appear to be two 
independent and unrelated groups of shops 

• ‘book-ending’ is a modern notion unrelated to the shop’s historic context and cannot be 
reasonably understood. 

There is a more recognisable relationship between 546-552 High Street and other Victorian and 
Edwardian commercial properties on the north side of High Street, west of Chatsworth Road.  The 
commercial properties along High Street appear to have been an emergence of a ‘High Street’ 
shopping strip serving a broader catchment. 

Council has recognised Stonnington’s historic commercial strips through the Toorak Road Precinct 
(HO150) and Chapel Street North Precinct (HO642).  Subject to further investigating the heritage 
significance of historic commercial properties along High Street, Council should consider a similar 
approach. 

(iv) Conclusions and recommendations 

The Panel concludes: 

• Properties at 546-550, 552, 552A-554 and 554A High Street and 96, 98, 100 and 110A 
Chomley Street, Prahran should be excluded from the Airlie Avenue Precinct (HO178) 
because they cannot be readily recognised as forming part of the broader precinct and 
do not present as a cohesive collection of properties. 

• The commercial properties at 546-552 High Street, Prahran appear to have a relationship 
with other Victorian and Edwardian commercial properties to their northwest. 

• Council should consider investigating, through a separate process, whether the 
commercial properties at 546-552 High Street, Prahran and those on the north side of 
High Street, west of Chatsworth Road, are candidates for a heritage precinct. 

The Panel recommends: 

 Amend the Heritage Overlay map to remove 546-550, 552, 552A-554 and 554A High 
Street and 96, 98, 100 and 110A Chomley Street, Prahran. 
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 Amend the following Statement of Significance: 
a) HO178 (Airlie Avenue Precinct), as shown in Appendix D2, to delete references to 

546-550, 552, 552A-554 and 554A High Street and 96, 98, 100 and 110A Chomley 
Street, Prahran. 

6.4 1A Airlie Avenue, Prahran 

(i) The issues 

The issues are whether it is appropriate and justified for the HO178 Statement of Significance to 
categorise 1A Airlie Avenue, Prahran as: 

• significant in the Airlie Avenue Precinct (HO178) in the precinct map 

• Significant (B) in the grades table. 

(ii) Evidence and submissions 

Airlie Women's Clinic, owner of 1A Airlie Avenue, objected to the property being categorised as 
significant or Significant (B) in the Statement of Significance.  The Stonnington Heritage Guidelines 
defines both categories: 

Significant places - places of either national, state or local significance including individually 
listed places and places in a heritage precinct graded A1, A2 or B. 

… 

B buildings 

Buildings which are substantially intact representatives of particular periods or styles which 
either gain their significance from their location within a largely intact heritage precinct or 
would otherwise have been graded A1 or A2 if they had not been significantly altered. 

Airlie Women's Clinic submitted the Significant (B) category: 

• contradicts advice in Planning Practice Note 1 which discourages letter grades 

• is unhelpful and misleading. 

Airlie Women's Clinic sought to have the property categorised as contributory.  It called expert 
evidence on heritage from Mr Briggs of John Briggs Architects Pty Ltd. 

Mr Briggs stated the property is not distinctive enough to be categorised as significant because it 
has no fabric that can be appreciated as significant from the public realm.  He considered it would 
be appropriately categorised as contributory if front foliage was removed to show the building’s 
front features, character and appearance from the public realm. 

Mr Briggs compared photos of the building’s features, as shown in Figure 3, with photos of 
significant properties in the precinct to demonstrate that 1A Airlie Avenue was less distinctive.  He 
referred to the Kelvin Grove Precinct which had similar Edwardian era houses but were 
categorised as contributory. 
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Figure 3 1A Airlie Avenue building features 

 
Front entry 

 
Façade behind front trees 

Source: Evidence of Mr Briggs, p4 

Mr Briggs considered the property to not be sufficiently intact to be significant.  He referred to the 
property’s alterations including the northern building extension, including the side covered 
walkway and solid front fence which obscures views to the building.  He stated: 

The distinction between ‘Significant’ and ‘Contributory’ buildings is that the former are of 
heritage importance as stand-alone entities whilst a contributory building is not considered to 
have heritage importance unless it is a part or a group of related places and that heritage 
group is the entity having heritage importance. The heritage value of the group amplifies the 
value of the individual property that contributes to the group. 

Ms Brady supported the property being categorised significant.  She agreed with the citation that 
1A Airlie Avenue has one of the largest Federation houses and one of the detached double-fronted 
villas in the precinct.  She considered the building: 

• to be one of the notable examples with a diagonal building plan including a three-sided 
front verandah at the building’s corner 

• retained most of its original Federation form and detailing 

• had limited alterations which were set well back from the building façade. 

Ms Brady acknowledged the front fence, wide driveway and ramp, covered side walkway, and 
other elements detract from the presentation of the building and property but found them to be 
reversible. 

Council adopted Ms Brady’s evidence and submitted: 

• policy is applied in response to the assessed level of significance at the planning permit 
stage – not the other way around 

• it is conscious that it has to move towards categorising heritage as significant, 
contributory or non-contributory, consistent with the Stonnington Heritage Strategy and 
Action Plan. 

Council disagreed with Mr Briggs’ differentiation between a significant and contributory building 
within the context of Stonnington’s grades system.  Like Airlie Women's Clinic, Council referred to 
the Stonnington Heritage Guidelines which define a Significant (B) building as substantially intact. 
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(iii) Discussion 

The expert evidence of Ms Brady and Mr Briggs persuaded the Panel that 1A Airlie Avenue is 
comparable with other significant properties in the precinct to be categorised as significant.  While 
Mr Briggs sought to recategorise the property to contributory, his photos show that the original 
heritage building is highly intact and retains most of its original form and details. 

The front vegetation and solid fence can be easily and readily reversed.  Like other significant 
contributory properties in the precinct, including the significant property at 3 Airline Avenue, the 
building has a rear addition.  The single storey rear addition at 1A Airlie Avenue sits modestly 
behind the original heritage building and there has been an attempt to use colours and materials 
to sensitively respond to the heritage fabric.  The relatively small covered walkway, while it does 
not diminish the significance of the original building, is reversible. 

Planning Practice Note 1 discourages letter grades for heritage places.  Such grades have no place 
in a modern planning system.  The term ‘grade’ which oddly continues to be referred to in the 
practice note, is partly the cause of this confusion.  Council is commended for taking action to 
transition towards modern heritage categories. 

The Panel does not support using the redundant letter grades system if it was proposed to be 
applied on a permanent basis.  However, the grades are proposed on an interim basis to support 
the transition process, which will include heritage policy reference changes.  The Panel supports 
categorising 1A Airline Avenue as Significant (B) on this basis. 

(iv) Conclusions 

The Panel concludes: 

• It is appropriate and justified to include 1A Airlie Avenue, Prahran as a significant 
property in the Airlie Avenue Precinct (HO178). 

• 1A Airlie Avenue, Prahran should be categorised as Significant (B) in the grades table of 
the HO187 Statement of Significance until the Stonnington Planning Scheme transitions 
to the modern heritage categories. 

6.5 20 Willis Street, Prahran 

(i) The issue 

The issue is whether it is appropriate and justified to include all of 20 Willis Street, Prahran as a 
contributory property in the Airlie Avenue Precinct. 

(ii) Evidence and submissions 

The 20 Willis Street owner objected to the Heritage Overlay being applied to her property for 
reasons considered in Chapters 3.2 and 3.4 of this report and are not repeated here.  The owner 
did not question the HO178 heritage citation or her property’s heritage significance. 

Ms Brady supported all of 20 Willis Street being included as a contributory property in the Airlie 
Avenue Precinct.  She stated that while some rears of properties may not be visible to the street, 
future development which is not appropriately managed may have a negative impact on the 
contributory building and the precinct. 

Council accepted Mr Brady’s evidence. 
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(iii) Discussion 

The house at 20 Willis Street, like others in the street, is detached with partial views of the side 
elevations.  The Amendment identifies all but one property on the southern side of Willis Street as 
contributory to the Airlie Avenue Precinct.  This is a three-dimensional relationship comprising the 
house and its surrounding curtilage. 

The Panel does not agree with the owner that anything beyond the façade would not be visible 
from the street.  The property’s contribution to the street includes views towards the roofline 
which extends many metres beyond the facade, and part of the side elevations.  The side walls of 
the heritage building and the modern extension to the rear can be seen from the street. 

The existing heritage fabric may be negatively affected by: 

• a first-floor addition with insufficient setback from the façade to appreciate the building’s 
three-dimensional presentation 

• an overly dominating and insensitive rear addition. 

The Heritage Overlay should be applied to the entire property to enable Council to appropriately 
assess the potential impact of future development on 20 Willis Street on the precinct.  This is 
consistent with advice in Planning Practice Note 1.  Importantly, a façade is a wall – not a building. 

The property at 20 Willis Street should be included in the Airlie Avenue Precinct because it is highly 
intact and contributes to the precinct’s significance. 

(iv) Conclusion 

The Panel concludes that it is appropriate and justified to include 20 Willis Street, Prahran as a 
contributory property in the Airlie Avenue Precinct (HO178). 
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7 Other heritage precincts 

7.1 Palermo Estate Precinct (HO128) 

Exhibited Statement of Significance 
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What is significant? 

The Palermo Estate Precinct, South Yarra comprising 1-37 & 2-32 Cunningham Street, 1-25 & 2-30 
Palermo Street, 11A-13 & 12-16 Oxford Street and 14 Forster Street South Yarra is significant. These 
streets were subdivided in 1877 with all houses constructed between 1877 and 1919. 

The following properties are Non-contributory to the precinct: 2, 4,16, 18 & 22 Cunningham Street and 18A 
Palermo Street. The rest are contributory. The bluestone pitched kerbs, channels and laneways also 
contribute to the significance. 

How is it significant? 

The Palermo Estate Precinct, South Yarra, is of local historic, representative and aesthetic significance to 
the City of Stonnington. 

Why is it significant? 

The Palermo Estate Precinct is of historical significance as tangible evidence of the influence of both public 
transport and employment centres on the construction of housing in South Yarra. Bolstered by the 
extension of the rail line from South Yarra to Oakleigh in 1879, the introduction of special workingmen’s 
fares in 1882 and the opening of tramway lines along Toorak Road and Chapel Street in 1888, the area 
saw a rapid expansion in the development of local industries which in turn saw an acceleration of 
residential development. Halted by the depression of the 1890s the area saw a second wave of residential 
development after the establishment of the Tramways Trust in 1910 brought easier access and new 
employment opportunities. (Criterion A) 

The precinct is significant for its illustration of popular residential architectural styles of the Victorian, 
Edwardian, and interwar periods with a relatively high intactness of buildings.  The precinct is of 
architectural significance for its collection of Victorian Italianate terrace rows, cottages and houses that, 
although modestly scaled, illustrate the stylish dwellings that were occupied by trade and service-industry 
workers of South Yarra during the nineteenth century. The modestly scaled dwellings, which comprise a 
high proportion of terrace rows and single-fronted houses and some semi-detached dwellings on smaller 
allotments, provide evidence of the more modest finances of the original occupiers. The predominant style 
in the late nineteenth century and the first years of the twentieth century was the Italianate. These houses 
display characteristic elements such as low-pitched hipped roofs, chimneys with a rendered cornice, 
bracketed eaves, front verandahs with chamfered posts or Corinthian columns and cast-iron ornament, 
double-hung sash windows often with sidelights, and four-panelled front doors. 

‘Albert Terrace’, built in 1877 at 23-33 Cunningham Street, stands out within the precinct for both its size 
and refinement in detail. Simply designed, this two-storey brick terrace row displays a restraint in detail that 
is more commonly associate with earlier Victorian regency architecture. This is evident in the symmetrical 
arrangement and rhythm of the principal façade, long narrow proportion of the first-floor widows, lack of 
applied ornamentation, other than a centrally placed pediment with decorative scrolls and the word Albert 
Terrace embossed, and the understated use of cast iron brackets to the verandah. 

Two properties along Cunningham Street reflect a slightly later period of development. These are the single 
storey semi-detached pair of Federation Queen Anne houses at Nos. 35-37 built in 1905, and the Interwar 
duplex at no. 20 built in 1919. 

2-18 Palermo Street are representative of a transitional style between earlier Federation architecture and 
the Californian Bungalow of the 1920s. Simply detailed these houses all display similar design 
characteristics indicating that they were built by a single builder. (Criterion D) 

While most of the houses in the precinct have typical Victorian Italianate forms and details, their rapid 
construction by a small group of builders has been created by an unusually high level of overall consistency 
in the streetscapes, as well as a small point of difference. The distinctive streetscape of Palermo Street is 
characterised by its numerous rows of attached single storey brick cottages. Streetscapes of these terrace 
rows are becoming increasingly rare within this section of Stonnington due to a significant amount of 
demolition that occurred in the 1960s for the Housing Commission of Victoria and recent development 
pressures. The streetscapes themselves are enhanced by the retention of the streets asphalt surface, 
bluestone kerbing and guttering and asphalt foot paths with no nature strips. (Criterion E) 
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(i) The issues 

The issues are whether 30 Palermo Street, South Yarra: 

• is sufficiently intact to contribute to the Palermo Estate Precinct’s heritage significance 

• should be included in the Palermo Estate Precinct 

• whether the HO128 heritage citation accurately describes the precinct. 

(ii) Evidence and submissions 

The owner of 30 Palermo Street, South Yarra objected to their property being included in the 
Palermo Estate precinct.  The owner submitted the property has been substantially altered and is 
not sufficiently intact to contribute to the Precinct.  They explained: 

• a large brick wall and garage has been constructed along the front and side boundaries 

• windows have been replaced with unsympathetic windows 

• the slate roof has been replaced. 

The owner considered the altered property did not form part of a cohesive heritage streetscape. 

The owner submitted that the HO128 heritage citation: 

• inaccurately described the property’s age and history 

• did not substantiate the note “most of the houses in the precinct were constructed by a 
small group of builders”. 

Ms Brady supported 30 Palermo Street being categorised a contributory property in the Palermo 
Estate Precinct.  She explained the property: 

• has alternations including non-original windows to the façade and east elevation, which 
are reversible and do not dimmish the heritage value 

• contributes to the built form attributes and significance of the heritage precinct. 

Ms Brady agreed this part of the precinct had some diversity but noted the precinct’s significance 
was for various architectural styles of the Victorian, Edwardian and interwar eras.  She noted that 
not all heritage precincts are homogenous. 

Ms Brady identified an error in the HO128 heritage citation between: 

• the ‘Place history’ section which dates the house from 1876 

• the precinct grades schedule which dates the house from 1887. 

She stated the City of Prahran rate books supported the 1876 date, making it one of the earliest 
houses in the precinct. 

(iii) Discussion 

The property at 30 Palermo Street is unlikely to have been considered sufficiently intact to justify 
applying the Heritage Overlay as an individual listing.  In addition to the identified alterations, the 
house appears to be missing its chimneys.  However, the Amendment proposes to include it as a 
contributory property in an existing precinct.  The property needs to contribute towards the 
precinct’s significance without the same level of intactness as an individual place. 

The non-original windows appear to have altered the opening size and proportions.  If the house 
was masonry, these alterations may be more difficult to reverse.  However, as a weatherboard 
building, the Panel agrees with Ms Brady the windows can be replaced with those which are more 
sensitive to its original design.  The solid brick front fence and front yard alterations are also 
reversible. 
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The Panel agrees with Ms Brady that 30 Palermo Street should be included as a contributory 
property in the Palermo Estate Precinct (HO128). 

(iv) Conclusions 

The Panel concludes: 

• 30 Palermo Street, South Yarra should be included from the Palermo Estate Precinct 
(HO128) because it is sufficiently intact to contribute to Palermo Estate Precinct (HO128) 
heritage significance. 

• The HO128 heritage citation should be revised to change the house’s build date from 
1887 to 1876. 
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7.2 Chomley Street Precinct (HO386) 

Exhibited Statement of Significance 

  

What is significant? 

The Chomley Street Precinct, comprising 7-95 Chomley Street and 15-21 & 34-38 Packington Place, 
Prahran, is significant. 

It is an Edwardian residential streetscape developed in a remarkably short period of time between c1911 
and c1913. This period marked a renewed surge of development across the broader municipality following 
the hiatus in building activity caused by the 1890s depression. Building stock in the precinct mainly 
comprises semi-detached cottage pairs, a smaller number of single-fronted detached cottages, and also 
includes a reasonably rare hybrid example of an Edwardian corner store and attached residence. 

Elements which contribute to the significance of the precinct include (but are not limited to): 

- high degree of intactness of the area to its c1913 state arising from the near absence of modern infill 

- all Edwardian building stock including the shop and attached residence at 69-71 Chomley Street 

- the extent to which the development over a single time period is apparent 

- the overall regularity of the built form, including groups of houses by a single developer, and subtle variety 
in the character and expression of individual housing stock 

- the public domain elements created in relation to Packington Place, including the widened cul-de-sac at 
its east end and the pedestrian link to Chomley Street 

- intactness of individual buildings to their original states. Dwellings typically survive with their presentation 
to the street largely unaltered retaining verandahs and decorative render and timber detailing 

- the consistent, modest single-storey scale of the built form 

- the generally uniform front setbacks and modest side setbacks 

- red face brick, render and timber materiality, with some cast-iron verandah ornament typical of the 1910s, 
and gabled or hipped roofscapes with chimneys and terracotta or slate tile cladding 

- the almost complete absence of on-site vehicle accommodation 

- consistent low front fence height in most sections of the streetscape. 

How is it significant? 

The Chomley Street Precinct is of local historical and aesthetic significance. 

Why is it significant? 

The Chomley Street Precinct is of historical significance as evidence of the major phase of suburban 
development which took place in the municipality in the first two decades of the twentieth century as the 
economy recovered after the 1890s depression (Historical theme: 3.3.5 Recovery and Infill 1900-1940). The 
precinct also demonstrates a rare pattern of settlement in Prahran as a complete and uninterrupted 
Edwardian streetscape resulting from a 1910s subdivision. This includes unusual aspects of private 
subdivision including the widened cul-de-sac of Packington Place and pedestrian link between it and 
Chomley Street. In this part of the municipality, Edwardian dwellings more typically occur as infill 
development in partially complete 1880s subdivisions. In addition, the precinct highlights the important role 
of the corner shop in serving local neighbourhoods prior to the advent of the motor car and supermarkets 
(Historical theme: 7.1 Serving local communities). (Criterion A) 

The precinct is of aesthetic significance for its remarkably intact and cohesive collection of Edwardian semi-
detached and villa housing. While individual buildings are reasonably typical of the period, the repetitive 
rhythm established by the concentration of broadly similar facade designs is of particular significance. 
(Criterion E) 
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(i) The issue 

The issue is whether it is appropriate and justified to include 83 Chomley Street, Prahran as a 
contributory property in the Chomley Street Precinct (HO178). 

(ii) Evidence and submissions 

The owner of 83 Chomley Street objected to the Heritage Overlay being applied to her property 
because the dwelling had been altered to the point where it did not have sufficient local heritage 
significance.  She submitted that while the external façade is Edwardian: 

• the external walls have been painted 

• security shutters and screens have been added to external windows 

• there has been external plumbing and electrical work 

• the roof has been cladded with corrugated sheeting 

• the front fence is not in keeping with the original style. 

Ms Brady supported 83 Chomley Street being categorised a contributory property in the Chomley 
Street Precinct.  She explained the property: 

• clearly contributes to the precinct as a single storey Edwardian house 

• has external alterations which do not diminish its heritage value and are either minor or 
reversible 

• is more visible to the precinct through the adjoining side public walkway 

• does not have to be significant to be included in the precinct. 

(iii) Discussion and conclusion 

The Panel acknowledges the external alterations to the Edwardian house and agrees with Ms 
Brady that they do not diminish the property’s heritage value.  They are minor and many of them, 
including the external roller shutters, are reversible.  The property, in its relatively intact form, was 
constructed in the development era forming part of the precinct’s heritage significance.  The side 
public walkway gives the property a more three-dimensional presentation through increased 
exposure to its façade and side elevation. 

The Panel concludes that it is appropriate and justified to include 83 Chomley Street, Prahran as a 
contributory property in the Chomley Street Precinct (HO386). 
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8 Individual heritage places 

8.1 151 Finch Street, Glen Iris (HO643) 

Exhibited Statement of Significance 

 

 

 

What is significant? 

The former Crossman House at 151 Finch Street, Glen Iris, is a double-storey skillion-roofed brick veneer 
residence on a T-shaped plan, with street façade dominated by a projecting central bay with full-height 
glazing to two sides. Erected in 1976-78 (utilising an existing floor slab that had been laid on the site by a 
previous owner in 1975), it was designed by noted Melbourne architect Kevin Borland for Jules and Ruth 
Crossman, who had previously commissioned him to design a much-published block of holiday flats at 
Launching Place.  The significant fabric is defined as the entire exterior of the house, the original interior 
fabric (including built-in furniture, timber paneling, indoor garden bed, ramp, floor tiles, and kitchen and 
bathroom fitouts) as well as the original garden wall along the front property line. 

How is it significant? 

Criteria E: Importance in exhibiting particular aesthetic characteristics; and Criterion H: Special association 
with the life or works of a person, or group of persons, of importance in Stonnington’s history. 

Why is it significant? 

At the local level, the house is architecturally significant as an excellent and notably intact example of the 
work of eminent Melbourne architect Kevin Borland. Borland, who initially secured fame as one of the co-
designers of the Olympic Swimming Pool (1953-56), went on to an illustrious career that encapsulated 
highly-regarded work in both the residential and non residential sphere, securing him a succession of 
architectural awards. While Borland designed at least a dozen buildings in what is now the City of 
Stonnington, several have been demolished or much altered and others are only of limited architectural 
merit. In a municipality-wide context, the virtually unaltered Crossman House stands out as the most intact 
of several Borland-designed houses in the City of Stonnington, and also as unique surviving example of his 
mature residential work of the later 1970s (its only local comparator in that respect, the Silber House in 
Malvern East, having been demolished circa 2010). It is his most important building in the City of 
Stonnington after the celebrated Harold Holt Memorial Swimming Pool, in nearby High Street, which is 
included on the Victorian Heritage Register. In Borland’s broader oeuvre, the Crossman House is also of 
scholarly interest a follow-up commission from the same family who had engaged him to design their much-
published and award-winning block of holiday flats at Launching Place. (Criterion H) 

At the local level, the house is aesthetically significant as an example of the highly distinctive style that 
defined Borland’s mature work, particularly in the residential sphere, in the 1970s. This aesthetic, broadly 
characterised by bold angular geometry in plan form and elevation, and the frank expression of unadorned 
materials, emerged in his work in the mid-1960s and would become something of his trademark for more 
than a decade thence. The Crossman House, with its irregular skillion roofline, clerestory windows and 
unusual tripartite façade incorporating a projecting wedge-shaped stairwell/lobby with corner window wall 
and raked timber slat screen, can be considered a textbook example of his residential work of that period 
(all the more remarkable when one considers that Borland had been obliged to create the house from an 
existing rectilinear slab already laid on the site). Some of the more unusual elements of the design, such as 
the slick double-height window wall, the ramp/staircase that winds its way around an indoor garden, and the 
curved rear outbuilding, remain more potently evocative of Borland’s contemporaneous work in the non-
residential sphere (Criterion E) 
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(i) The issues 

The issues are: 

• whether the Heritage Overlay Schedule internal controls should apply to 151 Finch 
Street, Glen Iris 

• whether applying the Heritage Overlay (HO643) should be deferred until the outcome of 
the property’s nomination to the Victorian Heritage Register is known. 

(ii) Evidence and submissions 

The owner of 151 Finch Street requested that the proposal to apply the Heritage Overlay to his 
property consider the outcome of the property’s nomination to be registered on the Victorian 
Heritage Register.  He understood that Heritage Victoria was assessing the nomination and was 
aiming to make a recommendation in January or March 2021. 

The owner submitted that if 151 Finch Street is included in the Victorian Heritage Register: 

• local significance should not be considered through the Amendment because the 
Heritage Overlay will be applied to the property as a State registered place 

• the property should be considered in a more rigorous manner because: 
- it is being identified as an individual place 
- it is unusual for internal controls to be applied to a private residence. 

Regarding internal controls, the owner referred to Planning Practice Note 1 which advises: 

This provision should be applied sparingly and on a selective basis to special interiors of high 
significance. 

The owner believed the HO643 heritage citation did not provide sufficient justification for the 
internal controls.  He submitted, should the internal controls be applied, Council should prepare, in 
consultation with the owner, an incorporated document to identify works that can be exempt 
from requiring a planning permit. 

At its 1 March 2021 meeting, Council resolved to support the preparation of an incorporated 
document to present to the Panel.  It is intended to provide certainty and reduce administrative 
burden should the internal controls be applied. 

The owner prepared a draft incorporated document for the Panel’s consideration4.  Council sought 
the Panel’s recommendation regarding whether internal controls should be applied, and if so, 
whether the proposed Incorporated Document should be used. 

Ms Brady supported the Heritage Overlay being applied to 151 Finch Street but did not support 
internal controls.  She stated: 

• the house interior’s current degree of intactness is unclear 

• the relative significance for justifying the internal controls is unknown, therefore: 
- it cannot be understood whether the interior is of ‘high’ significance and special’, as 

sought by Planning Practice Note 1 
- it is difficult to conclude with confidence whether the internal controls are warranted. 

Ms Brady advised that in January 2021, the Executive Director of Heritage Victoria recommended 
the property not be included in the Victorian Heritage Register.  The Statement of 

 
4 Document 28 
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Recommendation found the property not to be of State-level significance but may be of potential 
local significance. 

Council submitted that at a Victorian Heritage Council Registration Hearing, the Regulatory 
Committee decided the property should not be included in the Victorian Heritage Register. 

(iii) Discussion 

The Panel agrees with Ms Brady that the Heritage Overlay Schedule internal controls are not 
appropriate or justified based on available information.  Planning Practice Note 1 advises that 
internal controls should be applied sparingly and selectively to interiors of high significance.  The 
Panel expects a robust assessment and justification.  There is insufficient information to 
understand whether the house’s interior reaches this necessary threshold and to justify the 
internal controls.  An incorporated document is therefore not needed. 

The Panel notes the Heritage Victoria and Victorian Heritage Council decisions to not include the 
property in the Victorian Heritage Register.  Assessing whether 151 Finch Street should be included 
in a State register differs to the threshold for assessing whether the property has sufficient local 
significance to justify the Heritage Overlay.  One process should not delay the other. 

If the property had been included in the Victorian Heritage Register after the Heritage Overlay was 
applied, Council could have amended the Heritage Overlay Schedule to identify this in the 
‘Included on the Victorian Heritage Register under the Heritage Act 2017?’ column. 

(iv) Conclusions and recommendation 

The Panel concludes: 

• There is insufficient information regarding the house’s interior at 151 Finch Street, Glen 
Iris, to justify applying the Heritage Overlay Schedule internal controls. 

• There is no need for an incorporated document to exempt internal works at 151 Finch 
Street, Glen Iris from a planning permit if internal controls are not applied. 

• The State processes for considering whether 151 Finch Street, Glen Iris should be 
included in the Victorian Heritage Register should not affect the local process for 
considering the Heritage Overlay. 

The Panel recommends: 

 Amend the Heritage Overlay Schedule to no longer apply internal controls to 151 Finch 
Street, Glen Iris (HO643). 
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8.2 546 Orrong Road, Armadale (HO644) 

Exhibited Statement of Significance 

 

 

 

What is significant? 

The single-storey interwar Spanish Mission style house at 546 Orrong Road was built in 1928 on a lot 
formed through the subdivision of the nineteenth century Elgin mansion estate. 

Elements that contribute to the significance of the place include (but are not limited to): 

- The original external form, materials and detailing of the building 

- The concrete driveway and original garage 

- The front fence and pedestrian and driveway gates 

- The domestic garden setting (but not the fabric of the garden). 

How is it significant? 

The house at 546 Orrong Road, Armadale is of local architectural significance to the City of 
Stonnington. 

Why is it significant? 

The house is architecturally significant as a finely designed, thoroughly detailed and virtually intact example 
the interwar Spanish Mission style. 

(Criterion D) 
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(i) The issue 

The issue is whether 546 Orrong Road, Armadale has sufficient local heritage significance to justify 
applying the Heritage Overlay (HO644). 

(ii) Evidence and submissions 

The owner of 546 Orrong Road objected to the Heritage Overlay being applied to his property 
because it did not have sufficient heritage significance.  The owner submitted: 

• there were other more significant properties in the area not subject to the Heritage 
Overlay 

• his property provides the opportunity for increased development density. 

Council supported the HO644 heritage citation assessment and the recommendation to apply the 
Heritage Overlay to 546 Orrong Road. 

(iii) Discussion 

The Panel responded to strategic issues and development opportunity earlier in this report and 
does not repeat this here.  As discussed in Chapter 3.2, the Heritage Overlay enables the owner to 
apply for a planning permit to develop 546 Orrong Road, subject to appropriately responding to 
the heritage fabric. 

The owner did not explain why he considered his property had insufficient heritage significance 
and did not appear as a party to the Hearing to provide further details. 

Regarding the relative significance of properties, it is only necessary for this property to compare 
with other heritage properties; it does not need to be a better example.  However, the Panel 
considers this property compares well and is superior to others.  It has a high degree of intactness 
overall including the fabric and features of the house and garage, as well as the garden’s driveway 
and paths, front fence, and gates. 

(iv) Conclusion 

The Panel concludes that 546 Orrong Road, Armadale has sufficient local heritage significance to 
justify applying the Heritage Overlay (HO644). 
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Appendix A Planning context 

The following planning context was referred to in the Amendment’s Explanatory Report and 
Council’s submission. 

A1 Planning objectives 

PE Act 

Section 4(1)(d) seeks to: 
• conserve and enhance those buildings, areas or other places which are of scientific, 

aesthetic, architectural or historical interest, or otherwise of special cultural value 

• balance the present and future interests of all Victorians. 

Planning Scheme 

Table 3 summarises the Planning Policy Framework clauses relevant to the Amendment, as set out 
in the Explanatory Report. 

Table 3 State, regional and local policies 

Relevant clauses 

15 (Built environment and heritage) 

15.01 (Built environment) 

 15.01-5S (Neighbourhood character) 
To recognise, support and protect neighbourhood character, cultural identity, and sense of place.. 

15.03 (Heritage) 

 15.03-1S (Heritage conservation) 
To ensure the conservation of places of heritage significance. 
Relevant strategies: 

- Identify, assess and document places of natural and cultural heritage significance as a basis for their 
inclusion in the planning scheme. 

- Provide for the protection of natural heritage sites and man-made resources and the maintenance 
of ecological processes and biological diversity. 

- Provide for the conservation and enhancement of those places which are of, aesthetic, 
archaeological, architectural, cultural, scientific, or social significance. 

- Encourage appropriate development that respects places with identified heritage values. 

- Retain those elements that contribute to the importance of the heritage place.  Encourage the 
conservation and restoration of contributory elements. 

- Ensure an appropriate setting and context for heritage places is maintained or enhanced. 

21 (Municipal Strategic Statement) 

21.06 (Built environment and heritage) 
 

21.06-10 (Heritage) 

To protect and enhance all significant and contributory heritage places within the City of Stonnington. 

Relevant strategies: 

- Identify additional places which meet the threshold of at least local significance, to ensure 
representation of all the historic themes relevant to the City. 
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Relevant clauses 

- Ensure that the consideration of cultural significance of places and their ongoing management is 
guided by the principles of the Burra Charter. 

- Ensure the retention of the key attributes that underpin the significance of the heritage place. 

- Encourage the conservation of elements that contribute to the significance of heritage places. 

- Ensure that new development within the Heritage Overlay respects the significance of the place. 

- Promote design excellence that clearly and positively supports the ongoing significance of heritage 
places. 

- Ensure that the design process and the consideration of applications respond to the heritage citation 
(including any statement of significance), the relevant historic themes and the ascribed level of 
significance of the heritage place. 

- Ensure that heritage values are recognised and given appropriate weight when competing policies 
apply. 

Future strategic work: Continuing the implementation of Council’s Heritage Strategy. 

22 (Local planning policies) 

22.04 (Heritage) 

 - To retain all significant and contributory heritage places. 

- To conserve, and re-use significant and contributory heritage places. 

- To ensure that new development respects the significance of heritage places. 

- To maintain views of and vistas to significant heritage places. 

A2 Other relevant planning strategies and policies  

Plan Melbourne 

Plan Melbourne 2017-2050 sets out strategic directions to guide Melbourne’s development to 
2050 to ensure it becomes more sustainable, productive and liveable as its population approaches 
8 million.  It is accompanied by a separate implementation plan that is regularly updated and 
refreshed every five years. 

Plan Melbourne is structured around seven Outcomes, which set out the aims of the plan.  The 
Outcomes are supported by Directions and Policies, which outline how the Outcomes will be 
achieved.  The following are relevant to the Amendment: 

• Outcome 4: Melbourne is a distinctive and liveable city with quality design and amenity 
- Direction 4.4: Respect Melbourne’s heritage as we build for the future 
- Policy 4.4.1: Recognise the value of heritage when managing growth and change 
- Policy 4.4.4: Protect Melbourne’s heritage through telling its stories. 

A3 Planning scheme provisions 

The Heritage Overlay purposes are: 
• To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 

• To conserve and enhance heritage places of natural or cultural significance. 

• To conserve and enhance those elements which contribute to the significance of heritage 
places. 

• To ensure that development does not adversely affect the significance of heritage places. 
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• To conserve specifically identified heritage places by allowing a use that would otherwise 
be prohibited if this will demonstrably assist with the conservation of the significance of 
the heritage place. 

The Heritage Overlay requires a planning permit to demolish, subdivide, build or carry out works.  
The Heritage Overlay enables its Schedule to specify additional controls for specific trees, painting 
previously unpainted surfaces, internal alterations and an incorporated plan (which may exempt 
buildings and works and other changes from requiring a planning permit).  The Schedule may also 
identify if a place can be considered for uses that are otherwise prohibited, subject to a planning 
permit. 

A4 Ministerial Directions and Practice Notes 

Ministerial Directions 

The Explanatory Report discusses how the Amendment meets the relevant requirements of: 

• Ministerial Direction 11 (Strategic Assessment of Amendments) 

• Ministerial Direction (The Form and Content of Planning Schemes pursuant to section 
7(5) of the PE Act). 

That discussion is not repeated here. 

Planning Practice Note 1 – Applying the Heritage Overlay (August 2018) 

Planning Practice Note 1 provides guidance about using the Heritage Overlay.  It states that the 
Heritage Overlay should be applied to, among other places: 

Places identified in a local heritage study, provided the significance of the place can be 
shown to justify the application of the overlay. 

Planning Practice Note 1 specifies that documentation for each heritage place needs to include a 
statement of significance that clearly establishes the importance of the place and addresses the 
heritage criteria.  It recognises the following model criteria (the Hercon criteria) that have been 
adopted for assessing the value of a heritage place: 

Criterion A: Importance to the course or pattern of our cultural or natural history (historical 
significance). 

Criterion B: Possession of uncommon rare or endangered aspects of our cultural or 
natural history (rarity). 

Criterion C: Potential to yield information that will contribute to an understanding of our 
cultural or natural history (research potential). 

Criterion D: Importance in demonstrating the principal characteristics of a class of cultural 
or natural places or environments (representativeness). 

Criterion E: Importance in exhibiting particular aesthetic characteristics (aesthetic 
significance). 

Criterion F: Importance in demonstrating a high degree of creative or technical 
achievement at a particular period (technical significance). 

Criterion G: Strong or special association with a particular community or cultural group for 
social, cultural or spiritual reasons.  This includes the significance of a place 
to Indigenous peoples as part of their continuing and developing cultural 
traditions (social significance). 

Criterion H: Special association with the life or works of a person, or group of persons, of 
importance in our history (associative significance). 

Planning Practice Note 91 – Using the Residential Zones (December 2019) 

Planning Practice Note 91 states: 
It is important to understand the difference between neighbourhood character and heritage. 
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While all areas of history or heritage, not all areas are historically significance. Heritage 
significance is determined by established criteria set by Commonwealth, state and local 
agencies with reference to the Burra Charter. 

The Heritage Overlay (HO) should be used where the objective is to conserve the existing 
building or buildings. 

The practice note also states: 

• the Neighbourhood Character Overlay and Heritage Overlay should not be applied to the 
same areas. 

• applying the Heritage Overlay and underlying residential zoning should be consistent with 
the strategic intent outlined in the Municipal Planning Strategy and Planning Panel 
Framework 

It explains, if an area is zoned for planning change, a planning authority must satisfy itself that this 
is compatible with the conservation of existing buildings otherwise a direct conflict between the 
purpose of the zone and the overlay will be created making it difficult to interpret and apply the 
controls. 
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Appendix B Submitters to the Amendment 

No. Submitter No. Submitter 

1 Mark Baldwin 29 Stephen and Caroline Brain 

2 David O'Byrne 30 Holly and Toby Gray 

3 544 Orrong Road Owners Corporation 31 Sass Development (Aust) Pty Ltd 

4 Carrie and Jono Gourlay 32 Win Cheong and Cliff Ball 

5 Michael and Diana Rehak 33 Adam Sangster 

6 Sam Izzo and Katherine Esser 34 Judy Parkes 

7 Michael and Cynthia Hines 35 Dan Sweeney 

8 Anna Currant 36 Chrisoula Kontaxopoulos 

9 Lisette Fisher 37 Miranda Milne 

10 Paul Wiegard 38 Monique and John Burns 

11 Gerald Snowden 39 Cynthia Edgell 

12 Jan and James Garrett 40 Robert and Caroline Clements 

13 Janet Yencken 41 Cameron Stewart 

14 Tony and Anna Perkins 42 Hilary Rankin 

15 Elizabeth McColl 43 Owner of 9 Toorak Road, South Yarra 

16 Julia and Warwick Anderson 44 Liu Bi Dong Pty Ltd 

17 Elizabeth Beischer 45 Owner of 151 Finch Street, Glen Iris 

18 Colin Roberts 46 Ian Sutherland and Susan Moore 

19 Keith and Glenda Smith 47 Ingolf Saisch and Catherine Kaleski 

20 Basilios Papastergiadis and 41 and 43 
Toorak Road Nominees Pty Ltd 

48 Edith Gould 

21 Ruth and Robert Kaye 49 Jenny Hoo 

22 Chad Pappas 50 Kerry Roberts 

23 Deirdre Lazarus 51 Anthony Corrigan 

24 Nick and Amy Carter 52 18 Spring Pty Ltd 

25 John Lotton 53 Owner of 30 Palermo Street, South Yarra 

26 Rebecca Clark 54 Dr Doug Evans and Dr Conrad Hamann 

27 Neil and Sue Lawrance 55 Airlie Women’s Clinic 

28 Susie and Matt Lally   
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Appendix C Document list 

No. Date Description Provided by 

 2021   

1 26 Apr Panel Directions and Timetable v1 Planning Panels Victoria 
(PPV) 

2 29 Apr Letter requesting adjournment of Hearing Council 

3 30 Apr Further Panel Directions PPV 

4 1 May Letter regarding further notice timeframe Council 

5 7 May Letter from Panel regarding further Directions Hearing PPV 

6 10 May Letter regarding proposed Hearing dates and process of 
giving further notice 

Council 

7 11 May Letter from Panel regarding proposed Hearing dates PPV 

8 30 Jul Letter regarding receipt of additional submission Council 

9 30 Jul Copy of Submission 55 Council 

10 30 Jul Council report and draft Council minutes resolving to refer 
Submission 55 to a Panel 

Council 

11 3 Aug Second Directions Hearing notice and draft directions PPV 

12 10 Aug Panel Directions and Timetable PPV 

13 4 Oct Expert evidence – John Statham 18 Spring Pty Ltd 

14 4 Oct Expert evidence – Anita Brady Council 

15 4 Oct Part A Submission Council 

16 4 Oct Expert evidence – John Briggs Airlie Women’s Clinic 

17 4 Oct Expert evidence – Katherine White Sass Development (Aust) 
Pty Ltd 

18 5 Oct Submission Mulberry’s Australia Pty Ltd 

19 8 Oct Panel Directions and Timetable v4 PPV 

20 11 Oct Part B Submission Council 

21 12 Oct Panel Directions and Timetable v5 PPV 

22 12 Oct Submission Airlie Women’s Clinic 

23 14 Oct Submission 18 Spring Pty Ltd 

24 14 Oct 544A High Street and surrounds compiled information: 
- Heritage Overlay Map (HO178) 
- Planning Scheme Zone map 
- Aerial perspectives 
- Photographs 

18 Spring Pty Ltd 
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No. Date Description Provided by 

25 14 Oct Preliminary heritage advice regarding streets around 
Chomley Street, Prahran, GJM Heritage, 9 October 2018 

18 Spring Pty Ltd 

26 14 Oct Prahran Planning Scheme Amendment L72 Notice and 
Explanatory Report 

18 Spring Pty Ltd 

27 14 Oct Submission 151 Finch Street owner 

28 14 Oct Draft Incorporated Plan – 151 Finch Street, Glen Iris 151 Finch Street owner 

29 14 Oct Submission Sohe Holdings Pty Ltd 

30 14 Oct Heritage Citation – Toorak Road Precinct HO150, Context Sohe Holdings Pty Ltd 

31 14 Oct Stonnington Activity Centre Zone Schedule 1 Sohe Holdings Pty Ltd 

32 14 Oct Planning Practice Note 1 (Applying the Heritage Overlay) Sohe Holdings Pty Ltd 

33 15 Oct Submission Sass Development (Aust) 
Pty Ltd 

34 15 Oct Part C Submission Council 

35 15 Oct Plan of Subdivision – 566 Chapel Street, South Yarra Council 

36 15 Oct HO150 Statement of Significance (revised) with tracked 
changes 

Council 

37 15 Oct HO178 Statement of Significance (revised) with tracked 
changes 

Council 

38 15 Oct HO642 Statement of Significance (revised) with tracked 
changes 

Council 
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Appendix D Panel preferred version of the Statements 
of Significance 

  

Tracked Added 

Tracked Deleted 
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D1 Toorak Road Precinct, South Yarra Statement of 
Significance 

 

Heritage Place: Toorak Road Precinct, South Yarra PS ref no: HO150 

 

What is significant? 

The Toorak Road Precinct (HO150), South Yarra, comprising 1-111, 153-189 & 2-180 Toorak Road, 
2 & 3 Avoca Street, 1A, 1B & 1C Murphy Street, 52-54, 69-81 & 85 Davis Avenue, 9 & 48 MacFarlan 
Place and 41-45 Ralston Street is significant. The commercial buildings in the precinct consist of 
largely single and double storey Victorian, Edwardian and interwar shops built in a range of 
architectural styles. 

Contributory and Non-contributory places are listed in the Precinct Grading Schedule below.  

The following places are significant within the precinct: 

• 163-165 Toorak Road, South Yarra, Former South Yarra Railway Station (HO106, VHR 
H1068) 

• 162 Toorak Road, South Yarra, Former South Yarra Post Office (HO107, VHR H210) 

• 167-173 Toorak Road, new South Yarra Railway Station, including all buildings and other 
structures such as ramps and covered canopies, and the brick boundary wall on Yarra 
Street 

• 189 Toorak Road, three-level Hotel Claremont, formerly the South Yarra Coffee House 

• 72-74 Toorak Road, pair of shops of early construction date, c.1860 

• 19-21 Toorak Road, pair of shops of early construction date, 1858. 

The following places are notable within the precinct: 

• 172-174 Toorak Road, South Yarra, Metropolitan Garage 

• 168-170 Toorak Road, three-level Victorian former Savings Bank 

• 155-157 Toorak Road, Gothic revival former Williams & Co estate agents building 

• 169-175 Toorak Road, row of four Tudor Revival shops 

• 50-52 Toorak Road, pair of late Victorian face brick shops 
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• 172-174 Toorak Road, Metropolitan Garage 

• 2-4 Punt Road, former South Yarra Hotel 

• 16 Toorak Road, former hotel (cnr Ralston Street). 

How is it significant?  

Toorak Road precinct is of local historic, aesthetic and social significance to the City of Stonnington. 

Why is it significant? 

Historic Significance (Criterion A) 

Toorak Road between Punt Road and Claremont Avenue is one of four major commercial streets 
within Stonnington, with a predominant urban character developed between the late 1850s and 
1940s. Toorak Road is a highly representative commercial streetscape, illustrative of development 
in the inner ring of Melbourne’s suburbs, where the initial subdivision of large landholdings 
proceeds through to smaller subdivisions and the later provision of major transport infrastructure. 
The historic significance is attributed to the Toorak Road precinct as a whole. 

Toorak Road, formerly Gardiner’s Creek Road, is significant as one of the roads set out by the 
Prahran Roads District, following Robert Hoddle’s 1837 survey. Gardiner’s Creek Road served to 
connect a number of grand estates developed with frontages to the Yarra River. The western end 
of the precinct serves as an important entry point to Toorak Road which was an early track 
connecting St Kilda Road in the east with Gardiners Creek in the west, and an early east-west route 
to Dandenong. 

Toorak Road is significant for its demonstration of development that commenced at its western 
end and spread in an easterly direction from Punt Road towards Chapel Street. Attributes of this 
early phase of development include: 

• Toorak Road alignment. 

• 19-21 Toorak Road (former Oggs Pharmacy c.1858) 

• 68-72 Toorak Road (c.1860). 

The Toorak Road precinct demonstrates the development of the Melbourne and Suburban 
Railway Company’s line from Richmond to Windsor, with the former South Yarra Railway Station 
one of only two surviving stations built by private railway companies in the metropolitan area. 

Several premises in Toorak Road provide evidence of former and continuing business uses and 
business operators. This is illustrated by building signage including at: 

• 155-157 Toorak Road, Real Estate agents Williams & Co. 

• 189 Toorak Road, Oggs Pharmacy, ground floor 

• 172-174 Toorak Road, Metropolitan Garage 

• 134-146 Toorak Road, Her Majesty’s Hall 

• Lovers Walk Entrance and signage set into the footpath along Toorak Road adjacent to 
No. 166 Toorak Road. 

The former South Yarra Railway Station, 163-165 Toorak Road, South Yarra, and the new South 
Yarra Station, 167 Toorak Road are historically significant for their demonstration of successive 
phases of the development of the metropolitan railway network, including the development of the 
South Yarra to Oakleigh Line in 1879 and the Gippsland line, all of which converge at South Yarra 
Station. The new South Yarra Station building, including the covered ramps leading to cantilevered 
covered platforms and the red face brick wall on the western side of Yarra Street which forms an 
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integral part of the station, is historically significant for their demonstration of further railway 
developments in 1913 when the service to Caulfield was duplicated. 

Aesthetic significance (Criterion E) 

Toorak Road is significant as a traditional shopping street originally developed with some 
commercial buildings in the mid nineteenth century, and added to in subsequent decades until it 
has become an eclectic mix of periods and styles within the one street. Particular blocks such as 
that from Avoca to Murphy streets (north side), Powell to Caroline streets (south side) and Punt 
Road to Caroline Street (north side) are rich in architectural variety, retaining small frontages to 
Toorak Road and a predominantly two storey scale. Notable individual places that contribute to 
the aesthetic significance of the precinct include rare surviving examples of earlier Victorian 
development at its western end between Punt Road and Caroline Street (north side) and Myrtle 
and Macfarlane streets (south side). 

Toorak Road is significant for its Victorian, Edwardian and interwar buildings that provide 
landmarks at certain points along the street. These include: 

• 162 Toorak Road, South Yarra, HO107 (Former South Yarra Post Office). (VHR H210) 

• 172-174 Toorak Road, South Yarra, Metropolitan Garage 

• 167 Toorak Road, New South Yarra Railway Station 

• 168-170 Toorak Road, three level Victorian former Savings Bank 

• 155-157 Toorak Road, Gothic revival former Williams & Co estate agents 

• 169-175 Toorak Road, row of four Tudor Revival shops 

• 50-52 Toorak Road, pair of late Victoria face brick shops 

• 189 Toorak Road, three level Hotel Claremont, formerly the South Yarra Coffee House 

• 172-174 Toorak Road, Metropolitan Garage 

• 68-72 Toorak Road, pair of shops of early construction date c.1860 

• 19-21 Toorak Road, pair of shops c.1858 

• 2-4 Toorak Road, former South Yarra Hotel,   

• 16 Toorak Road (cnr. Ralston Street), former hotel., 

The post-war buildings at 177 and 185-187 Toorak Road, South Yarra do not contribute to the 
Precinct’s aesthetic significance. 

Social significance (Criterion G) 

The Toorak Road Precinct as a whole is also valued by the local community, through its provision of 
a post office and other essential services, shopping and eating opportunities along Toorak Road. 
Toorak Road has played an important role in the commercial and residential development of 
South Yarra, servicing a changing and diverse population throughout its history. Toorak Road is 
known as one of the locality’s foremost commercial strips and is valued by the local community as 
a shopping, recreation and entertainment area. 

Local community attachment to the Toorak Road Precinct stems from its continuity of use as a 
primary commercial centre of South Yarra for over 160 years. The form of the attachment is the 
interrelationship between its provision of essential services, including public transport, commercial 
opportunities and public and social space, with its convenient location and accessibility when 
considered in the context of surrounding residential areas. 

South Yarra Railway Station has social significance for the strong community attachment 
developed through long-standing use and the prominent and continuous nature of the association. 
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The Station performs an essential function for the visitor community and local community in 
particular, through its provision of public transport, which has been utilised continuously as South 
Yarra’s primary railway station since it was established in the 1860s up to the present. 

Grades 

 

1-3 Toorak Road Non-contributory 

9 Toorak Road Non-contributory 

11-13  Toorak Road  Contributory  

15  Toorak Road  Contributory  

17  Toorak Road  Non-contributory   

19-21  Toorak Road  Contributory  

23-25 Toorak Road  Contributory  

27  Toorak Road  Contributory  

29  Toorak Road  Non-contributory   

29A, 31  Toorak Road  Non-contributory   

33, 33A  Toorak Road  Non-contributory   

35  Toorak Road  Non-contributory   

37  Toorak Road  Contributory  

39  Toorak Road  Contributory  

41  Toorak Road  Contributory  

43  Toorak Road  Contributory  

45-47  Toorak Road  Non-contributory   

49  Toorak Road  Non-contributory   

51  Toorak Road  Contributory  

53-61  Toorak Road  Non-contributory   

63  Toorak Road  Contributory  

65  Toorak Road  Contributory  

67  Toorak Road  Contributory  

69  Toorak Road  Contributory  

71  Toorak Road  Contributory  

75-79  Toorak Road  Contributory  

81  Toorak Road  Contributory  

85  Toorak Road  Contributory  

87  Toorak Road  Contributory  

91, 93, 93A  Toorak Road  Contributory  

95  Toorak Road  Contributory  
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97  Toorak Road  Contributory  

99  Toorak Road  Contributory  

101-105  Toorak Road  Contributory  

107  Toorak Road  Contributory  

109-111  Toorak Road  Contributory  

153, 153A  Toorak Road  Non-contributory   

155-157   Toorak Road  Contributory  

159-161  Toorak Road  Non-contributory   

163-165 Toorak Road Significant  

167  Toorak Road  Significant  

169,171,173,175  Toorak Road  Contributory  

177, 185-187  Toorak Road  Contributory  

189  Toorak Road  Significant  

180  Toorak Road  Contributory  

176  Toorak Road  Non-contributory   

172-174  Toorak Road  Contributory  

168-170  Toorak Road  Contributory  

Shop 3/166  Toorak Road  Non-contributory   

Shop 2/166  Toorak Road  Non-contributory   

Shop 1/166  Toorak Road  Non-contributory   

166  Toorak Road  Non-contributory   

162  Toorak Road  Significant  

145,147, 158-160  Toorak Road  Contributory  

156  Toorak Road  Contributory  

154  Toorak Road  Contributory  

152  Toorak Road  Contributory  

148  Toorak Road  Contributory  

134-146  Toorak Road  Contributory  

130-132  Toorak Road  Contributory  

126-128  Toorak Road  Non-contributory   

118-124, 124A Toorak Road  Contributory  

114-116  Toorak Road  Non-contributory   

102  Toorak Road  Non-contributory   

96-100  Toorak Road  Non-contributory   

92, 92A  Toorak Road  Contributory  
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90  Toorak Road  Contributory  

80  Toorak Road  Non-contributory   

78  Toorak Road  Non-contributory   

76  Toorak Road  Contributory  

74  Toorak Road  Contributory  

72  Toorak Road  Significant  

68-70  Toorak Road  Significant  

66  Toorak Road  Contributory  

64  Toorak Road  Non-contributory   

60-62  Toorak Road  Non-contributory   

56-58  Toorak Road  Non-contributory   

54, 54A  Toorak Road  Non-contributory   

52, 52A  Toorak Road  Contributory  

50, 50A  Toorak Road  Contributory  

48, 48A  Toorak Road  Contributory  

44  Toorak Road  Contributory  

42, 39B  Toorak Road  Contributory  

36-38, 40  Toorak Road  Contributory  

34  Toorak Road  Contributory  

26-32  Toorak Road  Non-contributory   

24  Toorak Road  Contributory  

22  Toorak Road  Contributory  

16, 16A  Toorak Road  Contributory  

41-45  Toorak Road  Contributory  

14, 14A  Toorak Road  Non-contributory   

12  Toorak Road  Contributory  

2-4  Toorak Road  Contributory  

3  Avoca Street  Contributory  

2  Avoca Street  Contributory  

1A, 1B, 1C  Murphy Street  Contributory  

7  William Street  Not Found  

52-54 Davis Avenue  Contributory  

69,71,73,75,77-79,81,85  Davis Avenue  Contributory  

9 Macfarlan Place  Significant  

48  Macfarlan Place  Non-contributory  
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41-45 Ralston Street  Contributory  

Primary source 

Toorak Road Precinct, South Yarra Heritage Citation Report, Context Pty Ltd, June 2020. 
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D2 Airlie Avenue Precinct, Prahran Statement of Significance 
 

Heritage Place: Airlie Avenue Precinct, Prahran PS ref no: 
HO178 

 

 

Remove 
properties 
from the 
precinct 
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What is significant? 

The Airlie Avenue Precinct, comprising 1-51 & 2-44 Airlie Avenue, 74-100A Chomley Street, 546-
614 High Street, 1-67 & 2-46 Highbury Grove, 27-35 & 30-48 Irving Avenue, 2-18 Kelvin Grove, 1-21 
& 2-36 Larnook Street, and 1-5 & 2-28 Willis Street, Prahran, is significant. 

Streets and allotments in the precinct were created by successive subdivisions of the Merville 
Estate and Victoria Estate from 1879 to 1910. The earliest house in the precinct is the bichrome 
brick villa ‘Cathcart’ at 568 High Street of 1880. Residential development dating from 1880-90 
characterises the northern half of the precinct, as well as two rows of shops of this era on High 
Street. Federation/Edwardian era residential predominates in the southern half, in keeping with its 
later subdivision dates. 

Elements which contribute to the significance of the precinct include: 

• The high degree of intactness of the precinct to its c1930 state, due to the low level of 
later redevelopment; 

• The intactness of the buildings to their original state, with buildings typically retaining 
with their street presentation largely unaltered, apart from some changes to verandahs 
and windows; 

• The single-storey scale of the residential streets, and the mixed single- and double-storey 
scale of the High Street section; 

• The use of hipped roofs, timber, bichrome face brick or cement-render cladding to 
Victorian era buildings, with a shift to gable-fronts and red face brick in the Federation 
and early interwar periods; 

• The irregular subdivision pattern which demonstrates the piecemeal creation and 
extension of streets over a 30 year period, and whose boundaries are often indicated by 
east-west running laneways; 

• The presence of laneways, many of them retaining their bluestone pitches, which not 
only provided access to nightsoil carts prior to the introduction of sewers c1900, but also  
provided pedestrian access between the cul-de-sacs;  

• Mature street trees, particularly the London Planes in Larnook Street. 

How is it significant? 

The Airlie Avenue Precinct, Prahran, is of local historical and aesthetic significance. 

Why is it significant? 

T The precinct is of historical significance for its illustration of the ad hoc nature of late nineteenth-
century and early twentieth-century subdivisions of large estates into suburban streets and 
allotments, resulting in an irregular street pattern and a number of cul-de-sacs linked by 
pedestrian laneways. The successive subdivisions are readily apparent due to the almost complete 
physical separation of the two principle eras – Victorian and Federation – sometimes at either end 
of a single street. The relatively modest means of many of Prahran’s residents are illustrated by the 
many timber Victorian single-fronted cottages, as well as semi-detached Federation dwellings. 
These are interspersed with a number of more substantial, double-fronted houses of both eras. 
The need for local shops in pre-automobile residential areas is illustrated by two rows of Victorian 
shops on High Street. (Criterion A) 
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The precinct is of aesthetic significance due to the regular rhythms created by identical rows of 
detached houses – for example Victorian timber cottages on Willis Street and rendered and timber 
villas on Airlie Avenue – and rows of asymmetrical semi-detached and symmetrical Edwardian and 
early interwar dwellings – for example on Highbury Grove, Airlie Avenue, Larnook Street and Irving 
Avenue. This rhythm is supported by the very consistent use of red face brick for both the 
Federation-era and inter-war era dwellings in the precinct. The aesthetic significance of the 
precinct is further enhanced by dwellings with unusual forms of ornamentation, such as the row of 
timber Victorian houses with pedimented front windows at 5-9 & 15 Airlie Avenue, and the single-
fronted Victorian house at 84 Chomley Street with highly decorative cast-cement enrichments. 
The two rows of Victorian shops on High Street are enhanced by their shopfronts: with the original 
timber shopfronts at 602-610 High Street and Federation-era Brooks & Robinson shopfronts with 
Art Nouveau leadlights at 546-552 High Street. (Criterion E) 

Grades 

1-1A Airlie Avenue Significant (B) 

3 Airlie Avenue Significant (B) 

5 Airlie Avenue Significant (B) 

7 Airlie Avenue Significant (B) 

9 Airlie Avenue Significant (B) 

11 Airlie Avenue Non-contributory 

13 Airlie Avenue Significant (B) 

15 Airlie Avenue Significant (B) 

17 Airlie Avenue Contributory 

19 Airlie Avenue Contributory 

21 Airlie Avenue Contributory  

23/25 Airlie Avenue Contributory 

27/29 Airlie Avenue Contributory 

31/33 Airlie Avenue Contributory 

35/37 Airlie Avenue Contributory 

39/41 Airlie Avenue Contributory 

43 Airlie Avenue Contributory 

45 Airlie Avenue Contributory 

47 Airlie Avenue Contributory 

49 Airlie Avenue Contributory 

51 Airlie Avenue Contributory 

 Cramond Lane Contributory 

2 Airlie Avenue Significant (B) 

1-3/4 Airlie Avenue Non-contributory  

6 Airlie Avenue Non-contributory  

8 Airlie Avenue Non-contributory 

10/10A Airlie Avenue Contributory 

12/12A Airlie Avenue Contributory 

14 Airlie Avenue Contributory 

16 Airlie Avenue Significant (B) 
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18 Airlie Avenue Non-contributory  

20 Airlie Avenue Contributory 

22/24 Airlie Avenue Contributory 

26/28 Airlie Avenue Contributory 

30/32 Airlie Avenue Contributory 

34 Airlie Avenue Significant (B) 

36/38 Airlie Avenue Contributory 

40 Airlie Avenue Contributory 

1/42 Airlie Avenue Significant (B) 

2/42 Airlie Avenue Non-contributory 

44 Airlie Avenue Significant (B) 

74 Chomley Street Contributory 

76 Chomley Street Contributory 

78 Chomley Street Contributory 

80 Chomley Street Contributory 

82 Chomley Street Contributory 

84 Chomley Street Significant (B) 

86 Chomley Street Non-contributory 

88 Chomley Street Contributory 

90 Chomley Street Contributory 

92 Chomley Street Contributory 

94 Chomley Street Contributory 

96 Chomley Street Non-contributory 

98 Chomley Street Non-contributory 

100/100A Chomley Street Non-contributory 

546-552 High Street Significant (B) 

552A-554 High Street Non-contributory 

554A High Street Contributory 

566  High Street Contributory 

568 High Street Significant (B) 

574 High Street Non-contributory 

2/574 High Street Non-contributory 

574A High Street Non-contributory 

576 High Street Contributory 

578 High Street Contributory 

580 High Street Contributory 

582 High Street Contributory 

584 High Street Contributory 

586 High Street Significant (B) 

588 High Street  Significant (B) 

602-610 High Street Significant (B) 

612/614 High Street Contributory 

 North of No. 1 Contributory 
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1 Highbury Grove Contributory 

3 Highbury Grove Contributory 

5/7 Highbury Grove Significant (B) 

9/11 Highbury Grove Contributory 

13 Highbury Grove Contributory 

15 Highbury Grove Non-contributory 

17 Highbury Grove Contributory 

19 Highbury Grove Contributory 

21 Highbury Grove Non-contributory  

23 Highbury Grove Contributory 

25 Highbury Grove Contributory 

27 Highbury Grove Contributory 

29 Highbury Grove Contributory 

31 Highbury Grove Contributory 

33 Highbury Grove Contributory 

35 Highbury Grove Contributory 

37 Highbury Grove Contributory 

39/41 Highbury Grove Contributory 

43/45 Highbury Grove Contributory 

47/49 Highbury Grove Contributory 

51 Highbury Grove Contributory 

53/55 Highbury Grove Contributory 

57/59 Highbury Grove Contributory 

61/63 Highbury Grove Contributory 

65/67 Highbury Grove Contributory 

 North of No. 2 Contributory 

2 Highbury Grove Significant (B) 

2A Highbury Grove Contributory 

4 Highbury Grove Contributory 

6 Highbury Grove Contributory 

1-4/8 Highbury Grove Non-contributory  

10 Highbury Grove Non-contributory  

14 Highbury Grove Non-contributory  

16 Highbury Grove Contributory 

18 Highbury Grove Contributory 

20 Highbury Grove Non-contributory  

 North side of No. 22 Contributory 

22 Highbury Grove Contributory 

24 Highbury Grove Contributory 

26/26A Highbury Grove Contributory 

28 Highbury Grove Contributory 

30 Highbury Grove Contributory 

32 Highbury Grove Contributory 
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34 Highbury Grove Contributory 

36 Highbury Grove Contributory 

38/40 Highbury Grove Contributory 

42/44 Highbury Grove Contributory 

46 Highbury Grove Contributory 

27 Irving Avenue Significant (B) 

29/31 Irving Avenue Significant (B) 

33/35 Irving Avenue Contributory 

30/32 Irving Avenue Contributory 

34/36 Irving Avenue Contributory 

38/40 Irving Avenue Contributory 

42 Irving Avenue Contributory 

44 Irving Avenue Contributory 

46/48 Irving Avenue Contributory 

 Rear of 2 Kelvin Grove Contributory 

2 Kelvin Grove Significant (B) 

4 Kelvin Grove Significant (B) 

6 Kelvin Grove Significant (B) 

8-10 Kelvin Grove Non-contributory 

12 Kelvin Grove Contributory 

16 Kelvin Grove Contributory 

18 Kelvin Grove Significant (B) 

1 Larnook Street Significant (B) 

3/5 Larnook Street Contributory 

7/9 Larnook Street Contributory 

11 Larnook Street Contributory 

13 Larnook Street Contributory 

15 Larnook Street Contributory 

17 Larnook Street Contributory 

19 Larnook Street Contributory 

21 Larnook Street Contributory 

2/4 Larnook Street Contributory 

6/8 Larnook Street Contributory 

10/12 Larnook Street Contributory 

14/16 Larnook Street Contributory 

18/20 Larnook Street Contributory 

22/24 Larnook Street Contributory 

26/28 Larnook Street Contributory 

30/32 Larnook Street Contributory 

34/36 Larnook Street Contributory 

1 Willis Street Non-contributory 

3 Willis Street Contributory 

5 Willis Street Contributory 



Stonnington Planning Scheme Amendment C304ston  Panel Report  30 November 2021 

Page 73 of 75 
 

7 Willis Street Non-contributory 

2 Willis Street Contributory 

4 Willis Street Contributory 

6 Willis Street Contributory 

8 Willis Street Contributory 

10 Willis Street Contributory 

12 Willis Street Contributory 

14 Willis Street Contributory 

16 Willis Street Contributory 

18 Willis Street Contributory 

20 Willis Street Contributory 

22 Willis Street Contributory 

24 Willis Street Contributory 

26 Willis Street Contributory 

28 Willis Street Non-contributory 

Primary source 

Airlie Avenue Precinct, Prahran Heritage Citation Report, Landmark Heritage Pty Ltd, June 2020. 
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D3 Chapel Street North Precinct, South Yarra Statement of 
Significance 

 

Heritage Place: Chapel Street North Precinct, South 
Yarra 

PS ref no: HO642 

Insert grades map consistent with 
Recommendation 3(c) in the Executive Summary of this Report 

What is significant? 

The Chapel Street North Commercial Precinct, comprising 566-600 & 575-593 Chapel Street and 
248-266 Toorak Road, is significant. The commercial buildings in the precinct were built between 
1890 and 1925 and consist of single and double storey Victorian, Edwardian and Interwar shops 
built in a range of architectural styles. Shops built between 1890-1925 are contributory, as is the 
1993 Building at 252 Toorak Road. The original shopfronts at 577, 581 and 583 Chapel Street are 
contributory as is the awning soffit at 581-585 Chapel Street. 

The Contemporary shops at 576-584 and 579 Chapel Street are Non-contributory.  The building 
comprising Lots 2 to 7 at 566 Chapel Street is non-contributory. 

How is it significant? 

The Chapel Street North Commercial Precinct is of local historic and representative significance to 
the City of Stonnington. 

Why is it significant? 

The Chapel Street and Toorak Road Commercial Precinct is of historical significance for its ability to 
demonstrate a major development phase of commercia/retail centres in South Yarra. It 
demonstrates the influence that improved transport connections to the area brought about by the 
expansion of the rail line from South Yarra to Oakleigh in 1879, the introduction of special 
workingmen’s fares in 1882, and the opening of tramway lines along Toorak Road and Chapel 
Street in 1888. Coupled with a rapid expansion of local industries in the area there was a growing 
demand for commercial and retail businesses to cater for residents in newly formed housing 
estates that filled with terrace houses associated with this major period of suburban growth. 
Halted by the depression of the 1890s the area saw a second wave of development after the 
establishment of the Tramways Trust in 1910 which brought new patronage to the commercial 
precinct along Chapel Street and Toorak Road. (Criterion A). 

The precinct is significant for its illustration of popular commercial architectural styles of the 
Victorian, Edwardian, and interwar periods, with a relatively high intactness of buildings, 
particularly at first floor level. The Victorian shops are representative of the Italianate style of 
architecture that reflects the Victorian taste for ornamentation derived from classical architecture. 
This is evident in the buildings use of decorative elements that include engaged pilasters (to 
demarcate the individual shops), cornices, pediments, decorative scrolls, a moulded stringer 
course, window moulds and finials. The Edwardian shops are characteristic of the Federation Free 
style with an eclectic combination of elements and details drawn or adapted from Classical, 
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Romanesque or Art Nouveau styles. This is demonstrated in the use of Diocletian windows, 
pilaster piers rising above the parapet line and embossed sinuous motifs. The 1920s shops are 
representative of the Interwar Free Classical style with an eclectic mix of simplified classical motifs 
including engaged pilaster, bracketed eaves and parapets with vestigial pediments. Arts and Crafts 
influences are also evident in the use of face brickwork, with unpainted render details. 

The precinct is enhanced by the many groups of shops designed as an ensemble, most of them 
two-storey in height. Most of the buildings in the precinct have been designed as rows of identical 
shops massed as a single building giving them greater visual prominence and landmark value. This 
landmark quality is strengthened by the use of corner sites giving a three dimensionality to the 
facades (at 566, 568, 575 & 600 Chapel Street & 252 Toorak Road). (Criterion D) 

Grades 

594-602 Chapel Street  Contributory 

592 Chapel Street  Contributory 

590 Chapel Street  Contributory 

588 Chapel Street Contributory 

586 Chapel Street Contributory 

584 Chapel Street Non-Contributory  

582 Chapel Street Non-Contributory 

580 Chapel Street Non-Contributory 

578 Chapel Street Non-Contributory 

576 Chapel Street Non-Contributory 

574A Chapel Street Contributory 

574 Chapel Street Contributory 

572 Chapel Street Contributory 

570 Chapel Street Contributory 

568 Chapel Street Contributory 

566 Chapel Street Contributory 

575  Chapel Street Contributory 

577 Chapel Street Contributory 

579 Chapel Street Non-Contributory 

581 Chapel Street Contributory 

583 Chapel Street Contributory 

585 Chapel Street Contributory 

587 Chapel Street Contributory 

589 Chapel Street Contributory 

591 Chapel Street Contributory 

593  Chapel Street  Contributory  

Primary source 

Chapel Street North Precinct, South Yarra Heritage Citation Report, Context Pty Ltd, June 2020. 


