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1.0

Introduction

This heritage assessment addresses the proposed development of the site at 33-37 Fitzroy
Street, St Kilda, which includes the Rydges Hotel at 35-37 Fitzroy Street. The site is included in
the St Kilda Hill Precinct (‘heritage precinct’), being HO5 in the Schedule to the Port Phillip
Heritage Overlay. Under the Overlay, external building and land development controls apply,
but no internal, paint or tree controls. A Design and Development Overlay (DDO6-2) also
applies to the site.
The development is illustrated in architectural plans and renders prepared by Mostaghim
(August 2020, Revision A).
There is an existing approved design (planning permit) for works to the hotel, which has been
revised as per the plans referred to above. The adjoining building at 33 Fitzroy Street is also
now proposed for demolition, with the replacement building to be incorporated into the
expanded hotel operations. It is understood that the existing hotel does not comply with the
DDO, and nor will the proposed new building at 33 Fitzroy Street. On that basis, engagement
with the City of Port Phillip and the Victorian Department of Environment, Land, Water and
Planning (DEWLP) is proposed with a view to introducing a Specific Controls Overlay (SCO) to
the site, and an associated Incorporated Document to form part of the Port Phillip Planning
Scheme. Together, these would provide for a site-specific height and setback to the new
building at 33 Fitzroy Street, as per the Mostaghim plans (August 2020, Revision A).
This heritage assessment involves review of, and comment on, the plans for both 35-37 and 33
Fitzroy Street. The assessment addresses the relevant Heritage Overlay considerations,
including the Port Phillip Heritage Policy at Clause 22.04 and the Heritage Overlay at Clause
43.01. Some limited reference is also made to the DDO considerations. For the purposes of
this report, Fitzroy Street is on the north side of the site, and Jackson Street is on the south side.

Figure 1

Recent aerial photograph, with subject site indicated
Source: Nearmap February 2019
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1.1

Previous approval

As noted, there is an existing Port Phillip planning permit (no. 1258-2010) to extend the hotel
building by an additional two levels (levels 5 and 6), with setbacks to Fitzroy Street of 11.4m (for
level 5) and 33.5m (for level 6). The approval also provides for two roof top decks, spa pool and
plant. The larger deck, with spa pool, was proposed for the northern part of the site in the
setback to level 5 from Fitzroy Street. Distinctive large fibreglass domes were also approved to
the roof, including in the northern setback to level 6.
2.0

Site & context

The building at 35-37 is a Rydges Hotel of four/five storeys, with car parking at the lower levels
to the rear section, accessed off Jackson Street (Figure 2). The building extends from Fitzroy
Street through to Jackson Street, on a cranked footprint or plan. The hotel presents to Fitzroy
Street as a five-storey building with a simply detailed modern expression. It has a rendered
façade with regular bands of single windows to each level, a modern awning to the ground floor,
and glazed shopfronts. Both the plain east and west elevations of the hotel have visibility to
Fitzroy Street, over the adjoining buildings. The rear of the hotel to Jackson Street is of four
storeys and has a similar expression to the Fitzroy Street façade (Figure 8).
The building at 33 Fitzroy Street is of two storeys (Figure 2). It presents to Fitzroy Street with a
plain overpainted brick façade at first floor level, a boxed awning to the ground floor, and
shopfronts beneath. This building has a hipped and tiled roof, with the north end of the roof hip
visible above the first-floor façade.
Immediately to the east of the hotel is 39 Fitzroy Street, a single storey building with a modern
frontage to the street, and a yellow painted façade (Figure 5). To the west of 33 Fitzroy Street is
Edmaro at 31 Fitzroy Street (Figure 6). This is a 1930s two-storey brick building in the Georgian
Revival style, with a tiled transverse gabled roof, and which combines commercial spaces to
Fitzroy Street with residential flats over. The following is extracted from the property citation in
the Port Phillip Heritage Review:
A small, finely crafted flat over shop building in the Georgian Revival style,
notable for the symmetrical composition of the upper facade centred on a
deep balcony framed by a crisply delineated Serlian motif. The balcony
recess is given solidity and depth by the curved ceiling extending back from
the central arch. The facade is constructed of variegated roman brick work,
carefully detailed to form flat arches over the windows and chevron
patterned panels below the sills. The building is largely intact though the
rendered detail to the cornices, keystones and balustrading is painted an
unsympathetic colour. The restrained design of the recent Di Stasio
restaurant on the ground floor, undertaken by Architect, Allan Powell,
contributes to the quality of the building. 1
More generally, Fitzroy Street is an historic commercial street, but one which is not highly intact
and not characterised by a consistent historic building pattern or form. Rather, on the south
side of the street where the subject site is located, and for most of its length in the heritage
precinct, the buildings vary and contrast in terms of their architectural expression and style
(Victorian, Edwardian, interwar, mid-century and contemporary), scale/height, footprint and
width to the street. This variation is evident in both heritage and non-heritage buildings. Large
modern buildings are juxtaposed with lower scale heritage buildings; and there are some very
substantial heritage buildings, including historic hotels and apartment buildings.
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Figure 2

Rydges Hotel (left) and 33 Fitzroy Street (right)

Figure 3

West elevation of Rydges Hotel as visible to Fitzroy Street (left); the brick building
at right is Edmaro at 31 Fitzroy Street
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Figure 4

35-37 (left), 33 (centre) and 31 Fitzroy Street (right)

Figure 5

Rydges Hotel (right), ungraded building at centre (yellow façade), and two
contributory graded interwar buildings (left)
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Figure 6

Edmaro, 31 Fitzroy Street

Figure 7

Development site and Edmaro at centre, with Prince of Wales Hotel at right
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Figure 8
3.0

Rear of Rydges Hotel to Jackson Street
Heritage gradings and precinct

As noted, the subject site is included in the St Kilda Hill Precinct, HO5 (Figure 9). Neither 33 nor
35-37 Fitzroy Street are graded heritage buildings (i.e. they are non-contributory). No 39 Fitzroy
Street to the east is also non-contributory. However the property to the west, Edmaro at 31
Fitzroy Street, is graded significant. To the rear, on Jackson Street, and in the heritage precinct,
there are also proximate significant properties including 12 Jackson Street which adjoins the
rear of the hotel on its east side. These gradings are shown at Figure 10.
Port Phillip’s Clause 22.04 provides the following definitions for building/property gradings:
Significant heritage places include buildings and surrounds that are
individually important places of either State, regional or local heritage
significance and are places that together within an identified area, are part of
the significance of a Heritage Overlay. These places are included in a
Heritage Overlay either as an area or as an individually listed heritage place
and are coloured “red” on the City of Port Phillip Heritage Policy Map in the
Port Phillip Heritage Review, Volume 1-6.
Contributory heritage places include buildings and surrounds that are
representative heritage places of local significance which contribute to the
significance of the Heritage Overlay area. They may have been considerably
altered but have the potential to be conserved. They are included in a
Heritage Overlay and are coloured “green” on the City of Port Phillip
Heritage Policy Map, in the Port Phillip Heritage Review, Volume 1-6.
Non-contributory properties are buildings that are neither significant nor
contributory. They are included in a Heritage Overlay and have no colour on
the City of Port Phillip Heritage Policy Map in the Port Phillip Heritage
Review, Volume 1-6. However any new development on these sites may

6

ANITA BRADY HERITAGE

impact on the significance of the Heritage Overlay, and should therefore
consider the heritage characteristics of any adjoining heritage place and the
streetscape as covered in this policy
The St Kilda Hill Precinct is documented in the precinct citation included in the Port Phillip
Heritage Review Volumes 1-6 (Version 29, January 2020, an incorporated document in the Port
Phillip Planning Scheme).2 The following is extracted from the citation:
This Area is bounded by Fitzroy Street to the north, Barkly Street to the east,
Carlisle Street to the south and Port Phillip Bay to the west. These streets
and the shoreline surround the area identified since the 1840’s as St. Kilda
Hill.
…Fitzroy Street has attracted commercial development with buildings
surviving from periods representative of its entire history.
Fitzroy Street is made up of commercial and apartment buildings with the
“George” (former “Seaview”) hotel (1857, 1885, 1925) constituting a
prominent monument representative of various periods in the evolution of
the thoroughfare. The former Wesleyan Church (1857-58) at the Princes
Street corner has long since ceased to be used for its original purpose but
this massive bluestone and sandstone church in the Early English Gothic
manner continues to occupy a pivotal site at the northeast end. There is a
rash of multi storeyed inter war apartments and hotels on Fitzroy Street
including the “Regal” private hotel, the former “Cricket Club” (now “The
Ritz”), the “Ritz Mansions”, the “Kingsclere” private hotel and “Summerland
Mansions”, facing “The Prince”. Interspersed amongst them are some
opulent Victorian survivors including the Boom Style masterpiece now
known as “Brooklawn Mansions”, “Clendore, and the State School (1882)”
on the north side. St. Kilda railway station, now frequented by trams, tells a
story of transport commencing with the opening of the line in 1857 and
punctuated by the arrival of the Victorian Railways electric tramway in 1906.
The centre span poles (1925) in Fitzroy Street enrich the scene, in spite of
the defacement sustained over the years.
The statement of significance for the precinct is as follows:
The St. Kilda Hill area encompasses the Port Phillip Bay shoreline and is
further defined by Fitzroy Street, Barkly Street and Carlisle Street. It has
historical importance (Criterion A) as a seaside resort for the metropolis and
location for marine villas since the commencement of settlement during the
1840’s. This importance is demonstrated primarily by the privately owned
building stock of houses, hotels and apartments but also by places of
entertainment and other recreational facilities. Government and to a lesser
extent privately funded infrastructure such as transport facilities, schools and
churches also make a crucial contribution to the interpretation of life on St.
Kilda Hill at various times in its history. The long history of the place has
combined with its role as a resort to impart a diverse architectural character
to the area that reflects its socioeconomic profile and is highly valued by the
community (Criterion G). Today, the Hill offers valuable insights into the
housing styles of the rich from the 1840’s onwards, retaining important
examples of architectural styles from each period in its history (Criterion C).
It also includes unusual street layouts, with Alfred Square and Church
Square demonstrating past planning practices.
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Figure 9

Extract from Port Phillip Heritage Overlay map, with subject site indicated in the
large HO5 precinct
Source: Planning Schemes Online

Figure 10

Extract from Port Phillip Heritage Policy Map, version 29, January 2020, with
subject site indicated; red is a significant grading, green is contributory, and no
colour is non-contributory
Source:
http://www.portphillip.vic.gov.au/City%20of%20Port%20Phillip%20Heritage%20Policy%2
0Map.PDF
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4.0

Proposed works

The proposed works include:
•
•
•
•
•

Demolition of 33 Fitzroy Street and construction of a replacement building
Additions to the Rydges Hotel
Alterations to the hotel including redesign and new fit out of hotel rooms, reception,
entrance, and food and drink premises
Consolidation of the two sites/buildings into one combined hotel operation
New outdoor terrace extending across both buildings on the north side

The proposed new building at 33 Fitzroy Street will be five storeys to the street, matching the
façade height of the adjoining hotel. Two additional levels will be setback from Fitzroy Street,
including level 5 with a setback of some 12.5m and level 6 with a setback of some 20m. The
ground floor frontage will include an entry to the hotel lobby and lounge, via a glazed ‘shopfront’
arrangement.
As per the Mostaghim renders the front part of the building to Fitzroy Street – principal façade
and visible west elevation - will be clad in a partially transparent screen (perforated metal fabric)
with a vertical fluted/folded form. The internal floor plates will be partly visible through the
cladding on the north side. A solid horizontal ‘ribbon’ is also incorporated into the cladding,
matching the eaves line of the adjoining 31 Fitzroy Street.
To Fitzroy Street, the cladding will come down the facade and will appear to peel back/pull up
over street level (and the shopfront) underneath a new solid awning. The cladding will also
cover the visible west elevation but will appear to angle or tilt back in line with the pitch of the
transverse gabled roof to the adjoining 31 Fitzroy Street.
The proposed additions to the hotel include new levels 5 and 6, which share the same northern
setbacks as 33 Fitzroy Street. The renders indicate a plain expression and simple detailing to
the external side walls of the new floors; with the rear elevations to Jackson Street clad in
partially transparent screening including the vertical fluted/folded cladding used on the front
façade of the new building. Colourful awnings are proposed for the windows to the Fitzroy
Street façade of the existing hotel. The solid awning referred to above for the new building will
also extend across the hotel frontage.
For both 33 Fitzroy Street and the hotel, new levels 5 and 6 will extend through to the rear of the
site, to Jackson Street, albeit maintaining the existing rear (south) setback of levels 1-4.
5.0

Assessment

5.1

Clause 22.04 Heritage Policy

The following cites the most directly relevant heritage policy considerations.
Relevant ‘Objectives’ include:
To ensure all new development…is respectfully and harmoniously integrated
with the surrounding character.
To promote design excellence (in terms of building siting, scale, massing,
articulation and materials) which clearly and positively supports the heritage
significance of all Heritage Overlay areas.
To ensure that new development and any publicly visible additions and/or
alterations in or to a heritage place maintains the significance of the heritage
place and employs a contextual design approach.
It is ‘General’ policy to:
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Encourage new development to be respectful of the scale, form, siting and
setbacks of nearby significant and contributory buildings.
Disregard the impact of buildings that are obviously atypical to the character
of the streetscape when determining the appropriate mass and scale for new
buildings or extensions or upper storey additions.
Encourage a contextual design approach for…new development. A
contextual approach is where the…new development incorporates an
interpretive design approach, derived through comprehensive research and
analysis. New development should sit comfortably and harmoniously
integrate with the site and within the streetscape and not diminish, detract
from or compete with the significance of the heritage place or streetscape
character. This approach can include
•

Contemporary architecture and innovative design which is an
important part of the contextual approach because it adds to the
existing diversity and layering of styles through time. This layering is
a defining feature in a number of areas and is therefore an important
component of Port Phillip’s heritage.

Under ‘New Development in Heritage Overlay Areas’, it is policy that:
New development generally reflects the prevailing streetscape scale and
does not dominate the streetscape or public realm.
Buildings and works may meet the above policy for building scale if the
following measures, as appropriate, are achieved:
•

If located in a street which has a consistent building scale and
adjacent to a significant or contributory heritage place, the height of
the building is no higher than the roof ridgeline of the highest
adjacent heritage place when viewed from the street, but may
include a higher component to the rear; or

•

If located in a street with a diverse building scale, and adjacent to a
significant or contributory heritage place, the height of the new
building is of a scale and mass that respects both the adjacent
heritage place and the prevailing scale of the area.

Front and side setbacks reflect those of the adjacent buildings and the
streetscape, where this is an important element in the streetscape.
Roofs respond to any predominant roof form characteristic of the
streetscape.
Door and window openings are complementary to the prevailing streetscape
characteristics.
Large expanses of glass or horizontal windows are generally avoided in
principal front facades except where this is considered an appropriate
design response.
Visible wall elevations of the new building are articulated in a manner that is
complementary to the streetscape through the use of different materials,
massing and the inclusion of windows and doors where appropriate.
Materials, textures and finishes complement those evident in the streetscape.
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Colour schemes complement the appearance and character of the
streetscape.
5.2

Clause 43.01 Heritage Overlay

The ‘Purpose’ includes:
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.
The ‘Decision guidelines’ state (include):
Before deciding on an application, in addition to the decision guidelines in
Clause 65, the responsible authority must consider, as appropriate:
The significance of the heritage place and whether the proposal will
adversely affect the natural or cultural significance of the place.
Any applicable statement of significance (whether or not specified in the
schedule to this overlay), heritage study and any applicable conservation
policy.
Whether the location, bulk, form or appearance of the proposed building will
adversely affect the significance of the heritage place.
Whether the location, bulk, form and appearance of the proposed building is
in keeping with the character and appearance of adjacent buildings and the
heritage place.
Whether the demolition, removal or external alteration will adversely affect
the significance of the heritage place.
Whether the proposed works will adversely affect the significance, character
or appearance of the heritage place.
5.3

Design & Development Overlay

As noted, the site is also subject to Schedule 6-2 of the Port Phillip Design and Development
Overlay. DDO6-2 includes, among other things, mandatory requirements that:
Buildings must not exceed 16.5 metres in height.
Buildings must not exceed 10.5 metres in height for the first 10 metres from
the Fitzroy Street frontage.
Buildings should have a zero setback to the Fitzroy Street frontage.
Buildings should have a verandah or street canopy over the Fitzroy Street
footpath that compliments existing weather protection structures.
With reference to the DDO ‘Design Objectives’, these include:
To encourage high quality, well-designed new buildings, works, renovations
and additions that are compatible with the existing diverse architectural and
streetscape character of St Kilda and reinforce its distinctive built form.
To create articulated, attractive and detailed facades on all visible elevations,
including exposed boundary walls.
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To ensure that the facade design of new development is compatible with,
and respects the character of, neighbouring buildings within the same
streetscape.
The ‘Design Objectives’ also include (with specific reference to heritage):
To ensure that new development on sites containing or adjacent to a
heritage place is of a form and scale that is respectful of the heritage place.
5.4

Comments and recommendations

Neither 33 nor 35-37 Fitzroy Street are graded heritage buildings, meaning the demolition of 33
raises no heritage concerns. However, the height and expression of the proposed replacement
building, and potential impacts on adjoining and nearby significant properties and on the Fitzroy
Street streetscape and precinct generally are relevant heritage considerations. The proposed
additions and works to the Rydges Hotel are also commented on below. Reference is
additionally made to the DDO considerations.
5.4.1

Height & scale of proposed works

The proposed façade height of the new building at 33 Fitzroy Street will exceed that of the
adjoining 31 Fitzroy Street. While a similar contrast in scale may not be acceptable in another
heritage context, this is a situation where the contrast can be contemplated.
As noted, Fitzroy Street in the heritage precinct has an evolved development pattern which
includes a wide diversity in the scale and size of buildings, both contemporary and historic, and
some contrasts in scale between adjoining buildings. The existing contrasts in scale can also be
greater than what is proposed here. Further, the heritage buildings of Fitzroy Street do not
necessarily rely on, or draw from, a low scale heritage context for their heritage value. There
are also buildings in this area of Fitzroy Street, and in proximity to 31 Fitzroy Street, which are
already at the height proposed for 33 Fitzroy Street, including the Rydges Hotel and Prince of
Wales Hotel. The narrow frontage of 33 Fitzroy Street, and the much wider frontage of 31
Fitzroy Street, are also relevant. The new building, while taller than its significant neighbour, will
not overwhelm it or this section of streetscape.
Returning to Clause 22.04, and having regard for the above, the height of the new building can
be seen to be ‘harmoniously integrated with the surrounding character’. The policy also states
that new buildings should ‘disregard the impact of buildings that are obviously atypical to the
character of the streetscape when determining the appropriate mass and scale’. In this street,
the many buildings of scale are not ‘atypical’, but part of the evolved character. There is no
need in this context to disregard such buildings. There is also no ‘prevailing streetscape scale’
in Fitzroy Street to follow or adopt. The proposed façade height of 33 Fitzroy Street will not jar
or disrupt a lower scale streetscape character.
The additional levels to 33 Fitzroy Street, and to the existing hotel are also acceptable. For the
hotel, these are largely in line with the previous approval, and while they will add height to this
building, the setbacks from Fitzroy Street are generous, especially for level 6. These additional
levels will not be overly dominant in the streetscape context. As emphasised here, there are
existing buildings in Fitzroy Street of some considerable scale, and the additional levels to both
33 Fitzroy Street and the Rydges Hotel will not be out of scale or character in this street.
The proposed additional levels which will be visible to Jackson Street, still in the heritage
precinct, are also acceptable. While this street has significant properties in the vicinity of the
subject site, there is also a concentration of non-contributory properties (see Figure 10) and the
rears of properties to Fitzroy Street in this area. There is also a recently completed
development of similar scale on the south side of Jackson Street, opposite the subject site.
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5.4.2

Architectural expression of new building at 33 Fitzroy Street

The architectural expression of the new building to 33 Fitzroy Street is another important
heritage consideration. Clause 22.04 supports the introduction of contemporary architecture to
heritage precincts, and promotes ‘design excellence’ and a ‘contextual’ and ‘interpretive’ design
approach. The latter can include ‘innovative design’ where this ‘adds to the existing diversity
and layering of styles through time’. The layering, in turn, ‘is a defining feature in a number of
areas and…an important component of Port Phillip’s heritage’.
In Fitzroy Street, as outlined here, buildings vary in their architectural expression and style, and
include Victorian, Edwardian, interwar, mid-century and contemporary buildings. It is not a
homogenous streetscape, and nor is it highly intact in heritage terms. Moreover, its diversity is
part of the ‘layering’ referred to at Clause 22.04, and recognised in the precinct statement of
significance:
The long history of the place has combined with its role as a resort to impart
a diverse architectural character to the area that reflects its socioeconomic
profile and is highly valued by the community…
For all these reasons, a new building of contemporary design can generally be contemplated in
this streetscape within this area of the heritage precinct.
The relationship with 31 Fitzroy Street is also an important heritage consideration, with the west
elevation of the new building being a visible backdrop to the roof of the heritage building when
viewed from the west on Fitzroy Street. The proposed cladding to the new west wall, while
clearly a contemporary material, will sit shy of the (east) end wall of 31 Fitzroy Street and will
adopt an angle which complements the pitch of the adjoining transverse gable roof. The outer
edge of the east wall of the heritage building at first floor level, with its parapet detail, will remain
prominent; and the eastern ‘finish’ or end to the historic building will also remain clear (and in
sharp profile) at ground and first floor levels. The rest of the frontage of 31 Fitzroy Street will
also retain its prominence and its contribution to this area of Fitzroy Street.
Regarding the new north façade of 33 Fitzroy Street, the visibility of the floor plates through the
screen cladding is supported. This will assist the front of the new building to integrate with the
street, where the floors of buildings are typically clearly defined and/or expressed in the building
facades. The use of the horizontal ‘ribbon’ detail, which matches and complements the eaves
line of 31 Fitzroy Street, is also supported.
Regarding the proposed solid awning to 33 Fitzroy Street, this too will help the new building to
integrate with the heritage streetscape, and to be consistent with the pattern and form of
awnings to Fitzroy Street. These are predominantly simply detailed flat horizontal or box
awnings, and a contemporary box form is an acceptable approach. Continuing this across the
façade of the existing hotel is also supported.
5.4.3

Clause 43.01 Heritage Overlay

Having regard for all the above, the proposal for the subject site is generally consistent with the
‘Purpose’ of Clause 43.01. The heritage place, being the HO5 precinct, and the elements which
contribute to the significance of the place, including 31 Fitzroy Street, will be conserved. The
proposed development will also not ‘adversely affect the significance’ of the heritage place.
Clause 43.01 Heritage Overlay additionally places emphasis on the statement of significance for
the heritage place. For this precinct, as outlined above, the diversity of architecture and the
layering of architectural styles over time are recognised as part of that significance. This, in
turn, allows for the introduction of contemporary architecture to a heritage streetscape such as
Fitzroy Street.
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5.4.4

DDO considerations

While the DDO considerations largely relate to urban design and other outcomes, some of the
matters addressed under the DDO have heritage relevance and have already been commented
on above. Included in these is the requirement for new buildings to ‘not exceed 10.5 metres in
height for the first 10 metres from the Fitzroy Street frontage’; and as noted, 33 Fitzroy Street
will exceed this façade height but can do so in this heritage context. The ‘Design Objective’ that
new development on sites adjacent to a heritage place ‘is of a form and scale that is respectful
of the heritage place’ is also relevant and addressed above.
Other matters also already commented on include the requirement for new buildings to ‘have a
verandah or street canopy over the Fitzroy Street footpath’; and encouragement of new
buildings which are ‘compatible with the existing diverse architectural and streetscape character
of St Kilda and reinforce its distinctive built form’. Again, while the latter is more in the way of an
urban design objective, a balance needs to be struck between introducing distinctive new
architectural forms to a heritage precinct streetscape, and some compatibility with the heritage
buildings in the streetscape. That balance is achieved with this proposal.
On the matter of ‘articulated’ and ‘detailed facades on all visible elevations, including exposed
boundary walls’, the treatment of the proposed west elevation of 33 Fitzroy Street is also
commented on above.
5.4.5

Concluding comments

The proposed development of the site at 33-37 Fitzroy Street, St Kilda, including works to and
expansion of the Rydges Hotel, are acceptable in heritage terms. This includes the architectural
design and expression of the proposed new building at 33 Fitzroy Street, its façade height, and
the proposed additional levels to both 33 and 35-37 Fitzroy Street. The inclusion of the site in
the St Kilda Hill Precinct (HO5), and more specifically in Fitzroy Street which has diverse built
form and an evolved development pattern, also allows for introduction of a contemporary new
building as proposed here.

1

http://www.portphillip.vic.gov.au/PPHR%20V28%20-%20Volume%204%20(F-L)%20Part%201.pdf, accessed 24 March
2020

2

http://www.portphillip.vic.gov.au/PPHR%20V29%20-%20Volume%201%20Section%206%20Part%201.pdf, accessed 25
March 2020.
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