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EXECUTI ¥EMMARY

Introduction

The City of Boroondara contains an extensive range of heritage assets including Victorian,
Federation, interwar and pasgtr dwellings, commercial buildings and precincts, and a range
of public buildings and features such as bridgiesy stations, community buildings,

churches, parks and gardens. Many of these places are of aesthetic, social, historic, cultural,
technical or spiritual significance to the municigaligr.10,000 properties throughout the
municipality are alreadyfacted by the Heritage Overlay in the Boroondara Planning

Scheme.

Council adopted an updated Heritage Action Plan (HAP2016) on 2 May 2016. The HAP2016
sets out a very high priority action béwegpreparation of the Municilide Heritage Gap

Study (MWHKSES). The MWHGS involves the assessment of all properties outside the existing
Heritage Overlay in Boroondara. The suburb assessments for Canterbury, Camberwell,
Hawthorn and Kew were undertaken in the 2016/17 financiahysafor Kew East, Mont

Albert, andHawthorn East in the 20418 financial year, Glen Iris in the 2Q8&inancial

year, andshburtoncompleted early in the 20A@20 financial ye&tote that Balwyn,

Balwyn North, Deepdene and Surrey Hills are not included in the scope of the BBVHGS
these suburbs have alregaentlypbeen assessed.

This report covers the suburb assessmeAsfdrurton It includes an overview of the
methodology, findings and recommendations, as well as citations for nominated individual
propertiesandprecincts.

Key Findings

The key findings of t H\de Belitage Gap&tudy:B/oluBhe o n d a |
As hbuaret ond

1 There ar@ heritage precincts assessed to be of local significance (see Appendix A.1).

1 There ar® individual heritage placassessed to be of local significance (see Appendix
A2).

Recommendations
It is recommended that the Boroondara City Council:

T Adopt the 6City éNide Baitage Gap Gtady:a/ollsilesih lcu ptad n
(20B) and include it asReference Document in the Planning Scheme;

T I mpl ement the 6Cit-yideHerit®de Gap Stgblarme®8 Muni c i
A's h b u(RO®)bwn &

0 Adding the precincts assessed as being of local significance, listed in Appendix A.1, to
the Heritage Overlay tife Boroondara Planning Scheme with the schedule entries
shown in the precinct citationhe extent of registration is the whole of the precinct
as shown on the precinct plans. The precinct plans identify Significant, Contributory
and Noncontributoryplaces within the precinct boundaries.

0 Adding the places assessed as being of local significance, listed in Appienitiz A.
Heritage Overlay of the Boroondara Planning Scheme with the schedule entries shown
in the place citations.

* Note that implementation of one of these two precincts has been deferred for future
consideration by Boroondara6s Urban Planning
in Appendix E.
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CITY OF BOROONDARA MUNICIPAL-WIDE HERITAGE GAP STUDY

1 I NTRODUCTI ON

1.1 Background and brief

The City of Boroondara contains an extensive range of heritage assets including Victorian,
Federation, interwar and pasgtr dwellinggsommercial buildings and precincts, and a range

of public buildings and features such as bridges, railway stations, community buildings,
churches, parks and gardens. Many of these places are of aesthetic, social, historic, cultural,
technical or spiritualgnificance to the municipality.

ThePlanning and Environmet®8d@ | aces an obligation on mur
and enhance those buildings, areas or other places which are of scientific, aesthetic,
architectural or historical interestpar her of speci fic cul tur al
objective, the City of Boroondara has prepared numerous heritage studies that identify places
of heritage significance.

As a result of these studimagrl0,000 properties throughout the municipati¢ currently
included in the Heritage Overlay to the Boroondara Planning Scheme, either as individually
significant places or as part of larger heritage precincts.

In addition, Council commissioned a Thematic Environmental History for the municipality
which was completed by heritage consultancy Built Heritage in 2012. It provides a detailed
overview of the history of Boroondara, illustrating how different themes have shaped the
development of the City. The Thematic Environment History identifieadsuddd features

that relate to each theme and provides recommendations for future heritage investigations.

In the past few years, Council has commissioned further area studies of two entiée suburbs
Balwyn (incorporating Balwyn North and Deepdene)uaraly $Hillsd as well as studies of
smaller areas and individual places. Heritage Overlays in Suweyegdiketted through
Amendment C177 to the Boroondara Planning Séh&t@&7, and Amendment C276 has

been before an Independent Planning Panahneending the inclusion in the Heritage
Overlay of a number of places and precincts in the Balwyn area.

Council adopted an updated Heritage Action Plan (HAP2016) on 2 May 2016. The HAP2016
sets out a very high priority action béwegpreparation of thdunicipalWide Heritage Gap

Study (MWHGS). The MWHGS involves the assessment of all properties outside the existing
Heritage Overlay in BoroondaFae suburb assessments for Canterbury, Camberwell,
Hawthorn and Kew were undertaken in the 2016/17 fihgeeaia those for Kew East, Mont
Albert, and Hawthorn East the 2017/18 financial year, and thos&fen Iris and

Ashburtan in the 201819 financial yeawith completion of Ashburton early in the 2019/20
financial year

The scope of the MWHGS daedt include the following:

1 Balwyn, Balwyn North, Deepdene and Surrey Hills, as these suburbs were the subject of
recent heritage studies completed in 2012 (Balwyn, incorporating Balwyn North and
Deepdene), and 2013 & 2014 (Surrey Hills);

9 Properties and areas that are already included in the Boroondara Heritage Overlay, or are
currently subject to a planning scheme amendment to introduce the Heritage Overlay; and

1 Properties already investigated in detail and determined to not meetibid tores
inclusion in the Heritage Overlay.

This report covers the assessment of the subAshbtirton It contains an overview of the
methodology, findings and recommendations, as well as citations of places and precincts
identified as being of locarsficance.
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1.2 Study area

The study area for this assessmen¢ isuburb oAshburtonlocated within the City of
Boroondara

A map is shown below indicating the suburbds
of the Heritage Overlgghaded).

Figure 1. MapAghburtoshowinty boundaries ancutiient extent of the Heritage Overlay (shaded). (Source:
Land Channel, 2019)

At present there extremeljimited Heritage Overlay coverag@shburtonwith only one
precinctand ore individual place covered

Prior to Council amalgamatiédshburtorwas located within the City of Cambenived

located in the soutastern corner of both tfmermunicipalityand the current Cityf

Boroondara, making it one of the final arasdergo suburban development. The suburb

has an irregular boundary along its southern edge, followimgefsatdeek. Its eastern

boundary, Boundary Road, adjoins the neighbouring City of Whitehorse. The Alamein Railway
Line bisects it from north to shuHigh Street, shared between Glen Iris and Ashburton, is

the principal roathrough the suburb as well as its commercial centre.

While there were a few late nineteertitury suburbasubdivisionsalmost all residential

and commercial development tpddce in the interwar and early st periods. The

earliest areas to undergo appreciable development were on the west side of Ashburton Railway
Station, to the south and north of High Street. Areas further south and to the east of the rail

line are chacterised almost solely by poat development.

1.3 Previous heritage studies

Ashburtonwas previouslgonsidered s part of t he 6Camber wel | Con
out by Graeme Butler & Associates in 1991. The study recomtheeelgecincts andne
individual placbke included in the Heritage Overlay.

Only oneof thethreeprecinctsvasadded to the HeritagOverlawt that time: HO22Great
Glen Iris Railway Junction Estatee twoothers were not acted upon at the tiPnecinct
14.01 High Street, and Precinct 20 Housing Commission of Victoria AshburtoN&state
sitespecific Heritage Overfayere ended at this time.
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Since that time, there have been a number of heritage studies following on the unimplemente
recommendations of tieo early studie$he only one of these to impact Ashburton was the

6 Re v i gmded HuildiBgs in Kew, Camberwellkhadwt hor né (Lovell Ch
2009). As a result, one property, which had a place citation and B grade in the 1991
6Camber wel | Conservation Study?a, was reas:

(HO417 452 Warrigal Road).

Study limitations
The key limitations of the MWHGS are:

1 Places were only investigated extearadlynost often from the public domain only,
meaning that often only the front facade and partial side elevations were viewed.

1 The Study does not addressqmatact indigenous tiage, or places specifically of natural
heritage.

1 The Study does not assess places of potential heritage significance eww@ednaiid.
This, and the alternative mechanism chosen, is discussed fsetttenri2.2.
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2 APPROACH AMEDHODOLOGY

2.1

2.2

Introduction

The 6City of BlideoHentageaGap Study Violume 8p Ashbiifttos

AshburtonSt udy 6) was pr e pBhe Buda GharteralbecAastralial@@VOS wi t h
Charter for Places of Cultural HeritageeQignifR@iR) and the Victoria Planning Provisions
Practice Note No. 1 O0A@pl (ytimeg G FMrea dHteird @ aNet €O

The Burra Chamers written by the heritage professional organisation, Australia ICOMOS, in

the 1970s, and has been egl/geveral times since, most recently in 2013. This document
establishedsva |l | e eb aswalbueass sessment of heritage pl ac
aesthetic, historic and scientific values. Since that time, standard heritage criteria have been

basedn these values. In the late twentieth century, the most commonly used standard criteria

were the Australian Heritage Commission (AHC) criteria for the Register of the National

Estate.

The AHC criteria have since been superseded Hgritege Council @eria for the

Assessment of Cultural Heritage Significance (HERCON). These assessrisgewere

adopted at the 1998 Conference on Heritage, and by the Heritage Council of Victoria in 2008,
and are substantially based on the AHC criteria. The Matéicecommends the use of the
HERCON( or 0 rorgedieefdr Gajrying out heritage assessments.

The Study was carried out generally in accord
Brief. The consultants recommended a small number of chahgdditons to the
methodology set out in the Brief, which were agreed by Council.

The consultant team was |l ed by Context (6Cont
Architecture & Design (6Trethowand). Context &
processcarried out the initial suburb suraagassessed akkw precincts, as wellths

Victorian and Edwardian individual plaGmntext also prepared this background report.

Tr et howa n 0 sall indivalual indesvararsd pasddindividual placesf potential

heritage significance.

Stage 1 - Preliminary identification of places

221 Desktop and community identification of places

Places of potential heritage significance worthy of further investigation were identified from a

range of sourceBrimary among thewasthe Boroondara Thematic Environmental History

(Built Heritage, 2012), which discusses many
development over the years, as well as providing a list of exemplars to illustrate each historical
theme. This document consolidates extensive r
useful starting point for desktop research.

Other sources consulted were:

9 Individual places and precincts assessed by previous heritage studies but ndt introduce
into the Heritage Overlay. For thehburtonStudy, this meanttileCa mber we | |
Conservation Stud{G Butler, 191)

9 List of potential heritage places recorded by successive Boroondara Heritage Advisors as
placesvorthy of further investigation.

T Thematic and typological studies including
Victoria: a surve987) Candi ¢War Bwt8eritmgpainr Posat 1
Victoriad €168 & Buit lgeeitaga,12010).a n ¢

1 The Small Homes Service of the Royal Victorian Institute of ArcMiseésn Houses in
and around MelbodStb
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1 The Royal Australian Institueo Ar chi t ectsd List of notabl

Prior to commencement of the MWHGS, Council contacted community organisations with an
interest in heritage and asked for their nominations of places that may be of local heritage
significance. In particular, theyavasked to identify places that might be difficult to identify

as being of significance in a survey from the public d@uoairtil had also been keeping

record of spontaneous community nominations from recent years.

22.2 Preliminary survey

The first stge of theAshburtonStudy was a survey of the entire suburb, witietieral
exception of those areas already in the Heritage Overlay.

The survey was carried out by bicycle and on foot to ensure that each individual property
could be viewed and considdiadts potential heritage value. Properties of potential

individual significance were noted and photographed, and streetscapes with consistent and
intact built form were noted on a majpasts ofpotential precincts. Properties and precincts
that hadobeen identified from previous sources, as discussed in section 2.2.1, above, were give
special consideration.

At the close of the survey, a sligirof places of potential individual significance was prepared
and potential precinct areas mapped. Theséndiidualplaces regarded, for example, to be
of very high design quality, quite unusual in design, particularly early or rare for the suburb,
and/or likely to illustrate an important historical theme (as set out in the Thematic
Environmental Histor)2012). In identifying potential precincts, areas containing a high
density of potential Contributgoyopertiesn cohesive streetscapes that demonstrate a shared
theme or themes (e.g., residential development of a simitabuliuilding type) were

chosen.

Because of redevelopment and alterations, there are many individual buildings and small
groups of places that are of the same type (e.g., built era, design quality, intactness) as those
found in the precinct areas assessed in Stage 2siiioebn Study, but they were not
recommended for further assessment or protection in the Heritage Overlay. This is because
buildings that are not individually significant in their own right must be grouped together in
large enough and consistent enough s@pets order to form a precinct of local

significance. While there is no set definition of how large a precinct must be to warrant
inclusion in the Heritage Overlay, the consultants followed the general approach that a
precinct of buildings thatare véry y p i ¢ a | &nd teefsubtrh@uid be laggerahan a

precinct comprising an unusual grouping.

The Stage 1 survey reveaitetwar development focused just to the west side of the

Ashburton Railway Station, much of it already in the HO predihetdouth of High Street
(HO227). While there were some gquodlity houses of the 1920s and 1930s to the north of
High Street, there had been more intervening redevelopment there, so no viable precincts we
identified. Only a handful of Victorian andvaddian houses were identified, some altered.

One of the Edwardian hous®$48 High Stre€tand a street of interwar houdégunro

Avenue northof DentStreéh ad al ready been assessed as
Boroondara Municip&li de Her it age Gap Study: t3uy, ume
Munro Avenue and the adjacent part of High Street (Nos 150 Avere included as part of

the largeMont Iris Estate and Environs Precinct.

The southern part of Ashburton was constructed principally in the eangpest. Much of
these aredsmve undergone piecemeal development since that time, and no viable precincts
were found in these areas.

Thetwoyetunprotectegg r eci nct s recommendedsebvgtiont he 19
St udy d weTheeHigh Street cormnercidl area (Precin@iivwas found to still be

largely intact, and was assessed in Stage 2 of the Ashburton Study. The stmidgthe
Commission of Victoria Ashburton Estate (Precinct 20), which covered the entire area to the
west of the railway line and south of Highe$t has undergone extensive redevelopment

5
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since 1991, with both replacement of original houses and unsympathetic alterations and
extensions to original houses.

2.2.3 Preliminary assessment

Foll owing the preliminary survey, the consul't
The Context consultant who had carried out the fieldwork presented images and information

(age, intactness, reasongfientiakignificance) about the individplacesTo vet the

precinct areas of potential significatvee Context consultants returned to make a

windscreen survey of all areas identified, and to compare them amongst each other

During the workshops each individual place and precinct wasedisnuba decision was

made whether to recommend it for full assessment in Stage 2, delete it from the list, or carry
out a small amount of research to confirm that it should be assessed (e.g., to confirm
intactness, age or other historical facts). Twshaps were carried out: one at Context and

the other at the Trethowan office to review the interwar and/aoptaces.

The shortlists were created on the basis of these workshops as well as limited historical
research where required to determine #ae plas worthy of full assessment, for example, to
determine if a certain architect designed it.

224 Reporting preliminary recommendations

Reporting for Stage 1 of thehburtonStudy comprised a letter with a table setting out the
individual places dmprecincts recommended for further assessment in Stage 2, and the

reasons they were considered to be of potential heritage significance. Photos of each individual
place were also provided, as well as draft precinct maps indicating the proposed boundaries
and gradings of properties within them.

Context presented the findings of Stage 1 and recommendations for the scope of work for
Stage 2 at a meeting with the Strategic Planning Departrizewas followed by visits to all
precinct areas identified. Otlce proposed places and precincts for assessments were
approved by the Strategic Planning Department, Stage 2 began.

2.3 Stage 2 0 Assessment and reporting

2.3.1 Locality and thematic histories

A contextual history fakshburtorwas prepared, coveringgte-1914, interwaandpostwar
periods of development of various kinds (residential, commercial, community). This locality
history was edited for use as the introduction to each citation, leaving only the pertinent
sections to provide context to eacheplastory.

2.3.2 Place and precinct histories
Individual histories were prepared for each individual place and precinct.

For individual places, answers to fundamental questions such as when a place was
created/built, for whom, by whom (builder and desigieewhat purpose, and how it
changd over time (both physically and in use). Where an associated person, e.g., owner,
architect, builder, wastentiallyimportant inAshburtonor a wider area, biographical
information on that person was also included.

For precincts, the histories covered the background to the original subdivision and/or most
important period(s) of development, the chronology of development (construction) in the
precinct, details of any properties considered to be particularly important, any particularly
important people associated with its foundations (e.g., developers, architects, builders,
important early residents), and changes to the precinct over time.

Re®archers drew upon primary and secondary seuctesas the following

1 Building permit index cards and associated plans. The City of Boroondsaracetas
from the forme City of Camberwelln some cases, records from as early kdeaH920s
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suruvein the former City of Camberweflainly in the form of building cards
documenting the owner, builder and date of works. From the late 1930s onward, some
original plans survive as well

Previous heritage studies and the 2012 Thematic Environmeatgl Hist
Local histories

Certificates of title

Rate books

Public building files (held at the Public Records Office of Victoria)
Parish plans

Trove and Newspapers.com newspaper searches

State Library of Victoria online collections of historic maps, plansoaos p
City of Boroondara online collection of historic photos

Mi |l es Lewisd Australian Architectur al I n

= =4 4 -4 A4 - a2 -4 _a -2 -1

University of Melbourne archives
1 Sands & McDougall street directories

For individual placeshen the buildingermit records did not record the name of the original
building designer, as was often the case faY\Wi places, tender notices were searched in
newspapers around the time of construction and/or Property Service Plans were purchased
from Yarra Water,u this did not always yield results, even when a building was clearly
designed by an architect.

2.3.3 Site visit and documentation

Each place and precinct was visited again during Stage 2 for a more detailed inspection and
recording (in notes and photagra). This visit informed the subsequent preparation of the
description, as well as the grading of properties within precincts.

A description of each individual place and precinct was prepared. For individual places, this s
out the context (wider settfjnthe elements of the site (e.g., fence, garden, outbuildings), the
size and massing of the building, its materials, its stylistic influence(s), features of note, any
alterations and poor conditiorobiserved

Descriptions of precincts included a brasgtdption of the precinct and its context, street

layout, garden setbacks, scale of development, and the types of buildings within it. Generally,
there was a discussion of the different built eras and building types, a$pestiadarly

important poperties.

234 Comparative analysis

Comparative analysis is an essential step to deternairptagd or precinct meets the local
(or State) threshold for heritage signifi
Note (208) advises that:

€ some comparative analysis will be required to substantiate the significance of each plac
analysis should draw on other similar places within the study area, including those that hay
included in a heritage registay.or over

Comparative analysis is considered particularly important in deciding if a place is of
architectural significance or of rarity value in a given area, but can be applied to most place
types to determine their relative importance in a locality oaveder
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For the purposes of tieshburtonStudy, the suburb ashburtornwas considered the

minimal scope for comparative analysis to establish local significance, but in most cases
comparisons were sought more broadly from withicuthentCity of Boroondra, or even
farther afield where pertinent comparisons were not found within the municipality.

In this process, similar places and precincts (in terms-afeiilbuilding type, and/or

use/theme) already included in the Boroondara Heritage Overlaysverd as O benchmar
provide a basis for comparison. Potential heritage places and precincts were compared

according to a range of criteria, including how well they represented a historical theme, their
architectural design quality, intactness ahd rari

When the place or precinct under assessment was considered to be of equal or better quality
than the O6benchmarksd it was judged to meet t
worthy of inclusion in the Boroondara Heritage Overlay.

Placestat wer e found to be of a |l esser quality t
for inclusion in the Heritage Overlay.
2.35 Assessment against criteria
I n accordance with the O6Appl y®8),meitageblacesHer i t ag e
arend onger assigned a | etter grade, but are id
Significanced or ©O6Local Significanced. Pl aces

important to a particular community or locality. Some of the pldgesl significance may
also be important to the entire City of Boroondara, but this is not essential to meet the Local
Significance threshold.

The Practice Note advises that assessment of whether a place meets the local or State
threshold should be @emined in relation to model heritage criteria (also known as the
HERCON Ciriteria) which are as follows:

Criterion A: Importance to the course or pattern of our cultural or natural history (historical significe
Criterion B: Possession of uncoomendaagered 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 demonstnaticipaheharacteristics 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 demonstratingea bfgiretdiye or technical achievement at a particular
period (technical significance).

Criterion G: Strong or special association with a particular community or cultural group for social, ¢
or spiritual reasons. This includes the sa@plficartodmdigenous 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 importan
history (associativecaigrei).

I n the context of this suburb assessment, wh e
it sSshoul d bAshburorder Bpoodnasar@ds cul tur al or n e

For each individual place and precinct, a discussiprepased for each of the criteria that

they were considered to meet the threshold of local significance. In some cases, this discussion
concluded that the place did not meet the threshold for that criterion, and was thus only of

6l ocal interestd.
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2.3.6 Sta tement of significance

For each individual place or precinct found to meet the threshold of local significance for at
least one critem, a statement of significance was prepared, summarising the most important
facts ad the significance of the placeacinct.

Each statement was prepared in accordanc&heitBurra Charter: The Australia ICOMOS
Charter for Places of Cultural Sigrefic@0ds3); using the HERCON criteria, and applying the
thresholds of local or State significance. Each assdsssuamnarised in the format
recommended by the O0Applying 8tnamelyHer i t age

What is significaritis section should be brief, usually no more than one paragraph or a ser
points. There should be no dobietelbaugrits of the place that are under discussion. The par:
should identify features or elements that are significant about the place, for example, hous
garden, plantings, ruins, archaeological sites, interiors acaiguiteaicefstuvieddon could
also be made of elements that are not significant.

How is it significa{aentence should be included to the effect that the place is important be
historical significance, its rarity, its researchepoésatiahtiteeness, its aesthetic significance, it:
technical significance and/or its associative significance. These descriptors are shown in b
the heritage criteria listed above. The sentence should indicate ttes praestiscoiosiddriet
important.

Why is it significadtflis should elaborate on the criteria that makes the place significant. A s
point or paragraph should be used for each criterion satisfied. The relevant criterion shoulc
brakets after each point or paragraph. Each point or paragraph may include the threshold f
place is considered important.

2.3.7 Gradings within precincts

Once it was established that an identified heritage precinct satisfied one or more of the
HERCON criteria at a local level (through comparative analysis), each property in the
identified precinct was given a heritage grading.

Consistentwithth@e Appl yi ng the Heritaa@endvRod aymdd &nr
Heritage Policy (Clause &2 1be following gradings were attributed to properties in the
heritage precincts:

9 Significané Si gni fi cantd heritage places are of
are individually important in their own right. Whentimeg pragiatto contribute to the cultural
heritage significance of the precinct. 'Significant' graded places within a precinct are of the
heritage value as places listed individually in the Schedule to the Heritage Overlay.

i Contributorp&€nt ri but ory® heritage places contr
Contributory heritage places are not considered to be individually important places of State
local cultural heritage significance in théirowneighe r when combi ned w
6contributoryd heritage places, they pla
a precinct.

T Noncontributor§ Noontri but or yd pl acne that lsaveeno itehtifiable v
cultural heritage significance. They are included within a Heritage Overlay because any de
pl ace may i mpact on the cultural heritag
heritage places.

Whet her a place i s 0Sicgomitfriicbaunttodr,y 86 G oon tar ipl
the reasons the precinct is of heritage significance, as expressed in the Statement of
Significance.

A 06Significant d gidirgdin apgecinetahat exhibitparfiicblart ed t o
architectural merit or other distinguishing characteristics, and which have a comparatively hig|
level of external intactness.
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A 6Contributoryd grading was atdwardidnut ed t o bu
interwar or postvar, which follow standard designs. The magdratyallbuildings in

precincts have a Contributory grade. In some instances, an altered building may still be
considered O0Contributory© ecifctcantstllbgdeaminnect i on t
understood. In addition, a very important buildithgit would otherwise be Significant

might be altered to a greater extent but still contribute to the significance of the precinct.

A O0NMomtri but oryd ddorbaldirigstitat heve s0 association withuthee
significance of the heritage place, or pl aces
but have been substantially altered to the point that their origins and relationship to the

pr ec i n cdndesre soiloggerilefilflbose with later additions, particularly upper

storey extensions that are so large and close to the front fagade that they overwhelm the
presentation of the original building, have also been raledntributory.

Thegrades of all properties in a precinct area are documented and listed in a Gradings
Schedule at the end of each precinct citation.

It is important to note that buildings of a Contributory quality that are located outside of a
defined heritage precinct canbe protected by the Heritage Overlay, as they do not meet the
threshold of local heritage significance as individual heritage places in their own right.

2.3.8 Mapping and curtilages
The 6Applying the Her i8 statesinréydt® mappingd Pr acti ce

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
development, includingsguidioes not adversely affect the setting, context or significance of the hel
it em. The | and surrounding the heritage it
the Heritage Overlay map. In many cases, particaledy andrtmarnships, 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
size as tland is of no significance. Reducing the curtilage and the polygon will have the potential k
lessening the number of planning permits that are required with advantages to both the landownel
responsible authority.

On this basis, thereeathree types of mapping for places and precincts recommended by the
AshburtonStudy:

1 Individual places to be mapped to the extent of the title boundaries. The majority of
individual places are to be mapped in this way.

1 Individual places for whictHgritage Overlay extent is recommended which is less than
the extent of the title boundariéghis type of mapping, and the associated curtilages, are
discussed below.

1 Precincts, which cover multiple properties. Precinct maps have been prepared, which show
the Significant, Contributory and Noontributory places within each and the
recommended precinct boundary. A map is included at the start of each precinct citation.

HO curtilages

As noted above, when a place of heritage significance is includeiiitafe Overlay with
a boundary less than the cadastral boundaries, additional land is included around the element
of heritage significance. This land is known as the curtilage.

Inclusion of a curtilage is recommended by the Practic€Rbd8in orderto: retain the setting
or context of the significant building, structure aneearetpdaiesdevelopment (including
subdivision) in close proximity to the significant building, tree or feature

The precise areas recommended for HO proteatiodescribed in each place citation and
aerial photos showing the proposed boundaries for places with a curtilage are found in
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Appendix B of this report. An example is provided below, showing the extra land (the
6curtil aged) ar aausrecomamended for inclasipe in theuHeritadeg ng t |
Overlay.

Figure 2. Proposed curtifage foMi ¢ h a e, in §ellowRhanrthie rgenodl grbun@satHigh Street,
Ashburton.

The Hall at St &hdashbaredPrimary Bhaothave heen$napdped ovith
a curtilage that is less than the title boundaries but that will ensure that the significant features
and views from the public domain are protected.

2.3.9 Statutory recommendations
The statutory recommendations for placeksprecincts assessed to be of local significance are
made in accordance with relevant policies

Overlayd Pr&ctice Note (201

The Practice Note describes additional controls that can be tickescimetthale to the
Heritage Overlay for a place or precinct, including:

CONTEX 1
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1 External Paint Controésto control changes to paint colours; particularly important if
evidence of an early colour scheme survives; note that a planninggermieésjuired
to pant a previously unpainted surface (e.qg., face brick, render, stone, concrete, timber
shingles).

1 Internal Alteration Controtto be used sparingly and on a selective basis for special
interiors of high significance.

1 Tree Control$ to be applied only wieea tree (or trees) has been assessed as having
heritage value, not just amenity value.

1 Fences and Outbuildings which are not exempt from advertising planning permit
application® demolition applications for early fences and/or outbuildings that centribu
to the significance of a place must be publicly advertised if this box is ticked, and the
accelerated VicSmart permit process cannot be used; note that a planning permit is required
to alter, demolish or replace a fence or outbuilding even if thsiobxhosen, however
public notice of the permit application is generally not required.

Included on the Victorian Heritage Regtamn only be entered by Heritage Victoria.

Prohibited uses may be permiti¢dis allows additional uses not normallgniesd in a
given zone, subject to a planning permit; it is most frequently used to give redundant
buildings a wider range of future use options to ensure thegrlorgurvival, e.g.,
purposebuilt shops in residential areas.

9 Incorporated Plan has besopted for the place/precir@an incorporated plan is
sometimes prepared to introduce permit exemptions for a precinct, or provide specific
guidance in managing a complex site.

1 Aboriginal heritage plad@ote that Aboriginal heritage significance oteassessed as
part ofthis Study.

When making statutory recommendations, recommendations for these additional controls
were made where appropri&iieone case, an outdoor war memorial was listed under the
outbuilding and fences exemptions (for Ashbirtonary School). For clarity, this will be
indicated in the Schedule to the Heritage Overlay to provide clear guidance for planners and
owners. For example: Outbuildings and feies$ War Memorial

2.3.10 HERMES entry
The O6Applying @& hr detrid) palcatDa.ef 2 @y
All statements of significance should be securely stored in the HERMES heritage database.

Where a planning scheme amendment has resulted in the addition of, or amendments to, places i
Heritage Overlaystifagegic justification (that is, heritage study documentation and statements of
significance) should be entered into the de|

Thiswill be done oncaplanning scheme amendment has been gagattedtheplaces have
beenadded to HERMEShe records of those places added to the Boroondara Heritage
Overlaywill bevisible on the Victorian Heritage Database.

Places found to not meet the threshold of local significance should be entered into the
HERMES databasetonotethah ey have been 6Researched but N
records are not published for the general public to see but are accessible to Council staff.
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3 KEY FI NDI NGS

3.1

3.2

Local significance

3.1.1 Precincts

The twoprecincts assessed in AshburtonStudyare considered to meet the threshold for
local significance when assessed against the HERCON criteria, and thus are worthy of
protection in the Heritage Overlay

They are listed in Appendix A.1, and the citations are found in Apperahd E'

3.1.2 Individual places

A total of9individual places assesaexiconsidered to meet the threshold for local
significance when assessed against the HERCON criteria, and thus are worthy of protection i
the Heritage Overlay

These faces are listed in Appendi®, and their place citations are found in Appendix D.

Not recommended for the Heritage Overlay

3.2.1 Not of local significance

Oneindividual place/asassesseaatjainst the HERCON critedarring Stage 2 of the
AshburtonStudy and found to fall beldhe threshold of locaignificancelhe Old English

house at 11 Johnston Street, Ashburton, was found to be quite modest in comparison to othe
houses of this style already in the Boroondara Heritage Overlay.

No further action is recommended ttais placelt is notedin Appendix A.4.

3.2.2 Council -managed places of potential significance

Boroondara City Council specified that all places of potential heritage significance should be
identified withinrAshburton but that those places on Counwihed orCounci#managed land

not undergo full assessment at this time. Instead, Boroondara City Council is preparing an
inventory of such places for assessment i
internal GIS system. If any works are planned by Ctaurtbiese places in the future, a
significance assessment can be carried out at that point, as well as preparation of advice on &
negative impacts on significance and how to mitigate them.

A Counciownedmanagedsite of potential significanicasbee identified on the basis of a
visual inspection, howeyaffurther and more detailed assessment is required to confirm this
significance.

Onepotential heritage place of this thpsbeen identified during the Stuldlys listed in
Appendix A.3

* Note that implementation of one of these two precinctbdwrs deferred for future
consideration by Boroondara6s Urban Planning
in Appendix E.
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4

RECOMMENDATI ONS

4.1

4.2

4.3

Introduction
This section provides key recommendations dfshieurtonStudy. They are:

T Adoption of the 06 Ci-WigeHeriftageBsap Studyn\MbleBnea Muni ci p
Ashburto®(2@0 by the Boroondara City Council.

T I mpl ementation of t he-Wid€Hetitgge Gap Stilyg: Valume d ar a M
8. Ashburtor®(2@0) by the Boroondara City Council.

Adoption of Heritage Review

It is recommended that the Boroondamraa City Coc
MunicipalWi de Her it age Gap St20H)which¥anpriseathis 8. Ashbur
report,and include this report aBackgroundocumentin the Schedule to Clause 708

the Boroondara Planning Scheme.

Implementation of Heritage Review

It recommended that the Boroondara City Council implement the recommendations of this
AshburtonStudy by preparing a planning scheme amendment to the Boroondara Planning
Scheme that will:

1 Add the precincts assessed as being of local significance listed it Apgpémthe
Heritage Overlay of the Boroondara Planning Scheme with the schedule entries as shown
in the place citation$n addition to the general planning permit requirements of Clause
43.01 (Heritage Overlay), specific controls have been recothfoesdeeprecincsin
accordance with VPP Practice 8NheextendbAApp!|l yi ng
registration is the whole of each precinct as shown on the precinct map in the citation. The
grading of each property (Significant, Contribotadon-contributory) is shown on the
precinct map and in the grading schedule at the end of the citation.

9 Add the individual places assessed as being of lufiahsice listed in Appendix AQ2
the Heritage Overlay of the Boroondara Planning Schéntberschedule entries as
shown in the place citations. In addition to the general planning permit requirements of
Clause 43.01 (Heritage Overlay), specific controls have been recommended for some
individual places in accordance wigVictoria Plannin@rovisions (VPP) Practice Note
6Applying the Beritage Overlaydo (201

* Note that implementation of one of these two precincts has been deferred for future
considerati on lnyPlaBning $pecimdCaomnaittee. This priecinct citation is found
in Appendix E.
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APPENDI ®ABSESSMENT FI NDI NGS

A.1 Precincts of local significance
The following precincts are recommended for inclusion in the Boroondara Heritage Overlay.

LP Precinct Streeta ddresses Locality

1| High Street Ashburton | 162216 and 22359High Street Ashburton
CommerciaPrecinct

2| Home Farm Estate and | 57-79 & 5296 Albion Road and13 & 26 Ashburtonand
EnvironsPrecinct Dunlop Street Glen Iris

A.2 Places of local significance
The following individual places are recommended for inclusion in the Boroondara Heritage

Overlay.
LP Place No. Street Locality

1 Ashburton Uniting Church 37 Ashburn Grove Ashburton
2 House 9 Donald Street Ashburton
3 AshburtonPrimary School 10A Fakenham Road Ashburton
4 St Michael 6s Par|268 High Street Ashburton
5 St Michael 6s Mem|270 High Street Ashburton
6 House 1 Keyes Street Ashburton
7 Victorian house 10 Marquis Street Ashburton
8 Pyrus Park 7 Vears Road Ashburton
9 House 45 Yuile Street Ashburton

A.3 Council -managed place of potential significance

The following Councdwned omanaged placgconsidered to be of potential heritage
significance and should be added to Counc!

significance.
LP Place No. Street Comments
1| First Ashburton | 339 | High Street, An early postvar timber hall located at th
Scout Hall and Ashburton southwest corner of Ashburton Palkis a
Cypress trees modest gabled building with extensions
the side andinylcladding. There is a
mature Cypress windbreak on its west s

* Note that implementation of this precinct has been deferred for future consideration by
Boroondarads Urban Planning Speci al CoEnmi tt ee
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A.4 Notoflocal significance & no action

No further action is recommended for the following place, which does not meet the threshold
of local significance.

LP Place No. Street Locality

1 | House 11 Johnston Street Ashburton
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APPENDI XNBNCADASTRAL MAPPI NG

The recommended extent of the Heritage Overlay recommended for the following places doe:
not correspond to the cadastral boundaries, being smaller portions of land containing the
heritage place within a protective curtilage.

The recommended extents dustitated on the aerial photos below, with the cadastral

boundaries shown in dotted red lines and the recommended extent of the Heritage Overlay
shown in yellow.

Ashburton  Primary School, 10 Fakenham Road, Ashburton

The proposed extent of the Heritage @yeis a 5 metre curtilagdhe south, east and west
of the historic school building, and to the title boundary on the north side

5 AN |
Ax.,ll‘;ﬂ"_‘!
x

" Legend

“%p Bound
- roperty Boundary

CONTEX 17
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St Michael 68s P2%68 High &tredt &Adhlburton

The proposed extent of the Heritage Overla$ imetre curtilage to the south, east and west
of theparish halland to the tie boundary on the north side.
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APPENDI XDRAFT HO SCHEDULE

SCHEDULE TO THE HERITAGE OVERLAY

The requirements of this overlay apply to both the heritage place and its associated land.

PS Map | Heritage Place External Internal Tree Outbuildings or fences Included on the Prohibited uses Aboriginal
paint alteration controls not exempt under Victorian Heritage = permitted? heritage place?

controls controls apply? Clause 43.01-4 Register under the
Heritage Act 2017?

See High Street Ashburton Commercial Precinct [ No No No No No No No
note High Street (part), Ashburton
Statement of Significance:

High Street Ashburton Commercial Precinct
Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

Home Farm Estate and Environs Precinct | No No No No No No No

Albion Road (part), Dunlop Street (part),
Ashburton and Glen Iris

Statement of Significance:

Home Farm Estate and Environs Precinct
Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

Ashburton Uniting Church No No No No No No No
3-7 Ashburn Grove, Ashburton
Statement of Significance:

*Note that i mplementation of this precinct has been mriteeer ed for future
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PS Map | Heritage Place External Internal Tree Outbuildings or fences Included on the Prohibited uses Aboriginal
paint alteration controls not exempt under Victorian Heritage  permitted? heritage place?

controls controls apply? Clause 43.01-4 Register under the
apply? apply? Heritage Act 20177

Ashburton Uniting Church, 3-7 Ashburn
Grove, Ashburton Statement of
Significance

Incorporated plan:
Planning permit exemptions, May 2018

House No No No No No No No
9 Donald Street, Ashburton
Statement of Significance:

House, 9 Donald Street, Ashburton
Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

Ashburton Primary School No No No Yes i War Memorial No No No
10A Fakenham Road, Ashburton
Statement of Significance:

Ashburton Primary School, 10A Fakenham
Road, Ashburton Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

St Mi chael 6s Pari sh |No No No No No No No
268 High Street, Ashburton
Statement of Significance:

St Michael 6s Pari sh
Ashburton Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

St Michael 6s Memor i aNo No No No No No No
270 High Street, Ashburton
Statement of Significance:
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Heritage Place

St Mi c Meaeribl &murch,

270 High Street, Ashburton Statement of
Significance

Incorporated plan:
Planning permit exemptions, May 2018

External
paint
controls
apply?

Internal
alteration
controls

apply?

Tree
controls

apply?

Outbuildings or fences
not exempt under
Clause 43.01-4

Included on the
Victorian Heritage
Register under the
Heritage Act 20177

Prohibited uses
permitted?

Aboriginal

heritage place?

House
1 Keyes Street, Ashburton
Statement of Significance:

House, 1 Keyes Street, Ashburton
Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

No

No

No

No

No

No

No

Victorian House
10 Marquis Street, Ashburton
Statement of Significance:

Victorian house, 10 Marquis Street,
Ashburton Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

No

No

No

No

No

No

No

Pyrus Park
7 Vears Road, Ashburton
Statement of Significance:

Pyrus Park, 7 Vears Road, Ashburton
Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018

No

No

No

No

No

No

No

21



ASHBURTON

PS Map | Heritage Place External Internal Tree Outbuildings or fences Included on the Prohibited uses Aboriginal
paint alteration controls not exempt under Victorian Heritage  permitted? heritage place?

controls controls apply? Clause 43.01-4 Register under the
apply? apply? Heritage Act 20177

House No No No No No No No
45 Yuile Street, Ashburton
Statement of Significance:

House, 45 Yule Street, Ashburton
Statement of Significance

Incorporated plan:
Planning permit exemptions, May 2018
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Home Farm Estate and Environs Precinct
Prepared by: Context

Address:

57-79 & 52-96 Albion Road and 1-13 & 2-6 Dunlop Street, Ashburton and Glen Iris

Name: Home Farm Estate and Environs Precinct

Survey Date: January 2019

Place Type: Residential

Architect;:

Grading: Significant

Builder: various

Extent of Overlay: See precinct map

Construction Date: 1920s to 1941
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Historical Context

The suburb of Ashburton, formerly located in the municipal area of the City of Camberwell, is centred
on the commercial strip of High Street and is bounded by Gardiners Creek to the south, Warrigal
Road to the east, and Baker Parade and Yuile Street to the north (McConville 2008). Ashburton,
which includes the localities of Solway and Alamein, experienced its most intensive and significant
development after World War Two (Built Heritage 2012:17).

Ashburton was the name given to the local railway station (formerly named Norwood) on the Outer
Circle railway line in 1890 at the suggestion of Camberwell City councillor E Dillon. It was named
after his birthplace in Ashburton Terrace in Cork, Ireland (McConville 2008; Victorian Places 2015).
Up until the 1920s, the area from Gardiners Creek to the Outer Circle Railway was referred to as
Glen Iris, with the area from the railway line to Boundary Road referred to as Burwood. The postal
districts of Ashburton and Ashburton South were declared in 1923 (Lee 2016:13).

Development to 1914
The area on which the suburb of Ashburton developed, Crown Allotments 137A, 137, 138A, 138,
139, 140 and 141 in the Parish of Boroondara, was sold in 1852-53.

Because the Ashburton area was not situated on a main thoroughfare, little development occurred
during the 1860s and 1870s when the district comprised mainly farms, orchards and market gardens
overlooking the Gardiners Creek valley. Stock routes existed on high ground and some white settlers
earned a living from cutting timber from the red gum and box forests and carting it to Melbourne for
firewood (Victorian Places 2015).

Twickenham Estate, comprising 18 allotments of 6 acres to 268 acres between High Street and
Gardiners Creek, was subdivided on Crown Allot ment 137A in 1878 (6Pl an of
1878).

With the land boom of the late 1880s and the anticipated arrival of the Outer Circle Railway Line, a
number of residential estates were subdivided in the area. These included the Great Glen Iris Railway
Junction Estate created by developers Flint and Munro and bounded on the north by High Street and
to the east by the railway line, and auctioned in two sections in 1888 (McConville 2008; Oakleigh
Leader 24 November 1888:7). Similarly, the High Street Railway Estate was subdivided adjacent to
the local railway station that was mooted as part of the construction of the Outer Circle Railway Line.
All 108 lots in the estate sold at auction in August 1888 (Age 21 August 1888:6).

The Outer Circle Railway Line, opened in 1890-91, connected East Malvern to Fairfield, via
Ashburton, Balwyn and Kew East. Ashburton Station was opened on 30 May 1890 to the north of
High Street under the name of Norwood, taken from Norwood Road (now Toorak Road). The station
was renamed Ashburton in December 1890. Because the railway line joined the Outer Circle line a
little east of Glen lIris, it was subsequently truncated when the northern half of the Outer Circle line
was closed from 1893. Ashburton became the southern terminus of the Outer Circle Line in 1895
when the Ashburton to Oakleigh line was closed. The Camberwell to Ashburton section was closed
on 1 May 1897 but reopened on 4 July 1898 (City of Boroondara 2019). The train was popular with
picnickers visiting the popular Ashburton Forest, which overlooked Gardiners Creek.

A number of infrastructure projects established in the first decades of the twentieth century initiated

some further development of the Ashburton area. The Outer Circle railway line between Deepdene

and Ashburton, with a new interchange station at East Camberwell, was re-opened in May 1900 and
servicedbyaone-carri age steam train known as the O6Ashy D
Creek to access the Darling Railway Station was opened at Dunlop Street, and replaced by a
concrete structure in 1925 (Lee 2016:15). In 1913 the City of Camberwell commenced a program of
providing electric street lighting (Lee 2016:14). These events facilitated further subdivision of
residential estates. The Twickenham Estate, for example, wasre-sub di vi ded in 1907
developers had earlier lobbied for the opening of the Dunlop Street bridge) and the Ashburton Station

Estate was subdivided in 1916. Building activity and further development, however, were interrupted

by World War One.
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Interwar development

Mel bourneb6és population increased in the 1920s to the
had reached one million people and residents began moving out of the city proper to new suburbs.

In the 1920s, Ashburton still comprised mainly of dairy farms, market gardens and orchards with cars

and carts travelling along High Street towards Glen lIris station and the tram terminus, but an influx

of people and development at this time, accompanied by the economic boom of the time, brought

changes to the rural character of the Ashburton area (McConville 2008). The period was also
accompanied by O6spec buildingd (speculative building
builders on land they owned with the intention of placing the houses directly on the market for sale.

Sewerage was supplied to Ashburton in the mid to late 1920s and a number of estates were
subdivided in the area in the same decade: Waverley Golf Links Estate opened in 1922 (and re-
opened in 1938); the Great Glen Iris Railway Junction Estate re-opened in 1923; the Ashburton
Terminus Estate opened in 1924; an estate located between High Street and Dent Street opened in
1926 (see Figure 1) and reopened in 1934 as the Tower Hill Estate; and the New Township Estate
opened in 1927. Ashburton Heights, bounded by Dent Street, Munro Street, High Street and Lexia
Street, developed by Clarence Gladstone Ward in 1926, featured concrete roads (Lee 2016:14).

The Ashburton shopping strip was surveyed in the 1920s and, by the mid 1920s, a few rows of
bungalows and Mediterranean villas had been built down the slopes from the High Street shopping
strip (shops and residences built by 1926 can be seen in Figure 6). The Ashy Dasher train was
electrified in 1924 (Lee 2016:12, 17). The Ashburton Post Office opened on 15 December 1927;
Ashburton primary school opened in 1928; and the Ashburton Hall in High Street, opened in 1927 by
the Progress Association, served as a meeting place for the community as well as housing Catholic
and Presbyterian church services (Victorian Places 2015).

Development continued into the 1930s. Camberwell Council purchased land at the corner of High
Street and Vears Road and, by 1932, had established Ashburton Park (Lee 2016:15). St Michaels
Catholic Church was constructed in High Street in 1932, the Baptist Church builtin Y Street in 1934,
and the Methodist Church in Ashburn Grove in 1935 to a design by architects R M & M H King. The
Ashburton Dairy was established by the Stocks family in High Street ¢1937 (Built Heritage 2012:81).
However, for the most part, the economic depression of the 1930s slowed development in the area.
Gardiners Creek was straightened in sections at this time by men on sustenance (welfare payments)
(City of Boroondara 2018).
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Figure 1. Estate plan for 56 home sites bounded by High Street, Munro Avenue, Dent Street and Tower Hill
Road, Ashburton, 1926. Views include houses built on the adjoining estate (LHS) and Ashburn shopping
centre (RHS)gl orSiocurscehones bsi tesd 1926)

Post-war development

Unlike most other suburbs then comprising the City of Camberwell, open land still existed in
Ashburton in 1945, including a large area bounded by High Street, Ashburn Grove, and Warrigal
Road that included the Ashburton Forest (Built Heritage 2012:133). Post-war development in the
area was stimulated by the Housing Commission of Victoria when most of Ashburton and nearby
Holmesglen were identified as sites for substantial public housing estates after World War Two.

Today, Ashburton has an active shopping centre strip along High Street near the railway station.
Ashburton Park and Warner Reserve have modern indoor and outdoor swimming pools and
associated facilities. The Malvern Valley golf course is located on Gardiners Creek (Victorian Places
2015).

Precinct History

The subject precinct is located on the former Twickenham Estate, subdivided on Crown Allotment

137A of the Parish of Boroondara in 1878. The estate comprised 18 allotments of 6 acres to 268
acres between High Street and @aradn rEesrt sa tTRistaesl k8 7(89 |
was part of the suburb of Malvern East when first developed, until after World War 1.

Further subdivision of the land took place c1907 with three estates developed: Craigmore (including
the 14 room brick villa homestead named Craigmore), Home Farm Estate, and a smaller version of
the Twickenham Estate (see Figure 2). Allotments in the estates, located in Malvern East and close
to Darling Railway Station, were advertised for sale in 1907 (Age 7 December 1907:3). The subject
precinct is mostly located on the Home Farm Estate (the south side of Dunlop Street and the west
side of Albion Road).




