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1.0 Introduction  
1. This statement of evidence has been prepared under instruction from Planning & Property Partners Pty Ltd 

on behalf of the owners of the two properties at 356 and 358 Auburn Road, Hawthorn.  I have been asked 

to comment on the heritage considerations associated with Amendment C308 to the Boroondara Planning 

Scheme and in particular the proposal to identify each of the subject dwellings as contributory graded places 

in a new Heritage Overlay precinct identified as the Longford Estate & Environs Precinct. 

2. As a result of the recommendations of the City of Boroondara Municipal Wide Heritage Gap Study Volume 

6: Hawthorn East (the Hawthorn East Heritage Gap Study), Amendment C308 proposes to introduce new 

Heritage Overlays to the Boroondara Planning Scheme.  This includes 18 individually significant places, eight 

heritage precincts and one precinct extension. 

3. My instructions are to prepare an expert report considering the heritage significance of the subject properties 

and their contribution to the proposed Longford Estate & Environs Precinct. 

4. This statement was prepared with assistance from Fiona Erskine of my office. The views expressed are my 

own. 

5. I note that there is no private or business relationship between myself and the party(s) for whom this report 

is prepared other than that associated with the preparation of this statement and advice on heritage issues 

associated with both Amendment C308 and a proposal to redevelop the site. 

2.0 Sources of Information  
6. External inspections of the subject properties and wider precinct have been undertaken, together with a 

review of the documentation associated with Amendment C308, including the exhibited City of Boroondara 

Municipal-Wide Heritage Gap Study Volume 6: Hawthorn East (20 March 2019), the revised Study dated 10 

January 2020 and the Urban Planning Special Committee Agenda dated 3 February 2020.  Relevant planning 

scheme provisions including Clause 43.01, the Heritage Overlay and local heritage policy at Clause 22.03 

have also been referred to. 

7. Other documents referred to include: 

§ Guide to Expert Evidence (April 2019). 

§ Victoria Planning Provisions Practice Note: Applying the Heritage Overlay (August 2018) 

§ Heritage Issues: Summaries from recent Panel Reports, Planning Panels Victoria, Issue 2 March 

2018 
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3.0 Author Qualifications 
8. A statement of my qualifications and experience with respect to urban conservation issues is appended to 

this report.  Note that I have provided expert witness evidence on similar matters before the VCAT, Panels 

Victoria, the Heritage Council and the Building Appeals Board on numerous occasions in the past, and have 

been retained in such matters variously by municipal councils, owners, developers and objectors to planning 

proposals. 

4.0 Declaration 
9. I declare that I have made all the inquiries that I believe are desirable and appropriate, and that no matters of 

significance which I regard as relevant have to my knowledge been withheld from the Panel. 

 

 
 

BRYCE RAWORTH 
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5.0 Brief History and Description 
10. Auburn Road, between Barkers Road to the north and Gardiners Creek to the south, was a government 

road that had been surveyed and laid out by 1850.  Crown Allotment 1 in the Parish of Boroondara, 

comprising approximately 57 acres of land on the south-west corner of Riversdale and Auburn roads, was 

purchased by Charles Robinson at the Crown Land sales in 1847, while 150 acres of land on the south-east 

corner (Crown Allotment 1A) was bought in 1850 by Nehemiah Guthridge (Figure 1).  In the following 50 

years to the turn of the century, lots along both the east and west sides of the road were subdivided and 

sold.  Some remained vacant however, including that at 206 Auburn Road (today known as 356 Auburn 

Road; as seen at Figure 2). 

11. The subdivided lots on the west side of Auburn Road, between Inverleith Street in the north and what is 

known today as Scott Street in the south, are generally deep rectangular allotments.  The land at 356 Auburn 

Road is occupied by a single storey brick bungalow that appears to have been constructed in the 1920s for 

the Thomas family, who had lived on the site from as early as 1905 (Sands & McDougall Directory of Victoria). 

12. The dwelling features a transverse gable roof clad in tiles with brick chimneys, with a projecting shingled 

gable and bow window to the facade. The intactness of the dwelling is good to fair, with a section of the 

brick porch area appearing to have been rebuilt.  Additions have been made to the rear of the dwelling. 

13. The property at 358 Auburn Road was purchased by Mr George & Mrs Lydia Coghill in 1885 and occupied 

by the family until around 1900.  From c.1905 until c.1930 the dwelling was the residence of Louisa, and 

then Emma, Jessup (Sands & McDougall Directory of Victoria). 

14. 358 Auburn Road is a single storey Victorian villa.  A Melbourne and Metropolitan Board of Works (MMBW) 

plan from 1904 shows that the timber dwelling (then numbered 208 Auburn Road) featured a verandah to 

the facade, as well as a rear verandah flanked by two wings that extended to the west (Figure 2).  Today the 

double fronted building with a slate tiled hipped roof continues to feature a verandah to the facade with 

decorative lacework.  The rear of the dwelling has been altered with the construction of a large and prominent 

two storey addition, replacing the original rear wings. 

15. The land to the north of the subject sites at 352 Auburn Road is occupied by a block of double storey cream 

brick flats dating from the postwar period.  To the south of the subject sites, the single storey Victorian 

dwelling that once occupied 360 Auburn Road has been demolished. 
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Figure 1 Detail of the Boroondara Parish plan, showing Lots 1 and 1A flanking Auburn Road, 

south of Riversdale Road. 
Source: State Library of Victoria. 

 
Figure 2 Detail of the 1901 MMBW plan showing 356 Auburn Road (then numbered 208) and 

the vacant lot to the north. 
Source: University of Melbourne. 
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Figure 3 356 Auburn Road. 

 

 
Figure 4 356 Auburn Road as viewed from the east side of the street. 
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Figure 5 358 Auburn Road. 

 

 
Figure 6 358 Auburn Road as viewed from the south-east, with the upper storey addition 

visible. 
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Figure 7 352 Auburn Road, north of the subject sites. 

 

 
Figure 8 The site at 360 Auburn Road following the demolition of the Victorian dwelling that 

once occupied the property. 
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6.0 Heritage Status 
16. The two subject properties are included in the Longford Estate & Environs Precinct, an interim Heritage 

Overlay identified as HO844 in the Schedule to the Heritage Overlay of the Boroondara Planning Scheme.  

No external paint controls, internal alteration controls or tree controls apply under the provisions of this 

overlay.  Outbuildings and fences that are not exempt under Clause 43.01-4 include the front fences to 4-6 

Invermay Grove and 20-22 Currajong Road.  The extent of the interim Heritage Overlay area is shown at 

Figure 9 below. 

17. The Hawthorn East Heritage Gap Study identified that the Longford Estate and Environs Precinct meets the 

threshold for local significance under the following criteria: 

CRITERION A: Importance to the course, or pattern, of the City of Boroondara's cultural or natural 
history (historical significance). 

Longford Estate and Environs Precinct illustrates the influence of the opening of the Hawthorn Station 
in the development of the area. The desirability of being close to a railway station and horse tramway 
in the pre-automotive era is demonstrated by allotment sizes and consistency of early Victorian 
Italianate dwellings in the precinct, indicating construction within a short period of time. The further 
subdivision and transition of architectural styles is further demonstrative of the desirability of the area 
which appeared to have remained constant until the 1920s and 1930s when the last of the vacant 
blocks were developed. 

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

The housing stock of the precinct is largely Victorian Italianate style, mostly small examples of the 
style displaying characteristic elements such as chimneys with a rendered cornice, bracketed eaves, 
low-pitched hipped roofs, front verandahs with slender posts or columns and cast-iron 
ornamentation. The windows are double hung sash windows, some with sidelights and timber four-
panelled moulded timber front doors. There is a smaller group of Federation/Edwardian Queen Anne 
houses, which display characteristic features such as high hipped roofs, the use of terracotta 
ridgecapping and tiles, projecting front gables with half-timbering and timber verandah fretwork. 
Interwar housing stock in the precinct offers refined, simple examples of styles popular in that era. 
They are generally single storey and redbrick in construction, either small cottages or semi-detached 
dwellings which all display characteristic ornamentation and detailing.  

The precinct’s bluestone pitched laneways and guttering to Currajong Road are characteristic of 
nineteenth-century suburban infrastructure. 

18. After consideration of submissions following the exhibition of the Amendment, Council has proposed that 

the precinct boundary be revised to exclude 362, 364, 366 and 368 Auburn Road and to downgrade 48 

Harts Parade from contributory to non-contributory. 

19. The revised statement of significance for the proposed precinct as included in the report dated 10 January 

2020 is reproduced below: 

What is Significant? 

Longford Estate and Environs Precinct, comprising 313-343 and 356-358 Auburn Road, Hawthorn; 
499-529 Tooronga Road, 2-44 and 1-45 Currajong Road, 1A-41 and 2-44 Invermay Grove, and 1-
39 and 2-50 Harts Parade, Hawthorn East, is significant. 
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The following properties are non-contributory to the precinct: 317, 319, 323, 325 and 333 Auburn 
Road; 10, 12, 13, 15, 19, 32, 33, 35 and 45 Currajong Road; 1A-3, 2, 13, 14, 23, 28, 30, 29-31A, 
40 and 42 Invermay Grove; 10, 11, 12, 14, 15, 24 and 48 Harts Parade; and 503, 505, 507, 519 
and 521 Tooronga Road. 

The remaining properties are all contributory, as are original interwar front fences at 4-6 Invermay 
Grove and 20-22 Currajong Road. 

How is it significant? 

Longford Estate and Environs Precinct is of local historic and architectural (representative) 
significance to the City of Boroondara. 

Why is it significant? 

Longford Estate and Environs Precinct is of historic significance for illustrating the influence of the 
opening of the Hawthorn Station in the development of the area. The desirability of being close to a 
railway station and horse tramway in the pre-automotive era is demonstrated by allotment sizes and 
consistency of early Victorian Italianate dwellings in the precinct, indicating construction within a 
short period of time. The further subdivision and transition of architectural styles is further 
demonstrative of the desirability of the area which appeared to have remained constant until the 
1920s and 1930s when the last of the vacant blocks were developed. (Criterion A) 

Architecturally, the housing stock of the precinct is largely Victorian Italianate style, mostly small 
examples of the style displaying characteristic elements such as chimneys with a rendered cornice, 
bracketed eaves low-pitched hipped roofs, front verandahs with slender posts or columns and cast 
iron ornamentation. The windows are double hung sash windows, some with sidelights and timber 
four panelled moulded timber front doors. There is a smaller group of Federation/Edwardian Queen 
Anne houses, which display characteristic features such as high hipped roofs, the use of terracotta 
ridgecapping and tiles, projecting front gables with half-timbering and timber verandah fretwork. 
Interwar housing stock in the precinct offers refined, simple examples of styles popular in that era. 
They are generally single-storey and redbrick in construction, either small cottages or semi-detached 
dwellings which all display characteristic ornamentation and detailing. The precinct’s bluestone 
pitched laneways and guttering to Currajong Road are characteristic of nineteenth century suburban 
infrastructure. (Criterion D) 

20. The subject buildings are both proposed to be identified as Contributory graded places in the Longford Estate 

and Environs Precinct, as indicated in the precinct gradings schedule.  Gradings are defined at Clause 22.03 

as follows: 

‘Significant’ heritage places are places of State, municipal or local cultural heritage significance that 
are individually important in their own right. When in a precinct, they may also contribute to the 
cultural heritage significance of the precinct. 'Significant' graded places within a precinct are of the 
same cultural heritage value as places listed individually in the Schedule to the Heritage Overlay. 

‘Contributory’ heritage places are places that contribute to the cultural heritage significance of a 
precinct. They are not considered to be individually important places of State, municipal or local 
cultural heritage significance, however when combined with other ‘significant’ and/or ‘contributory’ 
heritage places, they play an integral role in demonstrating the cultural heritage significance of a 
precinct. 

‘Non-contributory’ places are places within a heritage precinct that have no identifiable cultural 
heritage significance related to the precinct. They are included within a Heritage Overlay because 
any development of the place may impact on the cultural heritage significance of the precinct or 
adjacent ‘significant’ or ‘contributory’ heritage places. 
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Figure 9 The subject sites (highlighted in blue) are situated at the north-east corner of HO845. 

Source: Boroondara Planning Scheme. 
 

 
Figure 10 The gradings map as included in the exhibited version of the Heritage Gap Study. 
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Figure 11 The gradings map proposed in the January 2020 version of the Gap Study. 

 
 

7.0 Discussion 
21. As noted above, Amendment C308 to the Boroondara Planning Scheme seeks to implement the findings of 

the Hawthorn East Heritage Gap Study by introducing new heritage controls.  This includes a new precinct 

control for the area identified as the Longford Estate and Environs Precinct. 

22. In responding to submissions made in relation to the Amendment as exhibited, Council officers noted the 

following in relation to 356 and 358 Auburn Road (Urban Planning Special Committee Agenda 3 February 

2020): 

It is agreed that the house at 356 Auburn Road is not a Victorian Italianate dwelling, but a brick 1920s 
dwelling. Houses of the interwar era are also recognised as contributing to this heritage precinct. 
The property does not meet the HERCON criteria for individual heritage significance, and is instead 
graded as contributory to a wider heritage precinct that is of local significance. 

[…] 

Agreed that the Victorian house at 358 Auburn Road house does not, by itself, meet the threshold 
of local significance (and there are no claims of natural significance). Instead, it has been classified 
as contributory to the Longford Estate and Environs Precinct. This means that it helps to illustrate 
the themes that makes the precinct as a whole important to Boroondara’s cultural heritage.  This 
house assists to illustrate the 19th century development of this part of Hawthorn/Hawthorn East, 
and its Italianate form is representative of the most popular house style of that period. 
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Since this precinct was original assessed, four contributory houses on the western side of Auburn 
Road (Nos. 360, 364, 366 and 368) have been demolished. This means that there are five non 
contributory properties at Nos. 360-368 (NB: No. 362 has always been non-contributory). 

Officers are recommending that the properties at 356 and 358 Auburn Road, Hawthorn East be 
retained as contributory properties to the precinct consistent with the exhibited amendment. Both 
properties remain in place in the context of surrounding demolition which has occurred. It is 
recommended that the precinct boundary be amended to the western side of Auburn Road to 
exclude the non-contributory properties including those which have since been demolished. 

Agreed there is a visible two-storey extension at the rear of the house. It has been positioned two 
rooms back from the front façade, allowing the retention of nearly the entire original house (minus 
rear lean-to), including its M-hipped roof form and symmetrically placed chimneys. The front façade 
also appears to be entirely intact, retaining sash windows with sidelights, four-panel front door with 
sidelights and highlight, wide shiplap timber cladding, and cast-iron verandah detail. While there may 
have been extensive alterations to the interior, as no internal controls are proposed, this is not taken 
into account. 

Overall, the house is of an intactness that is acceptable for a contributory property, and can still 
contribute to the precinct. 

23. Despite the contention that 356 and 358 Auburn Road continue to contribute to the significance of the 

Longford Estate and Environs Precinct, it is apparent from the background materials and historical sources 

cited in the study that the western side of Auburn Road is not central to the precinct. 

24. In the first sentence of the History section of the citation it is stated that ‘This precinct is located on Crown 

Allotment A, Section 5, in the Parish of Boroondara’.  This is only one of the Crown Allotments upon which 

the dwellings of the precinct have been erected.   

25. There is no acknowledgement of the fact that the western side of Auburn Road, south of Riversdale Road, 

was part of a different allotment known as Crown Allotment 1.  From its earliest history in the Crown Land 

sales of the 1840s and 1850s, the land on the west side of Auburn Road has been held and developed 

separately from that on the east. 

26. The subdivision plans which form part of Council’s rationale for the precinct, including the Auburn Reserve 

Estate, the Longford Estate and the Ashburn Estate, are all located in the area between Auburn Road and 

Tooronga Road.  The subject buildings do not add anything to the understanding of the development of 

these estates.  Notably, the image of the MMBW plan that was reproduced in the March 2019 version of 

Council’s citation did not show the dwellings at 356-368 Auburn Road.  This was indicative of the relative 

level of interest associated with the subject sites.  Subsequent to submissions being made, the January 2020 

revision of the Study included the western side of the street in the corresponding Figure.   

27. Additionally, the subject sites do not have a strong visual relationship with the precinct on the east side of 

the street, directly opposite.  Of the four properties between Harts Parade and Invermay Grove, only one of 

these, being the Victorian villa at 321 Auburn Road, is graded, while the other three sites are non-contributory 

(Figures 12 through 15).  Overall the east side of Auburn Road within the identified bounds of HO844 does 

not have a high degree of consistency, with five out of the fourteen properties graded non-contributory.  

Auburn Road is a wide carriageway with parking lanes on both the east and west, which further diminishes 

any sense of connection between the subject sites and those on the opposite side of the street. 
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Figure 12 Non-contributory residence at 317 Auburn Road, opposite the subject sites. 

 

 
Figure 13 Non-contributory church at 319 Auburn Road, opposite the subject sites. 
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Figure 14 Victorian dwelling at 321 Auburn Road. 

 

 
Figure 15 Non-contributory building at 323 Auburn Road, opposite the subject sites. 

 



 

  Amendment C308 to the 
Boroondara Planning Scheme 

356 and 358 Auburn Road, Hawthorn 
 

  
 

 

p. 16 246 Albert Road, South Melbourne VIC 3205  |  P +61 3 9525 4299  |  bryceraworth.com.au 

 
Figure 16 The subject sites as viewed from the east side of Auburn Road. 

 
28. Further impacting on the visual relationship between the subject sites and those on the east side of Auburn 

Road is the somewhat different pattern of subdivision, with the deep allotments on the west side of the street 

allowing the dwellings constructed thereon to have generous landscaped setbacks from the street boundary.  

Both properties also feature tall timber fences.  As a result of their relatively deep setbacks, front gardens 

and front fences, the two properties do not have a strong streetscape presence similar to other dwellings in 

the precinct that are situated closer to the street boundaries of their respective lots.   

29. Notably, the subject sites are located at the periphery of the Heritage Overlay area at the far western edge 

of the precinct.  Out of the seven properties initially identified on the west side of Auburn Road, they are the 

only two properties remaining that have any heritage character.  Even so, both of these properties have been 

altered; 358 Auburn Road has a large and highly visible first floor addition, while the porch of the dwelling to 

the north at 356 Auburn Road appears to have been rebuilt.   

30. The west side of Auburn Road, comprising only two somewhat altered period dwellings, is of low integrity 

and cohesion in heritage terms. As a consequence, it does not make an appreciable contribution to the 

precinct identified by Council.  

31. A similar distinction between east and west sides of Auburn Road was recognised in the recent VCAT 

decision in relation to 368 Auburn Road: ‘In terms of the heritage policies, I am persuaded by Mr Raworth 

that the heritage impact of this western side of HO844 is limited due to the fact that the review site and the 
two adjoining properties to the north are all vacant.  There is no contributory building located on the western 

side of Auburn Road in HO844.  This is distinctly different to the character of HO844 located on the eastern 
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side of Auburn Road and beyond where more of the heritage place is intact.’ (APD Capital Pty Ltd v 

Boroondara CC [2020] VCAT 43).   

32. In conclusion, the historical development, siting of the dwellings and position of the properties relative to the 

balance of the contributory built form in the proposed precinct are such that the sites at 356 and 358 Auburn 

Road do not make a notable contribution to the Longford Estate & Environs Precinct as identified by the City 

of Boroondara Municipal-Wide Heritage Gap Study Volume 6: Hawthorn East.  The significance of the 

precinct will not be compromised or diminished by their exclusion from the precinct boundaries.   

 

 



 

 

 

 

 

 

 

BRYCE RAWORTH 

M. ARCH., B. A. (HONS), ICCROM (ARCH) 

Bryce Raworth has worked with issues relating to heritage and conservation since the mid-1980s, and has 

specialised in this area since establishing his own consultant practice in 1991. Bryce Raworth Pty Ltd, Conservation 

• Heritage, provides a range of heritage services, including the assessment of the significance of particular sites, 

preparation of conservation analyses and management plans, design and/or restoration advice for interventions into 

significant buildings, and detailed advice regarding the resolution of technical problems relating to deteriorating or 

damaged building fabric.   

From 2004-2011 Raworth was a member of the Official Establishments Trust, which advises on the conservation 

and improvement of Admiralty House and Kirribilli House in Sydney and Government House and The Lodge in 

Canberra.  As a member of the former Historic Buildings Council in Victoria, sitting on the Council's permit, planning 

and community relations committees, Raworth has been involved with the registration and permit processes for 

many registered historic buildings. In 1996 he was appointed an alternate member of the new Heritage Council, the 

successor the Historic Buildings Council, and in 1998 was made a full member.   

At present he provides regular advice to architects and private owners on technical, architectural and planning issues 

relative to the conservation and adaptation of historic buildings, and is occasionally called upon to provide expert 

advice before the VCAT.  He is currently the conservation consultant for the cities of Frankston, Kingston and 

Stonnington, and is a member of the Advisory Board to the Australian Centre for Architectural History, Urban and 

Cultural Heritage, University of Melbourne (ACAHUCH).   

With respect to historic precincts, the company has provided detailed advice towards the resolution of heritage 

issues along the Upfield railway line. The company is currently contributing to redevelopment plans for the former 

Coburg Prisons Complex (comprising Pentridge Prison and the Metropolitan Prison) and the former Albion 

Explosives Factory, Maribyrnong. In 1993 Bryce Raworth led a consultant team which reviewed the City of 

Melbourne's conservation data and controls for the CBD, and in 1997 Bryce Raworth Pty Ltd revised the former 

City of South Melbourne Conservation Study with respect to the area within the present City of Melbourne. The firm 

is currently completing documentation for significant heritage places and areas in the City of Stonnington.   

In recent years Bryce Raworth Pty Ltd has also provided documentation and advice during construction on the 

restoration of a number of key registered and heritage overlay buildings, including the Ebenezer Mission church and 

outbuildings, Antwerp; the former MMTB Building, Bourke Street West, Melbourne; the former Martin & Pleasance 

Building, 178 Collins Street, Melbourne; the former Uniting Church, Howe Crescent, South Melbourne; Heide I & II, 

Heide Museum of Modern Art, Bulleen; Melbourne Grammar School, South Yarra; various guard towers and other 

buildings, Pentridge Prison, Coburg; and Coriyule Homestead, Curlewis. 
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Studies: Certificate of Architectural Conservation, ICCROM (International Centre for the 
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Master of Architecture by thesis, University of Melbourne, 1993 (thesis: A Question 
of Style: Domestic Architecture in Melbourne, 1919-1942) 
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RAIA Jury, Conservation Category, 1995, 1996, 1998 and 2001 Awards (Chairman 
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Awarded: Henry and Rachel Ackman Travelling Scholarship in Architecture, 1987-88 

JG Knight Award, conservation of Heide 1, Royal Australian Institute of Architects, 
Victorian Chapter, 2003 
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